ITEM Il A,

MEMORANDUM

TO: PLANNING COMMISSION
0

FROM: TERESA MCCLISH, COMMUNITY DEVELOPMENT DIRECTOR

BY: ﬁ#, KELLY HEFFERNON, ASSOCIATE PLANNER

SUBJECT: CONTINUED FROM THE JULY 20, 2010 PLANNING COMMISSION
MEETING: CONSIDERATION OF VESTING TENTATIVE PARCEL MAP
NO. 09-001 AND PLANNED UNIT DEVELOPMENT NO. 09-001;
PROPOPOSED SUBDIVISION OF A 0.40-ACRE PARCEL INTO FOUR
(4) LOTS, REMOVAL OF EXISTING STRUCTURES AND
CONSTRUCTION OF FOUR (4) SINGLE-FAMILY RESIDENTIAL UNITS;
LOCATION - 379 ALDER STREET; APPLICANT - KORNREICH
ARCHITECTS

DATE: AUGUST 3, 2010

RECOMMENDATION:

it is recommended the Planning Commission adopt a Mitigated Negative Declaration,
and adopt the attached Resolution approving Vesting Tentative Parcel Map No. 09-001
and Planned Unit Development No. 09-001.

FINANCIAL IMPACT:
No fiscal impact.

LOCATION:
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BACKGROUND:

The Planning Commission considered this project on July 20, 2010 and discussed
issues of adequate parking, rear yard setbacks, density, affordable housing options, and
management of common facilties (see Attachment 1 for Meeting Minutes).
Commissioners suggested that aspects of project might be amended, such as bringing
the homes forward or reducing unit size to increase the rear yard setback of all units,
modifying the rear second floor windows to obscure view to neighboring properties, and
decreasing the number of lots from four (4) to three (3) while still providing four (4) units
(two units would be on one of the lots). The Commission continued the item to August 3,
2010 in order to further explore affordable housing options.

The project site is a relatively flat lot located just north of Fair Oaks Avenue on Alder
Street in the Multi-Family (MF) zoning district. The lot is narrow and deep and totals
17,491 square feet (0.40-acre) in size. The site is developed with a single-family
residence and detached garage with studio apartment above; both structures are
proposed to be removed. Existing vegetation on the property include residential
landscaping, four (4) Coast Live Oak trees, one (1) Maple tree and four (4) avocado
trees. The back half of the property is vacant and contains mostly weeds. Al trees are
proposed to remain except for the Avocado trees, which have multiple trunks and are
crowding the oak trees. The applicant will attempt to save some of the avocado trees if
possible. Single-family detached residential development surrounds the site on three
sides, and vacant land zoned Office Mixed Use (OMU) exists to the east.

ANALYSIS OF ISSUES:

Project Description

The applicant has submitted a tentative parcel map and planned unit development to
subdivide the subject property into four (4) lots, remove existing buildings and construct
four (4) detached single-family residences. The current driveway off of Alder Street will
be extended to access the new lots, and will serve as a combined access, utility and
drainage easement. A turnaround for emergency vehicles is provided near the center of
the property, which would second as a small basketball court. Conforming to low
impact development standards, all storm water drainage will be contained on site in
surface and subsurface retention basins, thereby recharging ground water.

Common open space areas are located next to and in front of the turn around, and
include a sitting area and communal garden. Private open space for each new
residence is provided with two (2) upper floor balconies, a first floor covered porch,
private rear yards, and landscaped front yards.

The architectural style of the units is Craftsman, with pitched composition shingle roofs,
shake gable ends, dormer windows, and hardi-board painted siding. All units are two
stories with architectural features to break up the mass, such as porches and varied
projections. Each unit has a two car garage. Below is a summary of each unit.
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No. Bedrooms 3 m - 3 3

No. Bathrooms 2.5 1.5 25 2.5

Area of Building 1,679 1,396 1,679 1,679

(s.f.)

Area of 504 504 504 504

Garage/Laundry

(s.f.)

Height 26.12' 26.12 26.12 26.12'

Siding Color Languid Blue Grassland Believable Utterly
Buff Beige

Door/Accent Meditative Svelte Sage Whole Wheat Down Home

Color :

Trim/Railing Mountain Air Nonchalant Dover White Everyday White

Color White

Roof Shingle Weathered Weathered Weathered Weathered

Color Wood Wood Wood - Wood

The residence located closest to Alder Street (Unit 1) will have a three-foot (3') tall cpen
fence around the front yard setback to delineate the private yard, but will be open
visually. Likewise, the residence at the rear of the property will have a large open
private yard, with low open fence. The conceptual landscape plan identifies a variety of
tree, shrub, and groundcover species.

Development Standards

The primary purpose of the MF district is to provide for a variety of residential uses,
encourage diversity in housing types with enhanced amenities (common open space
and recreation areas), or provide transitions between higher intensity and lower intensity
uses. This district is intended as an area for development of small lot single-family
detached, single-family attached, and multifamily attached residential dwelling units,
planned unit developments, condominiums, and certain senior housing types, at a
maximum allowable density of nine dwelling units per gross acre.

The proposed parcel map meets some but not all applicable development standards in
the Multiple Family (MF) zoning district, as illustrated in the following table:

| S T
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Minimum Lot Size 10,000 s.f. 4,352 s 1. 3,445 s.f. 6,255 s.f. 3,440 sf.
Minimum Lot Width 80’ 60’ 60’ 60 60’
Minimum Lot Depth 100’ 72' 57’ 104’ 57’
Front Yard Setback 20’ 20’ 24’ 24 20
Rear Yard Setback 15' (avg.) 5 5 5 S
Side Yard Setbacks 10° 5" 24’ 511 6’ 55’ 5,14
Floor Area Ratio 0.35 (Lots 2,4)

0.40 (Lots 1,3) 0.26 0.33 0.18 0.33
Maximum Lot
coverage 40% 26% (avg. for all lots combined)

The planned unit development process allows deviation from lot size, lot dimension, and
setback requirements as indicated in the table above. Two (2) guest parking spaces
are provided, which satisfies Development Code requirements.

The project also satisfies the open space requirements for planned unit developments.
These requirements are listed below.

Private Open Space® 100-224 225-499 | 500-999 +1000

(average s.f. per lot)

Common Open Space® 35% 30% 10% 0%
(minimum % of project area)

Usable Open Space® 40% 40% 45% 45%
(minimum % of project area)

a See Section 16.04.070 for "Open Space” definitions.

Private open space in the form of second floor balconies is 187 square feet per unit
(average). This does not include the front, rear and side yards. Usable open space is
therefore required to be 40%. Total open space for the subdivision is calculated by
removing all building footprints and paved areas, which equals 40.1%.

Density, Density Equivelancy and Affordable Housing
The Development Code allows a maximum density of 9 dwelling units per gross acre
under the Multiple Family (MF) zoning designation. A total of 3.6 dwelling units are

therefore allowed given the size of the property. The Development Code allows the use of
density equivalencies under the following circumstances:
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16.32.030 A. For all single-family residential units within a residential zoning
district, each dwelling unit counts as one density unit. For multifamily
dwellings within a residential zoning district, a one-bedroom or studio is
equal to 0.5 unit and a two-bedroom and above is equal to one unit.
Density in mixed use districts are defined in Section 16.36.030(C)(2).

B. The ultimate density allowed in any residential district shall be
determined through the residential land division and land use permit and
approval review process and public hearings as descnibed in Chapters
16.12, 16.16 and 16.20 of this title. The planning commission and city
council shall have the authority fo reasonably condition any residential
development to ensure proper transition and compatibility to adjacent
residential developments, existing or proposed.

The Development Code defines “multifamily dwellings”, or “multi-family housing” as:

“...a dwelling unit that is part of a structure containing one or more other
dwelling units, or a non-residential use. An example of the latter is a mixed
use project where, for example, one or more dwelling units are part of a
structure that also contains one or more commercial uses (retail, office,
efc.). Multi-family dwellings include: duplexes, triplexes, fourplexes
(buildings under one ownership with two, three, or four dwelling units,
respectively, in the same structure), apartments (five or more units under
one ownership in a single building);, and Cityhouse development (three or
more attached dwellings where no unit is located over another unit).

The project would be in conformance with the 3.6 maximum density requirement if the
one-bedroom unit could count as a half a unit. But because the units are not physically
connected, the project is not eligible to use the density equivalency calculation. Hence,
the project has a density of 4.0, exceeding the maximum number of units allowable by
0.40 of a unit.

The Density Bonus provisions of the Development Code (Chapter 16.82) state the
following regarding qualifications:

The city shall grant one densily bonus as specified in Section 16.82.070,
and incentives or concessions as described in Section 16.82.050, when
an applicant seeks and agrees to construct a housing development,
excluding any units permifted by the density bonus awarded pursuant lo
this chapter, that will contain at least any one of the following:

1. Ten (10) percent:of the total units of the housing development as
affordable housing units affordable to lower-income households; or

2. Five percent of the total units of the housing development as affordable
housing units affordable to very low-income households; or
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3. A senior citizen housing development; or
4. A qualified mobilehome park; or

5. Ten (10) percent of the total units of a common inferest development
as affordable housing units affordable to moderate-income
households, provided that all units in the development are offered to
the public for purchase subject to the restrictions specified in this
chapter.

The definition of a ‘common interest development’ is found in Section 1351 of the
California Civil Code, which states:

As used in this title, the following terms have the following meanings:

(a) "Association” means a nonprofit corporation or unincorporated association
created for the purpose of managing a common interest development.

(b) "Common area" means the entire common interest development except
the separate interests therein. The estate in the common area may be a
fee, a life estate, an estate for years, or any combination of the foregoing.
However, the common area for a planned development specified in
paragraph (2) of subdivision (k) may consist of mutual or reciprocal
easement rights appurtenant to the separate interests.

(c) "Common interest development" means any of the following:

(1) A community apartment project.
(2) A condominium project.

(3) A planned development.

(4) A stock cooperative.

(d) "Community apartment project” means a development in which an
undivided interest in land is coupled with the right of exclusive occupancy
of any apartment located thereon.

Because the project does not qualify as a common interest development, one of the units
must be restricted to the low income level and cannot be restricted to the moderate
income level. An in-lieu fee is not available for density bonus projects.

This requirement creates a financial hardship on the project and will probably make it
economically infeasible. Due to the small size of the project, the requirement will result in
a need for the project to provide 25% low-income for a density bonus of less than one-half
of a unit. Therefore, staff has provided an alternative for the Planning Commission to
direct staff to prepare a Development Code Amendment that would allow a density bonus
by paying an in-lieu fee for projects fewer than ten (10) units that require an increase in
density of less than 0.5 units.

ALTERNATIVES:
The following alternatives are presented for the Planning Commission’s consideration:;
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1. Approve staff's recommendation and adopt the resolution, which will require
that one unit be restricted to the low-income sales price;

2. Modify staff's recommendation and adopt the resolution;

3. Direct staff to prepare a Development Code Amendment that allows a
proposed project to obtain a density bonus by paying an in-lieu fee when the
project is less than ten (10) units and the proposed density is less than 0.5
units from compliance with the density requirements.

4, Direct staff to prepare a Development Code Amendment that allows rounding
up to the next full unit for fractions of 0.51 or greater for subdivisions of four
(4) units or less for properties located in the Multi Family Residential zoning
district and continue the project to a date uncertain,

5. Direct the applicant to redesign the project to reduce the number of iots from
four (4) to three (3), allow four (4) total units {two units on one lot) and
continue the item to a date uncertain;

6. Take tentative action to deny the project application and direct staff to prepare
the appropriate resolution for Planning Commission action; or

7. Provide other direction to staff.

If the Commission selects alternative 6, staff will return with the appropriate resolution at
a later meeting.

ADVANTAGES:

Approving the project would allow in-fill housing development consistent with the
character and existing densities of the surrounding neighborhood. The new homes
would provide entry level housing for families with children, which could be
advantageous given the close proximity of the project to Harloe Elementry School. The
affordable housing fees would help assist the City in providing affordable housing in
appropriate areas.

DISADVANTAGES:

Building single-family detached homes on property zoned MF reduces the opportunity to
construct attached homes or apartments within the City.

ENVIRONMENTAL REVIEW:

Staff has reviewed this project in compliance with the California Environmental Quality Act
.- (CEQA), the CEQA Guidelines and the City of Arroyo Grande Rules and Procedures for
Implementation of CEQA. Based on the review, staff does not anticipate that this project
will have a significant effect on the environment. Therefore, staff has prepared a negative
declaration with mitigation measures for the Planning Commission’s consideration (see
Initial Study, Attachment 3). If the Planning Commission does not agree that this
determination is appropriate, project approval cannot be considered at this time.
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PUBLIC NOTIFICATION AND COMMENTS:

Public Hearing Notices were sent to property owners within 300 feet of the project site
and an advertisement was placed in the Tribune on July 9, 2010 for the July 20, 2010
Planning Commission hearing. Because the item was continued to a date certain, the
item did not require re-noticing. No written comments have been received to date for
the proposed subdivision.

Attachments:
1. Planning Commission Meeting Minutes of July 20, 2010
2. Initial Study



RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF ARROYO GRANDE ADOPTING A
MITIGATED NEGATIVE DECLARATION AND APPROVING
TENTATIVE PARCEL MAP NO. 09-001 PLANNED UNIT
DEVELOPMENT NO. 09-001 FOR PROPERTY LOCATED
AT 379 ALDER STREET; APPLIED FOR BY KORNREICH
ARCHITECTS

WHEREAS, the applicant has filed Tentative Parcel Map (TPM) No. 09-001 to subdivide
a 0.40-acre parcel located at 379 Alder Street into four (4) parcels of 4,352, 3,445, 6,232
and 3,463 square feet; and

WHEREAS, the applicant has also filed Planned Unit Development (PUD) No. 09-001 to

deviate from minimum parcel size, lot dimensions and setbacks in the Multiple Family
(MF) zoning district; and

WHEREAS, the Planning Commission of the City of Arroyo Grande has considered TPM
No. 09-001 and PUD No. 09-001 at public hearings held on July 20, 2010 and August 3,
2010 in accordance with the Development Code of the City of Arroyo Grande; and

WHEREAS, the Planning Commission has found that this project is consistent with the
General Plan and Development Code; and

WHEREAS, the Planning Commission has reviewed this project in compliance with the
California Environmental Quality Act (CEQA), the State CEQA Guidelines, and the Arroyo
Grande Rules and Procedures for Implementation of CEQA and has determined that a
Mitigated Negative Declaration can be adopted; and

WHEREAS, the Planning Commission finds, after due study, deliberation and public
hearing, the following circumstances exist:

Tentative Parcel Map Findings:

1. The proposed Vesting Tentative Parcel Map is consistent with the goals,
objectives, policies, plans, programs, intent, and requirements of the Arroyo
Grande General Plan and the requirements of the Development Code.

The proposed tentative parcel map would allow the site to be developed at a

densily that consistent with the City’s General Plan Land Use Element with
the inclusion of affordable housing.

2. The design of the Vesting Tentative Parcel 'Map is not likely to cause substantial

environmental damage or substantially and avoidably injury to fish or wildlife or
their habitat.

The design of the parcel map will not cause any environmental damage nor
will it injure either fish or wildlife or their habitat. The properiy is located in an
urban sefting within an established residential neighborhood. There are no
creeks or tributaries within the vicinity.
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3. The design of the subdivision or proposed improvements is not likely to cause
public health problems.

The design of the subdivision will not cause any serious public health
problems. Water and sewer facilities will be extended from existing Cily
facilities to serve the development. All units will be fully sprinklered and an
adequate emergency turnaround will be provided.

4, The discharge of waste from the project into an existing community sewer system
will not result in violation of existing requirements as prescribed in Division 7
(commencing with Section 13000) of the California Water Code.

The subdivision will abide by all City and South County Sanitation District
standards relating to sewer system design.

5. Adequate public services and facilities exist or will be provided as a result of the
proposed Vesting Tentative Parcel Map to support project development.

The tentative parcel map is located adjacent to all necessary public facilities
and will not negatively affect the adequacy of those facilities.

8. The site is physically suitable for the type of development that exists in the Multiple
Family district.

The project site is surrounded by urban development and would be
developed to provide adequate parking, circulation, building separation and
open space.

7. The design of the Vesting Tentative Parcel Map or the type of improvements will
not conflict with easements acquired by the public at large for access through, or
use of, property within the proposed Vesting Tentative Parcel Map.

The design of the tentative parcel map will not conflict with any public
easements; it will be accessed from Alder Street.

Planned Unit Development Findings:
PUD findings are based on the overall project, which inciudes Prezoning, Annexation

and proposed subdivision of the City-owned Tract 3017 property, and subdivision of the
subject TPM 09-003 property.

1. The proposed development is consistent with the goals, objectives and programs
of the general plan and any applicable specific plan;

The proposed development is consistent with several policies of the General
Plan, including the following polficies: LU 12-2.7, LU 12-56.1, LU 12-11.1, LU 12-
11.2 and F2.1.
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2. The site for the propbsed development is adequate in size and shape to
accommodate the use and all yards, open spaces, setbacks, walls and fences,
parking area, loading areas, landscaping, and other features required;

The site is adequate in size and shape to accommodate all required features.

3. The site for the proposed development has adequate access, meaning that the
site design and development plan conditions consider the limitations of existing
streets and highways,

The site has access to Alder Street, which has adequate capacity to support the
additional traffic generated by three additional new single-family homes.

4. Adequate public services exist, or will be provided in accordance with the
conditions of development plan approval, to serve the proposed development;
and the approval of the proposed development will not result in a reduction of
such public services to properties in the vicinity so as to be a detriment to public
health, safety or welfare;

Adequate services exist to support the increased demand generated by the two
new single-family homes. -

5. The proposed development, as conditioned, will not have a substantial adverse
effect on surrounding property, or the permitted use thereof, and will be

compatible with the existing and planned land use character of the surrounding
area;

The architectural character and site planning of the proposed development is
consistent with the surrounding neighborhood and other planned unit
developments on Alder Street. MF zoning allows for small lot single family
development, which is consistent with the surrounding neighborhood.

6. The improvements required, and the manner of development, adequately
address all natural and manmade hazards associated with the proposed

development and the project site, including, but not limited to, flood, seismic, fire
and slope hazards;

No natural or manmade hazards have been identified that cannot be addressed
through the application of existing Uniform Building Code (UBC) requirements.

7. The proposed development carries out the intent of the planned unit
development provisions by providing a more efficient use of the land and an
excellence of design greater than that which could be achieved through the
application of conventional development standards;
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The proposed project provides a more efficient use of land by relaxing minimum
lot size and setback requirements for the Multi-Family (MF) zoning district. The
proposed project is compatible with adjacent uses, which predominantly include
single-family detached homes.

8. The proposed development complies with all applicable performance standards
listed in Section 16.32.050(E).

The proposed development complies with performance standards for planned
unit developments.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Arroyo Grande hereby approves Tentative Parcel Map No. 09-001 and Planned Unit
Development No. 09-001 with the above findings and subject to the conditions as set
forth in Exhibit “A”, attached hereto and incorporated herein by this reference.

On motion by Commissioner , seconded by Commissioner
and by the following roll call vote, to wit:

AYES:
NOES:
ABSENT:

the foregoing Resolution was adopted this 3" day of August 2010.

ATTEST:

DEBBIE WEICHINGER TiM BROWN, CHAIR
COMMISSION CLERK

AS TO CONTENT:

TERESA McCLISH,
COMMUNITY DEVELOPMENT DIRECTOR
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EXHIBIT “A”
CONDITIONS OF APPROVAL
TENTATIVE PARCEL MAP NO. 09-001 AND
PLANNED UNIT DEVELOPMENT NO. 09-001
379 Alder Street
Kornreich Architects

COMMUNITY DEVELOPMENT DEPARTMENT

GENERAL CONDITIONS:

1.

The applicant shall ascertain and comply with all Federal, State, County and City
requirements as are applicable to this project.

The applicant shall comply with all conditions of approval for Tentative Parcel Map
(TPM) No. 09-001 and Planned Unit Development (PUD) No. 09-001.

Development shall occur in substantial conformance with the plans presented to

the Planning Commission at their meeting of August 3, 2010 and marked Exhibit
IIB“-

This tentative map approval shall automatically expire on August 3, 2012 unless
the final map is recorded, an extension is granted pursuant to Section 16.12.140
of the Development Code, or State legislation provides for automatic extensions
of time for tentative maps. ‘

Development shall conform to the Multiple Family (MF) requirements except as
otherwise approved.

The applicant shall, as a condition of approval of this tentative or final map
application, defend, indemnify and hold harmless the City of Arroyo Grande, its
present or former agents, officers and employees from any claim, action, or
proceeding against the City, its past or present agents, officers, or employees to
attack, set aside, void, or annul City's approval of this subdivision, which action is
brought within the time period provided for by law. This condition is subject to
the provisions of Government Code Section 66474.9, which are incorporated by
reference herein as though set forth in full.

PLANNING DIVISION

7.

One (1) unit shall be restricted to the low-income sales price as provided in
Chapter 16.82 of the Municipal Code. Prior to final map recordation, the
developer shall enter into an affordable housing agreement with the City outlining
the terms and conditions of the restricted unit. The unit shall have continued
affordability for a period of no less than thirty (30) years. The sales price shall be
determined pursuant to the City’s Affordable Housing Standards (see MM 9.1}

For all units, windows located on the second floor facing neighboring properties
shall be medified in height, size and/or type of glass in order to obscure view.
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ENGINEERING DIVISION _ .
All Engineering Division conditions of approval as listed below are to be complied with
prior to recording the map, unless specifically noted otherwise.

GENERAL IMPROVEMENT REQUIREMENTS

9.

10.

11.

12.

13.

14,

All easements, abandonments, or similar documents to be recorded as a
document separate from a map, shall be prepared by the applicant on 8.5x11
City standard forms, and shall include legal descriptions, sketches, closure
calculations, and a current preliminary title report. The applicant shall be
responsible for all required fees, including any additional required City
processing.

The developer shall be responsible during construction for cleaning city streets,
curbs, gutters and sidewalks of dirt tracked from the project site. The flushing of
dirt or debris to storm drain or sanitary sewer facilities shall not be permitted.
The cleaning shall be done after each day’s work or as directed by the Director
of Recreation and Facilities Maintenance.

All project improvements shall be designed and constructed in accordance with

City of Arroyo Grande standards and specifications, except as may be modified
by these conditions of approval.

The following Improvement plans shall be prepared by a registered Civil
Engineer, and approved by the Community Development Department:

Grading and drainage

Erosion control.

Street paving, curb, gutter and sidewalk.
Public utilities.

Water and sewer.

®ooow

The site plan shall include the following:

w

The location and size of all water, sewer, and storm water facilities
within the project site and abutting streets or alleys.

The location, quantity and size of all sewer laterals.

The location, size and orientation of all trash enclosures.

All parcel lines and easements crossing the property.

The location and dimension of all paved areas.

The location of all public or private utilities.

~0eoCo

Upon approval of the improvement plans, the applicant shall provide a

reproducible mylar set and 3 sets of prints of the improvements for inspection
purposes.






