'COMMUN[T‘Y‘ DEVELOPMENT EPEPARTMENT

Y mvELoriENy DR ATTACHMENT 11
23 Russell Boulevard — Davis, California 95616 :

530/757-5610 — FAX: . 530/757-5660 — TDD: 530/757-5006 :

California Meeting Date; June 24, 2009

_ ‘ Item No. (pf}
Staff Report '
June 19, 2009
' To: Planning Commission
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Michael Webb, Principal Planner
Xzandrea Fowler, Planner

SUBJECT: Planning Application #42-08, General Plan Amendment, Specific Plan
- Amendment, Rezoning and Preliminary Planned Development, Development
Agreement, Affordable Housing Plan, Tentative Map, Final Planned
Development, Design Review, and Mitigated Negative Declaration for
Residential Subdivision (Willowbank Park) at the vacant property located on
Mace Boulevard, south of San Marino Drive and north of Redbud Drive

Recommendation
Staff recommends that the Planning Commission hold a Public Hearing and recommend that the

City Council take the following actions:

1. Determine that M1t1gated Negative Declaration#05-08 prepared for this project
adequately addresses the environmental impacts associated with the proposed project;

2. Adopt the attached resolution amending the General Plan land use designation of the
parcel, APN#69-490-35, from Public/Semi-public to Residential Medlum Density, based
on the findings in the resolution;

3. Adopt the attached resolution amending the South Davis Specific Plan land use
designation of parcel, APN#69-490-35, from Pubhc/Scml—pubhc to Residential Cluster
Homes; .

4. Introduce the attached Planned Development(P-D) Ordinance that rezones the parcel
from Planned Development #4-92 to Planned Development #2-08, permitting the

- proposed residential subdivision and uses, based on the findings and conditions in P-D;

5. Approve the following implementing entitlement applications, based on the findings and
conditions attached to this report;

- Tentative Map #07-08, subdividing the approximately 4.48 gross~acre parcel
for single family residential lots, greenbelt lots, and roadway; and

- Final Planned Development#04-08, establishing final zoning standards for the
residential lots in the new P-D district. - _

= Design Review #27-08, establishing the site plan and architectural features for
the six affordable housing units.
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- Affordable Housing Plan #02-08, establishing the affordable housing plan for
the residential development.

6. Introduce the attached Ordinance adopting the Development Agreement that establishes the
- agreement between the City of Davis and Brix and Mortar Partners, LLC; and
7. Direct staff to amend Exhibit C-7: Community Improvements of the Willow Bank 10
Development Agreement, thereby shifting responsibility of the completion of the bicycle and
pedestrian connections from Willowbank 10 subdivision to Willowbank Park Subdivision.

Aerial photograph of the project site
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Executive Summarv
The proposed project involves multlple entitlement applications. As proposed, 1t will result in the

‘development of 29 single family homes on the vacant 4.48 gross acres parcel. The lots range in
size from 1,932 square feet (affordable units) to 6,381 square feet. The affordable units range in
size from 1,202 square feet to 1,405 square feet, and the market rate umts range in size from

" 1,373 square feet to 2, 654 square feet.

The site is Iocated along the west side of Mace Boulevard just south of San Marino Drive;

. ‘bordered by the Putah Creek channiel on the north, residential development on the west and south
and Mace Boulevard on the east. The proposed project will involve the changing of the General
Plan designation from Public/Semi-public to Residential Medium-density; changing the South

~ Davis Specific Plan designation from Public/Semi-public to Residential Cluster homes; changing
the Zoning Ordinance designation from Planned Development #4-92 to Planned Development
#2-08, approval of a Development Agreement and approval of 1mp1ement1ng entitlement
apphcatlons _ _

~The prOperty was originally owned by the Church of Latter Day Saints, and the property was -

“intended for the development of a new church. After holding on to the site for more than a
decade the church decided that they no Ionger needed the property and sold it to the project
applicants.

L'and use change/Density. The property is cutrently zoned as a Planned Development with
Public/Semi-public land use designation. The proposal is to allow land use change to develop-a

- 29-unit residential subdivision on the 4.48-gross acre lot. The unadjusted density of the proposal
is 6.47 units per acre. This is within the range of the requested General Plan Land use
designation of Residential Medium-density. The maximum allowable density on a 4.48 acre site
- would be 62 units. However, the General Plan Policy Interpretation excludes the requ1red
acreage for neighborhood greenbelts, right of way and park dedication from the density
calculation. Thus, the site’s “adjusted” acreage for density calculation is 2.64 acres, which
provides.for a maximum of 36 units under the requested Residential Medium-density -
designation. This site was evaluated by the Housing Element Steering Committee. Their final
- report concludes that the site is recommended for housing and recommends a denSIty range of 22
_to 50 dwelling units. See Attachment--- for additional information.

‘Zoning Standards. The proposed rezoning will be consistent with the proposed General Plan
améndment. Permitted, accessory, and conditional uses are those allowed in the Residential One-
family district similar to allowed uses in the surrounding areas. Some deviations from standard
Residential One-family district’s development standards are necessary to accommodate the
proposed project. No significant zoning issues have been identified.

: Slte Plan. The project has vehicular access to and from Mace Boulevard and Pistachio Cou_rt
The primary new street into the subdivision will run east-to-west from Mace Boulevard to
Pistachio Court. It will create two cul-de-sacs streets and a dead-end street providing access to

residential lots.
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The site design is greatly influenced by the Putah Creek habitat buffer to the north. The
California Department of Fish and Game has implemented a 50 foot buffer zone restriction that
applies to properties located south of Putah Creek. The purpose of the buffer is to protect the
habitat that is dependent on the creék. Any alterations to the land within that buffer zone require
Department of Fish and Game approval. In compliance with the buffer requirement, all proposed
structures will be located outside the 50 foot buffer zone; however the rear yards for nine
proposed lots are inside the buffer zone. Department of Fish and Game has not confirmed what
types of development will be acceptable in those rear yards (i.e., swimming pools, accessory
structures, ete.).As with the Willowbank 9 Subdivision property owners will be required to
consult with the Department of Fish and Game prior to installation of rear yard improvements.

Site Plan

100
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- - Policy Discussion Items. Staff supports the concept of re-designating the property for single-

family residential development. The type of use and subdivision layout is appropriate for the

- neighborhood and generally consistent with the General Plan Housing Element Update Steering

Committee development recommendation for the property. However, the Planning Commission
and City Council may wish to further dlscuss the following items:

1.. Acceptable Densxty The Housmg Element Steering Committee’s final recommendation,
. adopted by Council, for the site is to allow a range.of 22 to 50 units on the 4.48 acre site -
(1.e., Medium Density Residential), Staff has prepared and attached a map showing the
possibility of developing a 26-unit subdivision on the site. Given the requested land use
change, a discussion on the project’s density in acknowledgement of General Plan
policies regarding infill development and the Housing Steering Committee
 recommendation is appropriate. '
2. Sustainability. The City Council has made clear its support for sustainable development.
' The proposed new subdivision would be subject to the City’s new Green Building

Ordinance and the City’s newly adoptéd standards reducing the greenhouse gas emissions
from new developments. The applicant’s proposal to offset the greenhouse gas emissions
~associated with the proposed development has been incorporated into the draft’ ‘
' Development Agreement. The project will accomplish this with a combination of factors,
including photovoltaics, exceeding Title 24 standards, and monetary offset contributions.

. Plan for Affordable Housing and the elimination of the Middle-income units. The

_proposal was reviewed by the Social Services Commission on April 20, 2009. The Social
- Services Commissioh concluded that the proposal was generally consistent with city
affordable housing requirements. The commission rejected the applicanit’s proposal to-

. remove the appreciation cap that is required in the Affordable Housing Ordinance;

- however they supported the applicants request for deviation from the 100% first-floor -
accessibility for all low-moderate income housing. Instead the commission recommended
the inclusion of at least two first-floor accessible low-moderate income. units to ensure
that potential homebuyers with physical disabilities or accessibility limitations could be
accommodated. The recommendation of the Commission is included in the rezoning
special conditions of approval and the Development Agreement, which are consistent
with staff recommended conditions o_i: approval to Social Services Commission. In May
2009, the City Council approved the suspension of the Middle-income unit requirement
for new residential developments. In response to Council action the applicant is no longer
proposing three middle-income units.

. Bike/Pedestrian Connections along the Putah Creek, The apphcant 1s proposing to _
cozistruct a pedestrian trail adjacent to Putah Creek channel from the current bike path to
Mace Boulevard, and a joint use bicycle/pedestrian path that goes through a “greenbelt
connector” to a local street. The local street crosses through the middle of the project.

~ site, connecting to Mace Boulevard. Construction of a joint use bike and pedestrian trail
are currently community improvements that were included in the Development
Agreement for the Willowbank 10 subdivision. The project applicant has agreed to
construct improvements for the pedestrian trail and the joint use connector which meets
the goal for pedestrian and bicycle circulation which resulted in the obligation in the
Development Agreement for Willowbank 10. If this project is approved, and if the City .

0
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Council concurs, the Willowbank 10 Development Agreement will be amended and the
- obligations of the Willowbank 10 developer will be transferred to the applicant, and these -
obl1gat10ns will be addressed in the Development Agreement for this project.

" Backy round and Analvsis '

Project Data - S
Applicant/Owner: ' Brix and Mortar Partners, LLC.
ce - Clo Jason Taormino :
. 505 Second Street, Davis, CA 95616
Location: - ~ West side of Mace Boulevard between San Marino Drive and
' Redbud Drive; Bordered by Putah Creek on the north, Residential
- Developments on the west and south, and Mace Boulevard on the
_ east; APN:69-490-35 '
Propr erty Size: 448 gross acres

General Plan Designation: Public/ Semi-public

. Zoning Designation; - Planned Development 4-92 (Public/Semi-public Subarea)

Project Site & Its Surrounding GP Land Uses/Zon_ing-De’sig' nations

_ Existing Use : Zoning Ordinance General Plan

- Siter - Vacant P-D #4-92 ' B PubllclSem[-publlc

" North: Putah Creek P-D#14-75" - ~ Neighborhood Greenbelt
South: Residential - . P-D#4-92 : * * Residential Low Density =
East: Mace Boulevard N/A c T NIAY

‘West: Drainage Pond - P-D#4-92 " " Nsighborhood Greenbelt

Relevant Planning History . '

The project site does not have an extensive planning lnstory The property was owned by Church
of Jesus Christ of Latter-day Saints. In 1992 the property was annexed into the City and zoned
Planned Development #4-92. At the time of zoning a preliminary site plan for the layout ofa
church was proposed for the subject property. The property has remained vacant since ‘
annexation and the church never submitted planning applications for development In the spring
of 2008 the Church put the property for sale and the applicants purchased it in June 2008.

March 20, 2007: Willowbank 10 subd1v1810n to the south ‘and development agreement were
approved by City Counc1l

By
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- October 17, 2008: The applicant. submitted a pre-applrcatlon to solicit staff and nelghborhood
comment regardlng the project proposal. :

November 19, 2008: The apphcant received a Biological Clearance from the City for the area
immediately south of Putah Creek for the 1nsta11atlon of the walking path. S

Envrronmental ])etermmatlon o ' :
An Initial Study was completed to examine potent1a1 areas.of lrnpact resulting from the proposed
project. It reveals that there are no significant adverse 1mpacts associated with the proposed
pl‘O_]eCt that would warrant an Environmental Impact Report given the recommended mitigation
measures, which are acceptable to the apphcant Recommended mitigation measures and
 conditions of approval will reduce any impacts associated with this project to less than
' sxgmﬁcant levels; a Mitigated Negative Declaration has been prepared for- Clty Councﬂ adoptron

Public Notice and Nelghborhood Qutreach

A public hearing notice for this Planning Commission meetmg was pubhshed in the Davis
Enterprise. The public hearing notice was mailed to property owners within an expanded
noticing area. In addition, a city initiated neighborhood meeting was held on January 22, 2009.
Approximately 5 people attended the meeting, excluding staff and the applicant. The

nei ghborhood comments were received and some of them were addressed by the apphcant prror

to ﬂllS report.

- A meeting, initiated by the neighbors, was held on June 17, 2009. Approximately 20 neighbors
: attended the meeting; the neighbors expressed the followmg concerns with the project proposal:
- The proposed density of 10.98 net acres is inappropriate and 1ncornpat1ble with
the existing low density neighborhoods B
- - The density will result in increased vehicle miles which is counter o the City’s
- efforts to it’s carbon footprint.
- The proposed cul-de-sacs are un-attractlve and will force resu:lents to park their
~ vehicles on other streets, impacting existing residents.
- . Larger lot development would be more lucrative for the developer and better
supported by the neighbors.
- The affordable units should have accessible bedrooms and bathrooms to
.. accommodate seniors. ‘ ' ,
- Dense infill development should be encouraged in the core of the city not near the
-‘edges where services are limited. '
- The project does not offer the city any community amenities or fiscal benefits.
- The development of this site will reduce the foraging hiabitat of the red fox.
- Site work around the drainage pond will negatively impact the red fox.
- The pace at which the project has progressed has limited the neighborhoods
chance to adequately review the project and its potential impacts on the existing
. neighborhood.
- _There needs to be assurances that the proposed pedestrian path, bicycle path and .
restoration of the drainage pond landscaping are. cornpleted prior to the
completion of the deveiopment ‘
105
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- The proposed development is inconsistent with the South Davis Specific Plan and
the General Plan, because residential development was never envisioned for this
property :

- The proposed landscape plan, and architectural elevations are very attractlve, and
if the project is approved there needs to be assurance that the high quality
designed proposed is what is constructed.

The neighbors also presented the ﬁndmgs of the onhne survey that they oonducted Accordlng to
the survey the majority of neighbors were concerned about the potential parking i 1ssues the
proposed densrty, and the incompatibility with the exrstmg neighborhood. '

In response to the nelghborhood concerns regarding the potential impacts of the proposed
development on the red fox the City’s Wildlife Resource Specialist will provide a memorandum

-on the subject to the Planning Commission. It should be noted that the red fox'is not a protected

species nor are there any g:uldehnes or mitigations of loss for foraging habitat; therefore the City _
has no legal obligation to require mitigation from the applicant for potential impacts to the red

fox foraging habitat. That being said, the City is mterested in providing decrslon makers with
additional information on this subJect . -

The proposed pedestrian path, bicycle path and restoration of the drainage pond landscaping
have been addressed in the proposed Development Agreement between the City and the
applicant. Staff believes that the language in the development agreement will adequately address
the neighbors concerns.

In'response to thelr concerns the apphcant agreed to do the follomng
: - Complete the pedestrian path, bicycle path and the restoration of the dralnage
- pond landscaping in the early phase of the project. The applicant also agreed to

put the terms of this agreement in writing with the neighbors.

- The high quality landscapmg, architecture and design features will be eonstructed
‘as proposed.

- Is willing to close off the existing street (Prstachm Court) to address the parkmg

CONcerns.
- Is willing consider limiting the building height for lots 17, 18 and 19.

This timing obﬁgation regarding the improvements to the pedestrian path bicycle path and the
restoration of the drainage pond landscaping is also reﬂected in the Development Agreement and

- project condmons of approval

The proposed site plan was generaliy not acceptable to the nelghbors due to the density;

- however, the neighbors felt that the landscape plan and architectural features (exterior design

finishes and color palette) are attractive. Staff has included recommended conditions of approval
to assure that the proposed high quality design, architectural and landscape features are

implemented in the final product.
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Entitlement Applications Analys1s
Project Description. The proposed project will involve the followmg

1.

2.

3.

parcel from Public/Semi-public to Residential Medium-density;

Specific Plan Amendment to change the land use map designation for the 4.48 | £ross
acres parcel from Public/Semi-public to Residential Cluster Homes;

Rezoning and Preliminary Planned Development to change the zoning designation of the
site from Planned Development #4-92 to Planned Development Residential One-family.
Some deviations from Residential One-family district development standards are
requested to accommodate the proposed planned development

~Approval of a Development Agreement to govern the affordable housmg component of

the proposed deveiopment, construction of the pedestrian walking path adjacent to Putah
Creek and bicycle path improvements from the greenbelt to Mace Boulevard and the
green house gas reduction efforts for new developments;

Approval of a Development Agreement Amendment for the Willowbank 10 subd1v1s1on
to eliminate the section governing the construction of the pedestrian walklng path
adjacent to Putah Creek and bicycle pat 1mpr0vements ﬁ'om the greenbelt to Mace
Boulevard;

Tentative Subdivision Map to divide the 4.48 gross acre parcel into 29 lots for smgle- '
family residential development, including provision of greenbelt parcels to the north and
along the west of the site, Mace Boulevard improvements, and mternal public roadway

. The proposed lots will range in sizes as follows: -

- Market-rate lots from 2,405 to 6,381 square feet (23 total)
- Low-income lots from1,932 to 2,953 square feet (6 total) .
Final Planned Development to establish zoning standards for the 29 lots, which include

~yard setbacks, building heights, lot coverage, floor area ratio, parking, and usable open

space. Requested deviations for the market-rate lots pertain to yard setbacks, lot
coverage, lot width, floor area ratio, impervious surfacing in the front yard setback and
minimum lot size. The deviations for the affordable housing lots pertam to yard setbacks,
lot width, and floor area ratio. Lot coverage, usable open space, impervious surfacmg in

| the front yard setback and minimum lot size;

Design Review to establish the site plan and archltectural features of the affordable

housing lots; and :
Mitigated Negative Declaratlon to_ evaluate and address any potential environmental

impacts of the proposed proj ect.

-General Plan Amendment to change the land use map designation for the 4.48 gross acres

A formal affordable housing plan was submitted. The proposal is consistent with the Affordable -
Housing Ordinance with the exception of long-term affordability and accessibility. The current
proposal is to provide six low-moderate income single-family for-sale ownership units. Those
units will be priced at approximately $247,500 and will be available to individuals or families at
80 to 120% of Yolo County median income consistent with the Affordable Housing Ordinance.
These units will be required to be owner occupied. :

The City Council adopted a policy to target obtaining 100% visitability in new market rate units
and 100% first-floor accessibility in low-moderate income units. All of the proposed units are
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visitable, however only one low-moderate income unit is ﬁrst—ﬂoor accessible. At their April 20,
2009 meeting the Social Services Commission recommended that at least two low-moderate:
income units have first-floor accessibility. Given the density of the project and acce551b1hty
goals, staff supports the recommendation of the Social Services Commission. To accomplish
 these the applicant will need to make mod1ﬁcat10n to the site plan. Staff has included a condition

to address thls

Policy Discussion Items. Staff has identified the following key policy discussions::
1. Acceptable Density for the site.
The Commission and Council may wish to discuss whether the proposed project’s density is
acceptable given the Housing Steering Committee’s final recommendation for this site, the
General Plan policies regarding infill development, and the South Davis Specific Plan policies
regarding low density residential development within the project area. The final report of the
General Plan Housing Element Steering Committee, as approved by the City Council, ranked the
site 14 out of 36 sites, and designated it “Green Light” for potential residential development. The
Committee recommended that the site be designated Residential Med1um—dens1ty, and be
developed with 22 to 50 units. Below is excerpt of the Committee’s final report 1nformat1on

relative to the project site.

“Rationale for Recommended Site Rankmg Categog arid Number (including Key Prmemles)

‘14.1 Close to neighborhood greenbelts, schools and shopping, Can complete greenbelt system

14.2 Adequate access to Mace Boulevard.
14.3 Bounded by residential.and buffered by creek, greenbelt and street.

Countering Views to Recommended Site Ranking Category and Number:

14.4 Location would promote car travel. -
14.5 Medium density would not be eompatxble with the exnstmg adjaeent low dens:ty nelghborhoods

14.6 Consider higher density.

- Recommended Land Use and Design Considerations, Requirements or Conditions, and Any

Additional. Information that May be Needed for Site Development

. '14. A Buffer existing residential and complete greenbelt system in area. _
, 14; B Feather densities with lower densities near the existing low density neighbdrhoods

Location: West side of Maee Boulevard Between San Marino Drive and redbud Drive
Site Size; (Gross/Net Assumption) 4.48a¢/3.0 ac
Recommended General Plan Overall Residential Density Category (net dens:tv range including

density bonus): Medium (7.2-17.79 du/ac)

~ Estimated Potential Number of Housing Units Range Per General Plan Category 22-50 du
Steermg Committee Recommendation: 22—50 du” .

Applicable General Plan land use principles, goal, and policies include:
Principle 2:  Focus growth inward to accommodate population increases. Infill development is
- supported as an appropriate means of meeting some of the city’s housing needs.
Policy LU A.1: In infill projects, respect setback requirements, preserve existing greenbelts and
green streets, and respect existing uses and privacy on adjacent parcels.

100
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Goal LU2: Define the types, locaﬁon.s, pace, and intensity of infill development

consistent with neighborhood, agricultural and open space preservatio‘n policies.

- Standard LU 2.1a: Guidelines should recogmze various forms and patterns of 1nﬁll development
1nclud1ng ]

.;3) residential infill in/near established neighborhoods(e g., Grande and Wildhorse school sites).;
4) densrﬁcanon of existing single family lots.; 5) targeted residential infill to help address the needs
-.of UC Davis students and employees, City and school district employees, seniors, lower income

households and other special need groups (e.g,; prospectwe _]omt UC-City-RDA- prlvate sector:
sponsored projects).”. o

 The site includes 2.64 acres.after excluding greenbelt and road way. The maximum density for
Residential Medmm—densﬂy land use de51gnatlon is 13.99 units per acre, or up to 36.93 units for
the net acreage of site.

In response to nerghborhood concerns about density and compatibility wrth adjacent homes the
applicant proposes larger lots on the western edge with significant rear setbacks. The denser

_components of the plan are located in the center and eastern sides. Staff believes 29 units is
appropriate for this site as it strikes a balance between current city land use policies for infill
development and the desire to have the project relate well to the surrounding neighborhood.

2, Sustamablhtv

The subdivision would be subject to the City’s new Green Building Ordinance. In addition, the
subdivision will be subject to the City’s new Greenhouse Gas (GHG) emission thresholds and
standards for new residential development. The proposal includes the following proposed

- mitigations:

- 35% better than 2005 Title 24 ~
- Household Photovoltaic Systems on a minimum of five units (mlmmum 1.5 kW
system)
- $1,000 /unit contribution to commumty GHG emission reduction program (e.g.,
Low Carbon Diet) .
Based on the applicant’s proposed mitigation program the proJ ect would meet the GHG
* mitigation requirements. The proposed mltlgatlon program has been included in the draft

Development Agreement

‘3. Plan for Affordable Housing and the elimination of Middle-income units.
The basic affordable housing proposal is consistent with applicable city regulatlons The
* requested deviations from the standard requirements is to remove the resale appreciation
restriction of 3.75% per year, compounded annually, for the six proposed low-moderate income
units; and to provide only one low-moderate income unit with first-floor accessibility.

The -applicant 1s requesting the déviations because they have doubts about the marketability of
these units with the restrictions. Staff and the Social Services Commission believe that the
- request for the removal of the appreciation cap has merit, given the downturn in the housing
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market. However staff believes that purchasing an affordable home in Davis remains highly

- attractive for low-moderate income buyers. Additionally, the resale restrictions were adopted so

that housing stock could be maintained as affordable overtime in spite of market forces and in
light of local smart growth policies. For these reasons staff and the Commission do not support
' modlfymg these réquirements for this project. '

‘The recommendatlon of the Social Serv1ces Commission on April 20 2009, regardmg the
apphcant s proposal to provide only one first-floor accessible low-moderate income unit, was to
require the applicant to provide two first-floor accessible low-moderate income units. The
Commission sympathized with the applicant’s dilemma, because in order to provide a dense
project on this site the proposed lot sizes must be small, therefore reducing the buildable lot area.
- When the buildable lot area is reduced it becomes increasingly difficult to provide functional
living area on the first floor. The Commission was split between density and accessibility, If the
density of the project is reduced then the number of low-moderate income units required is also
reduced, but if the density remains as proposed then there simply is not enough lot area on the
affordable lots to add a bedroom and full bathroom to the first floor.

‘However, staff believes that with the recent suspension of the middle income requirement, the
development requirements have been reduced, therefore the applicant has the flexibility to make
* minor changes to the site plan and/or lot sizes to accommodate an additional bedroom and full
bathroom on the first floor of at least two low-moderate income units. A condltlon has been
mcluded to requlre this change.

4. Blke/Pedestrlan Counectlons along Putah Creek. '

- . The applicant’s proposal to construct a pedestrian trail adjacent to Putah Creek and to extend the
ex1st1ng bike path from the greenbelt via a “greenbelt connector” to Mace Boulevard via the -
main local street is consistent with General Plan and South Davis Specific Plan principles, goals,
and policies. The provisions for bicycle and pedestrian circulation from the existing greenbelt to
Mace Boulevard were originally part of the development agreement for the Willowbank 10
subdivision. At the time of preparation of the agreement, it was envisioned that the circulation
goal would be met by the construction of a joint use bicycle/pedestrian path, As the subdivision
“improvement plans were prepared, issues emerged as to how bicycle traffic could be safely

“ merged ento the Mace Boulevard corridor at what would have amounted to a “mid-block™
intersection. The applicant has agreed to take responsibility to provide community bicycle and
pedestnan improvements as part of their proposed residential development. Staff believes that it
is appropriate for the applicant to take on these improvements, and strongly supports the
reconfigured desigr for these improvements. Bicyclists, particularly those seeking to proceed

* north once reaching Mace Boulevard will be able to doso 31gn1ﬁcantly more safely than they

would have been able to with the improvements envisioned by the Willowbank 10 project. As a
result of the apphcant accepting the transfer of obligations for bicycle and pedestrian
improvements staff supports the amendment of the Willowbank 10 Subdivision Development
agreement, deleting the obligation for those improvements. The pedestrian trail along the creek

- completes the easterly extension of a two mile long recreational pathway following the entire
length of Putah Creek in south Davis. The trail is one of the most scenic, shady and heavily. used
in the city’s greenbelt system, Additionally the trail provides an access route for future
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mamtenance of the trees and channel. The lmprovements have been 1ncluded in the Development
: Agreement for the proposed subdivision to ensure their completion.

Other Items Staff beheves that the items below arc noteworthy as they guide future
improvements provisions and subsequent occupatlon of the approved project, should the
proposal be approved. -

a) Lots 21 to 29. Lots 21 to 29 as proposed back up to the Putah Creek Channel and the
proposed pedestrian path. There is a 50 foot buffer requirement along the south-side of
the creek. The buffer requirement is from California Department of Fish and Game. All -
proposed development within the buffer area is subject to review and approval from the
California Department of Fish and Game. The Department of Fish and Game has

- reviewed the proposed project and has no objections to the proposed site layout or
1mprovements to the proposed pedestrlan path along the southern edge of the creek

Given the proposed layout of 1nd1v1dual homes on these lots, accessory: structures in the -
rear yard may be restricted. Staff recommends that a disclosure to homebuyers be made,
since the rear yards of those lots are in the required buffer area. Staff expects that in-

~ ground pools and detached second units, for example, will not be permitted by thie
Department of Fish and Game. Therefore staff recommends a condition of approval that .
states that proposals for improvements in the rear yards of Lots 21 to 29 must receive
written approval from the Department of Fish and Game prior to submittal of any

© planning ent1tlement or building permit applications, -

b) Landscape Strip along Mace Boulevard. The applicant has provided an alternative site
plan that includes a landscape strip along Mace Boulevard. The landscape strip would
facilitate the preservation of the at least three existing mature trees. See Attachment 1 for

" the conceptual landscape plan. ‘

" The benefits of the landscape strip are:
- Preserves mature trees _ '
- Provides and additional buffer between homes and Mace Boulevard
- . Provides pedestrians with shade along sidewalks '
- - Continues the Green Street concept, as 1mplemented at the intersection of Mace
Boulevard and Redbud Drive :

The liabilities of the Jandscape str1p are:
- Additional maintenance cost for the City of Davis '
- Health of the trees is questionable; and they may not survive the development of
the subdivision
- All landscape, irrigation improvements and existing trees would need to be
removed to-accommodate the wrdemng of Mace Boulevard as may be needed in

_ the future.

109 |
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On balance, staff believes that the proposed landscape strip would be an asset to the
development, but has concerns over the added maintenance expense and the irrigation
connections. Staff is also concerned: with the City taking on the financial obligation for

. street improvement between the curb and gutter and the street improvements proposed
with this alternative, in the event that Mace Boulevard is widened in the future.

- Therefore, staff is suggesting the developer help offset this expense via an endowment to
be negotiated ds part of the Development Amendment

~ General Plan Amendment/Consistency Finding._The proposed project is consistent with the -
* . proposed General Plan Designation of Residential Medium Density (6.00 to 13.99 units per gross "

acre). The proposed density of 6.47 units per acre is within the 6.00 to 13.99 units per acre

allowed under Residential Medium-density land use designation. The proposal will comply with

applicable General Plan policies based on the uses and configuration, subject to the overall

recommended conditions of approval and mitigation measures of other entitlement applications.

- Staff believes that the proposed subdivision is an appropriate project consistent with the General
. Plan policies for infill development. The General Plan calls for the development of Infill Design

' Guidelines, which has been craftéd and adopted by the city. An analysis of how this project
complies with the guidelines has been conducted by staff (see Attachment 8). The conclusion - .
from the analysis is that the proposed project complies with all applicable aspects of the Infill

' Guldehnes

South Davis Specific Plan Amendment/ Consistency Finding. The proposed project is
~ consistent with the proposed South Davis Specific Plan designation of Cluster homes. The
proposed housing types and density is allowed under the Cluster homes land use designation.
The proposal will comply with the majority of applicable South Davis Specific Plan policies
based on the uses and configuration, subject to the overall recommended conditions of approval
and mitigation meastures of the other entitlement applications. Analysis of compliance with
apphcable South Davis Specific Plan p01101es is attached o -

Staff beh'eves that although the proposed prOJect is consistent with the proposed South Davis
Specific Plan designation of Cluster homes, it is clear that the intent of the 40 acre property that
includes Willowbank 9, Willowbank 10, the vacant property at the northwest corner of
Montgomery Avenue and Mace Boulevard, and the subject project site were intended for large

~ lot, single-family uses because of the proximity to large lot homes on the east and west and Putah
~ Creek on the north. The South Davis Specific Plan was originally adopted in the 1980’s, when it
was feasible to develop multiple subdivisions with low-densities and large lots. With the rising
cost of land and the efforts to promote higher density development on infill properties, the goal -
of large lot development may no longer be feasible or consistent with the current General Plan
policies or City Council direction. : :

‘ Development Agreement (DA). A Development Agreement provides a vested right for

development of an approved project. This Development Agreement contains three other main

~ elements; development impact fees, affordable housing and sustainability. Affordable housing
- and sustainability have been discussed previously in this report. The proposed project will

1O
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: generate approxnnately $1 674, 586 in development impact fees. The applicant requested that all
“development impact fees be either deferred or prorated on a per house basis and due upon '

 certificate of occupancy for éach unit. Staff supports the deferral of all development impact fees,

and the deferral of the Park in-lieu (Quimby), and the water and sewer fees until certificate of
occupancy, since there is no impact to the parks, water, and sewer until the units are occupied.

~ See Attachment 4 for the details of the Development Agreement.

Tentative Map. A tentative map confers a right to proceed with development in substantial
compliance with the ordinances, pol-icies and standards of the city as described in section
66474.2 of the Subdivision Map Act. Given this right and the fact that some plans, such as the

B landscape strip, is conceptual, appropriate conditions of approval have been recommended to

require compliance with the standards in place at the time of filing for Final map, or the
Community Development Director signing of the approved tentative map. Likewise, payment of
development impact fees associated with the development and compliance with municipal code

. regulations are recommended to apply at the approprrate times, such as filing for building permit.

applications.

Consrstency Fmdmg/Rezonmg and Prellmmary Planned Development Seetron 40.22.050(a)
of the city code requires that a Planned Development district process two separate applications;

The Preliminary Planned Development and the Final Planned Development. The applications ~ -

may be processed concurrently. Preliminary Planned Development designates land use

classifications, development densities and standards, and strect circulation patterns. Final
_deterrm_natlons regarding lot cenfigurations and design standards are made through the Final
. Planned Developme_nt and Tentative Map processes. Staff believes that the proposed project will

comply with zomng requiréments, as conditioned. Given that the project involves concurrent
applications’ processing, the final zoning standards are addressed under the Final Planned

_ Development (FPD) appllcatlon

The purpose of a P-D district (sec’aon 40.22. 010) is to allow diversification in the relationship of

 various buildings, structures and open spaces in order to be reheved from the ngld standards of

conventional zomng

- Final Planned Development (FPD). The ﬁnal P-D application establishes the final zomng

standards for the project, such as building height, yards setbacks, lot coverage, FAR, usable open -

. space, and parking standards. The FPD establishes the final development standards for the new

P-D. The proposed project is compared to the base zone, R-1-6, development standards. Staff
believes that the deviations requested are minor and appropriate. See.comparative table below.
They facilitate the development of the affordable housing lots with units that will be compatible
with the market-rate units. See Final Planned Development table below. .
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Final Planned Development Table
' _ Min. Lot
Lot '+ Mir. Max. Width
Area Max. Lot | Max. - 1 Open Imp. Driveway | (At T
Lot (Square | Coverage | F.AR. ‘Space - |'Surface | Width | Street) | Setback Setback Setback
No. Feet) (Percent) {Percent) | (Percent) | (Precent) | (Feet) {Feet) (Front) | (Side) {Rear)
1 2800 R1-6 | 55 R-1-6 N/A N/A 27 N/A | NA NIA
2 2191 R-1-6 60 - R-1-6 N/A N/A N/A N/A N/A N/A
3 2928 | R-1-6 46 R-1-6 N/A N/A N/A N/A N/A N/A
4 2053 | R-1-6 46 R-1-6 N/A ~N/A NiA | N/A ‘N/A N/A .
5 2212 R-1-6 46 15 62 N/A N/A 27 0,10 14
6 1932 R-1-6 67 | R-1-6 65 - | NIA 25 27 0.5 14
7 4139 R-1-6 50 " R-1-6 R-1-6 16 N/A i0 5 10 11
8 - 4155 R-1-6 50 R-1-6 R-1-6 16 N/A 10 5 10 16
9 4021 R-1-6 62 R-1-6 45 1210 16 33 20 5 i
10. 3250 48 - 76 15 45 16 30 15 5 - 7
11 2787 R-1-6 54 .- 15 R-1-6 . 10 ‘N/A 10 5 10 14
12 2405 R-1-6 .62 R-1-6 R-1:6 10 40 10 5. 14
13 2405 R-1-6 62 R-1-6 R-16 10 40 10 5 14
14 3798 48 75 R-1-6 45 16 N/A | - 14 5 14
15 4958 R-1-6 59 R-1-6 .| -R-1-8 18 N/A -14 5, 10 14
16 5711 R-1-6 51 R-1-6 R-1-6 . 16 50 - 20 . 5 20
17 6381 R-1-6 47 R-1-6 R-1-6 16 50 20 5 20
18 6319 | R-1-6 - 47 R-16 |. R-1-8 16 50 20 5 20
19 6059 R-1-6 49 - R-1-6 R-1-6 16 50 20 5 20 -
20 4687 R-1-6 62 R-1-6 R-1-6 16 _46 20 5 . 18
21 4886 R-1-6 59 R-1-6 45 1210 16 15 26 5 Varies
22 3937 42 63 R-1-6 48 12to0 16 29 15 5 Varies
23 3976 42 72 - 15 45 1210 16 33 11 5 - Varies
24 . 4415 42 65 " R-1-6 50 1210 16 15 24 ) Varies
25 5271 ‘R-1-6 55 . R-1-6 55 1210 16 15 44 5 Varies
25 4330 R-1-6 48 - R-1-6 R-1-6 12t0 16 21 20 5 Varies
27 - 3619 R-1-6 56 R-1-6 45 1210 16 28 18 5 Varies |
28 3834 | R-1-6 53 R-16 | R-1-6 | 12i016 26 20 5 Varies
29 4423 R-1-6 47 R-1-6 65 12t0 16 15 42 5,10 Varies”
Parcel '
A 4967
Parcel :
B 11575

As stated above, the main deviations are as__sdciated with the affoidabl_e housing. The deviations
_are appropriate in order to facilitate the development of the affordable housing lots. The
recommended conditions of approval appropriately reflect the final zoning standards for each lot.

Design Review. The des1gn review apphcation establishes the site plan and archltectural
standards for the affordable housmg units in the P-D dlStl‘lCt :
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- Site Design Items. There are no significant site layout issues that staff can identify. However,
staff and the neighbors have expressed some concern over the proposed cul-de-sacs because they-
do not provide for street parking and they create flag lots with long narrow driveways. Due to the
number of lots on each cul-de-sac there is limited room for landscaped front yards. The size of

- the cul-de-sacs also prohibits street parking, which limits the parking for those units to their
driveways or the adjacent streets. The neighbors have expressed concern that the overflow
parking may end up in the existing neighborhood, particularly along Pistachio Court since the
street will have a direct connection to the project site. The standard parking requirement for
single family homes is two off-street spaces with at least one being covered. With 29 units this
project would require a minimum of 58 off street spaces. The project provides 93, plus 12 on

-street. Staff acknowledges that several of the spaces are in tandem configuration but we believe

that adequate parking is prov1ded within the project to minimize impacts on the adjacent

neighborhood.

The neighbors and applicant have expressed interest in not having a street connect to the existing

street stub at Pistachio Court. Staff is opposed to eliminating this connection for several reasons.

Police and Fire Department access is greatly enhanced with the connection. The connection also
-provides for a relief valve for site access in the case of an emergency at Mace and Blue Oak
 Drive. Furthermore, for the street closure to be an effective deterrent to parking in the existing
neighborhood, pedestrian and bicycle access would have to be eliminated by installing a wall or
similar impassable barrier. This is contrary to General plan policy and does not promote
neighborhood connect1v1ty '

Staff believes that the recommended conditions of approval relative to street parkmg adequately
mitigated the parking concerns.

- Staff prepared a conceptual site plan that eliminates the cul-de-sacs and increases the amount of
.- street parking within the development. However, by eliminating the cul-de-sacs three lots were
also eliminated, bringing the total unit count to 26 (21 market rate units and 5 low-moderate
income units). To minimize the number of drlveways on the street staff utilized shared driveways
for the lots in the northwest and northwest corner of the project site. The downside to shared
driveways is that they require property owners to maintain the driveway themselves and due to

. the narrowness they it can be difficult to maneuver a vehicle. The upside to the shared driveways

is that they make the development look less dense from the streetscape because units are tucked
away. See staff Alternative Site Plan below :
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Staff Alternative Site Plan

Architectural Design Items. The primary entrance to the site will be located on Mace Boulevard.
The applicant is proposing a landscaped entrance with a stone wall to provide privacy and to act
as a buffer between Mace Boulevard and the ne residences. The affordable housing lots are
located next to the primary entrance into the subdivision. The affordable housing units will be
attached to replicate the mass and scale of the market rate homes in the development as well as in
the adjacent neighborhoods. From the street the homes will appear to be one large single family
‘home, with the front door to each unit facing on a different street. Each unit will have a covered
front porch and prominent entry. The units will be two stories in height with a combination of
stucco and siding exterior finishes. Each unit will have two reserved, uncovered parking spaces.

Staff is concerned that the lack of covered parking will be undesirable amongst potential home
buyers. The floor plan also lacks storage space. The combination of no garage and no additional
 storage could reduce the marketability of the units.

[N
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The interior of the units is an open floor plan with a great room that connects to the kitchen. Each
- unit will have a minimum of three bedrooms and one and a half bathroom, the exception is the
first-floor accessible units, which will have four bedrooms and two and a half bathroom. The

“applicant is considering some interior options that may add a second full bathroom Each unit has |

upstairs mdoor laundry.

. Staffis recommer_lding-that the applicant incorporate some storage space for each low-moderate
- income unit and that the applicant look at reconfiguring the second floor for either a larger .

- bathroom or a second full bathroom. Typically, most new homes with two or more bedrooms
"have two full bathrooms (usually one for the master bedroom and one for the other bedrooms)

Conclusion - -
~ Staff recommends approval of the project apphcatlons for the following reasons: (a) the

- proposed subdivisions and neighborhood layout is compatible and complements the existing
-neighborhood; (b) the use adds to the city’s housing stock variety and addresses housing needs;
(c) conditions of approval and mitigations measures recommend for adoption will adequately
address any concerns raised due to the proposed project; and (d) there are no significant issues -
with the proposed infill residential project. All the findings for all the requested entitlement
applications can easily be made and are made in the attached findings and conditions. Staff
raised areas for further discussions, which include whether the density proposed is appropriate or
should be decreased; sustainability mitigations for the reduction of Green house gases; the
applicant’s request to remove the appreciation cap on the low-moderate income units and the
number of first-floor accessible low-moderate income units provided; and the amendment to the
Willowbank 10 Development Agreement regarding the pedestrian and bicycle path
improvements. The Commission and Council may choose to discuss these items further, or
accept staff recommendation and approve the project apphcatlons as proposed and
recommended

' Attachments
1. Apphcant’s Submittal packet
Project Description
-~ Site Plan and Vicinity Map.
- - Exhibit Maps
- Design Concepts
- Landscape Concepts
- . Aerial Photographs -
General Plan Resolution _
South Davis Specific Plan Resolution
Development Agreement Ordmance
Rezoning Ordinance
Findings and Conditions of Approval
Initial Study/Mitigated Negative Declaratlon
Infill Development Guidelines
- Written Public Comments
O Staff Alternatlve Site Plan
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