Meeting Date:May 28, 2008

Item Number:
Staff Report
May 16, 2008
TO: Planning Commission
FROM: Katherine Hess, Community Development Director

Michael Webb, Principal Planner
Cathy Camacho, Planner

SUBJECT: PA #6104; Mitigated Negative Declaration #0d, Rezone and Preliminary
Planned Development #27, Final Planned Development #Q3, Tentative
Subdivision Map #4904, Affordable Housing Plan #%4, Design Review #204:
Verona Subdivision, Located at Soutwest Corner of Alhambra Drive and
Fifth Street

Recommendation
Staff recommends that the Planning Commission hold a public hearing and recommend that the
City Council take the following action:

1. Determine thaMitigated Negative Declaration#9-04 prepared for this project adequately
addresses the environmental impacts associated with the proposed zoning change for the
proposed project;

2. Adopt the attached Rezone/Preliminary Planned Development Ordinance that rezones the
parcels located at the sbwest corner of Alhambra Drive and Fifth Street from PEB84
(Retail) to a new PD #R7 (Residential), based on the findings and conditions attached to
this report;

3. Approve the following entitlement applications, based on the findings and conditions fo
each application attached to this report:

A. Tentative Map #04, subdividing the existing parcel for the creation of sfigheily
residential lots to accommodate 83 units, common open space, private road and alleys;
and creation of park and green betslo
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B. Final Planned Development #D3& that establishes final development standards for the
new PD district.

C. Affordable Housing Plan #64 that establishes the affordable housing plan for the
subdivision.

D. Design Review #2894 that establishes site pland architectural standards for the
residential units in the new PD district.
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Proposed_Pr

ojet Site and Vicini
Executive Summary
The applicant, Regis Homes of Northern California, is requesting approval of entitléments
permit the developmentofan 83 unitsinglea mi | 'y resi denti al subdivi si
vacant 8.55 acre parcel located at the southwest cornehaimiira Drive and Fifth StreeThe
site was originally designated for retail use

Retail 0 | and tAg e aadn & ofmR etga iade MfacaRanch Bldnnedhe 521
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Development (PD #88) adopted in 1989In June 2006, the City Council adopted a

Development Agreement and General Plan Amendmentdegignate the subject site to

AResi dent-DahsiMegoum The amendment included a
from neighborhood retail to residgal, and redesignating a site further east on Alhambra Drive

and Mace Boulevard for neighborhood retail u§ae proposed project involves multiple

entitlement applicationscluding tentative map, rezone, final planned development, affordable
housing pan, and design review. The applicant project narrative is provided in Attachment 4.

The project would include the following key components:
Mix of attached and detached tvgtory single familydwellings on a range of lot sizes.
45 market ratenits
21 for-salelow/moderate income units
17 for-sale middle income units
Individual yards and common open space.
Mont hly Homeowner 6s As s o0c mairtaintha cofnreoaareac ol | ect
landscapinginfrastructureandfront yard of eachasidence
1 Ten percen(10%)of the parcel (.855 acres) developed by the applicant and dedicated to the
city as greenbelt.
1.087 acres of the parcel dedicated to the city for Mace Ranchapark
Primary vehicular accedsom atwo-way entranckexit off Fifth Street;secondary access
from a rightturn only entrandexit on Alhambra Drive.
1 Sustainability.
-consistency with city goals and objectives
-Build It Green construction
1 Implementation of Exiting Development Agreement, including:
-payment by deveper of $12,000 to city for each market rate unit
-payment by developer of $6,000 to city for each middle income unit

= =4 =4 -4 -4 -

The proposed project would be consistent with the Residential Mddamsity land use

designation (7.-26.70 units per net acre with dé@gonus) which would permit up to 109 units.

The proposed development, minus park land and greenbelt dedication acreage, would have a net
density of 12.56 units on 6.608 acres. The project would comply with the General Plan and
applicable Interim Infll Guidelines standards.

The existing zoning on the site is PD-&4, Retail Sukarea, which limits residential uses to
fisenior citizen housing located above the ground floAmrezone is required to permit uses
consistent with RL (Residential On€&anily) zoning. The rezoning was anticipated at the time
of the General Plan Amendment in 2006.

The projectlsorequires &inal Planned Development establish development parameters to

allow for flexibility from R-1-6 lot size development standards, addressed in further detail in the
AAnal ysi so section of the staff report. St af
be appropriate fathe proposed compact medium density project. The project would provide a
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variety of housing sizes and prices, clustered around common open space within the
development.

The site has been evaluated by the General Plan / Housing Element Update Steenmtee.

Out of 36 potential housing sites that were ranked (one of 37 original sites was later deleted), this
site is i1 dentified as #6 of 20 recommended @S
housing sites are those currently planned and ztumdtbusing.) The Committee recommended

rezoning for the site for residential use and a range-@B85®nits. The difference of five units

between the proposed 83 unit project and the upper range of the recommended unit range of 78
units is relatively rmor when it is recognized that the Steering Committee did not evaluate a site

plan for the site to arrive at a precise range of units. The unit range recommended by the

Committee was not intended to be inflexible but a general guide to housing potential.

The proposed medium density project is consis
medium density development and with the principles used by the Committee in ranking sites.

The principles were based on General Plan policies, Smart Growth prneptefactors

identified by the public as most important in evaluating and ranking the $iese principles

included: promotes overall proximity to existing community facilities including parks,

greenbelts, schools and shopping; is capable of prgy@impact development; promotes

pedestrian, bicycle and transit mobility; and is compatible with existing land uses in the vicinity.

The Council has not yet made a determination on how housing development proposals would be
processed based on site ramki It is assumed that projects, such as Verona, that have been in
process will proceed through the review stages regardless of ranking.

Environmental Determination

An Initial Study(Attachment 12) halseen prepared for the projeéotevaluate poterdl impacts
associated with the proposed change in zoning from P88#Retail to PD #B7, Residential.

Staff has determined that the proposed project, as mitigated by the measures adwiitgzt el
Negative Declaratio#10-04, will have a lesghansignificant impact upon the environment.
Standard city mitigation measures, including applicatiteggation measures frofastDavis
Specific PlanEDSP) and General Plan EIRs also apply to this projeevious environmental
analysis include an Initialt&dy was prepared in 2006 to assess potential impacts of the General
Plan Amendment land use change on the subject site from retail to residential and associated
impacts from housing. Mitigated Negative DeclaratiorD#lwas adopted by the City Council in
June 2006.No new information has been identifiby staff that wouldvarrant additional
environment assessmeagtated to the land use designation and no changes are proposed.

Traffic

The initial study prepared for the proj@et2006 included a tr&€ analysis conducted by KD
Anderson in 2004. The study noted that at build out existing roadway and intersection levels of
service for the project area is Level of Service (LOS) C or betiasistent with the City of

Davis General PlaandEIR analysis Using a worst cast scenario of 104 units, the Verona



Planning Commission Staff Report

Subject: Verona SubdivisioMit. NegDec #1604, PPD#2-07,FPD #1304, TMap #04, AHP#5-04, DR #2904:
Meeting Date: May 28, 218

Page5

project would generate 1,333 daily trips. The conclusion was that with or without Verona,
improvements would be required at the intersection of Alhambra and Loyola Drives.
Appropriate mitigiions were included to reduce the incremental impact of the proposed
development to less than significant.

Given the age of the previous traffic report, staff requested an updated traffic study to assess
impacts from added traffic on roadways and irgetisn not previously considered in 2004.
Specifically, the study included future traffic added from Korematsu Elementary at full operation
and from Second Street Crossing, the location of the Target store to be constructed. The April
2008 study statedhat these projects would contribute to traffic volumes along the surrounding
streets including Covell Boulevard, Mace Boulevard and Fifth Street with slight decreased in
LOS. The report concluded that even with the addition of future traffic all roadways
intersections would continue to operate consistattiin General Plan EIR traffic capacities
Previous mitigations included in Mitigated Negat#ie04 address potential future traffic

impacts as follows: 1) payment of traffic impact fees; and 2)mum 50feet left turn lane with

a 60foot taper at eastbound access to Verona site to provide two vehicle queue.

Staff notes that neighbors have stated that speeding is an existing issue in the project vicinity.
Residents also expressed concernttiabnly sidewalk in that area of Fifth Street is at the
corner of Alhambra Drive. These are operational isbuegvould not be considered impacts
under CEQA. Staff is exploring whether street improvements are needed to calm traffic or
addrespedestan access and safety.

Public Noticing

Public hearing noticeseresent to all property owners within a 5fat radiusfrom the site and
published in théavis Enterprise. Notices were also sent to the Mace Ranch Neighborhood
board for distribution tots members. Meeting noticase mailedLO days before the public

hearing. In this case the notices were mailed 30 days prior to the meeting to provide additional
time for public comment and if warranted, for staff to conduct a neighborhood meEtirtgte

two commenthave been received (Attachmérg).

As required by State Law, a Public Hearing Notice and Notice of Availability for the Initial Study
and Negative Declaration will be published in the Davis Enterprise at least twenty days théor to
hearing before the City Council.

Neighborhood Noticing and Neighborhood Meetings

A neighborhood meeting was conducted by the city on August 23, 2007, to provide information
on the proposed project and solicit feedbathke noticing area for the neigbrhood meeting

was the standard 500dt radius from the subject site. Notices were also mailed to the Mace
Ranch Neighborhood Association board for distribution to its members.

Six members of the public attended. At the meeting two site plans vosidgn for review.

One plan, supported by staff but identified

b
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similar to the current plan (with the exception that the current plan is less dense, omitting five
dwelling units and increasing the intercainmon open space). The second plan was the
applicantés APreferred Plano, but was not sup
circulation were the same as in Plan #1, but included several dwellings abutting the parkland
foraging habitat area. Witone exception, attendee comments were favorable and supportive of
the key features of both plans including number of units, circulation, pedestrian and bike paths,
landscaping, circulation, architectural design. Overall, neighbors responded thadtatiefdi
plan. Issues of concern from the meeting can be summarized as follows:
1 Potential traffic impacts, including increase in number of cars and safety issues when
Korematsu Elementary School becomes fully operational.
1 The lack of a common play area for children within the site makes it less likely that families
would purchase homes in the development.
Concerns that the development would become student rental housing.
Request for stop sign or pavement treatment to s&icles at entrances to the site.

One attendee commented that the project was too dense. She stated that residents of the
neighborhood responded as a group in writing to plans reviewed in February and December
2005, and that the comments were relevanhe plan presented in August 2007. These

comments were previously provided to the Planning Commission and City Council for
consideration at the time the General Plan land use amendment was brought forward in 2006.
(Attachment 14). Throughout thisqmess several neighbors voiced adamant opposition to any

of the proposals on site due to concerns about density; increased traffic; impacts on parkland; and
loss of retail use on the site.

Relevant Planning History

February 1989 The City Council appreed Preliminary Planned Development&® for the

521-acre Mace Ranch development. The subject General Plan land use and Zoning uses were
designated ARetail 0.

September 2003/October200Rre-application submitted to Planning Commission and City

Coundl to provide feedback on whether or not there is support for a residential proposal at

AWi steria Laneo (the project now known as fVe
provide analysis of commercial feasibility for the Verona property.

Jure 2006 The City Council adopted a General Plan Amendmedesgynating the subject land

use t o A Re s i-Dersitytnd ssesigheting) a sitenfurther east on Alhambra Drive

and Mace Boulevard from AOfTfi cecated MegafivBei ghbor
Declaration #104.

August 2006 Development Agreement between the city and the property owner executed to
amend use of the parcels established in the 1989 Development Agreement.
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Project Data
Property Owner: Dam Ramos

RAMCO Enterprises, Inc.
1450B Harbor Boulevard
West Sacramento, CA 95691

Applicant: Regis Homes of Sacramento, LLC
c/o Bill Heartman,, Pesident
1800 Third Street, Suite 250
Sacramento, CA 95814

Project Location: Southwest corner of Alhambra Drive & Fifth Street
(APN 071182-12)

General Plan Land Use: Residential MediurDensity
Current Zoning: PD #488, Retail Sukarea
Proposed Zoning PD #207, Residential Sirlg Family
Lot Size: 8.55 acres (372,438 square feet)
Existing Use: Vacant

Adjacent Zoning and Land Use: North: Alhambra Drive, singldamily residential
East: Fifth Street, singldamily residential
South: Singlefamily residential
West: Mace Ranch Park

Project Description

TheVeronasubdivision vouldinclude 83 singléamily dwellingslocated on individual lots

featuring avariety of architectural designs, house sizes, and amehiti# around a central loop
street. Approximately ten percent of the development would be common open space, including
paseos with walking paths. Two areas of open space would be provided in the interior of the site
for residents, families and childrémenjoy. A pedestrian entrance located at the corner of Fifth
Street and Alhambra Drive would provide surrounding neighborhoods convenient access to the
site and the park. Vehicular access to the site would be freew deftturn lane easbound

from the median on Fifth Street, with secondary right turn only access from Alhambra Drive
The project would include development of ten percent of the site as greenbelt providing
pedestrian and bicycle connectivity to the Mace Ranch Park from Fifth Strpptoxdmately

1.087 acres dedicated to the city for parkland.
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Dwellings would be a mix d69 detached and zttachedwo-storyhomes containingvo,

three, or foubedrooms in 895quare feeto 1,787 square feet ots sizes would range from
approximately 1,000 square feet to 2,700 square Tdetlowestdensitywould be around the
perimeter of the site where detached single family homes would be located on the largest lots.
The interior of the site would be the densest, with a combinafiattached and detached homes.
The dwellings located on interior lots would be a mix ofdale low/moderate income, middle
income, and market rate homes.

Proposed Site Plan and Conceptual Landscape Plan ~ (N- )

The develpment would include seventedwellings located along Fifth Street and Alhambra
Drive. Front doorsnd garagewould face the streatithin the developmentear yards would
faceFifth Streetor AlhambraDrive. Sound walls would be installed the rear yardalongFifth
Street and Alhambra Drive toatch existing sound walls in the vicinity.

Thedwellings adjacent to the greenbelt would alsoodoented with front doorand garages
facing theinterior street All of the dwellings located the middle of the development would
have front doors oriented north or south, facing either the interior street or facing the common



