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Presenter
Presentation Notes
Thank you and good evening.
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Presenter
Presentation Notes
1.72 Acre Site
R-4 Zoning 
PD Combing District
Existing Residential Development with 62 affordable units

Site is bounded by Weddell and Hwy 101 to the south.  Apts and hotel to the west, Orchard Garden park and greenbelt to the north and 2-story apts to the east.
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Special Development Permit 

Project Scope:

• Demolition of 32-units (Sunburst Apts). 

• Construction of 93 new units in a six-story apartment 
building (Orchard Garden Apts). 

• Rehabilitation of an existing 30-unit apartment 
buildings (Parkview Apts).

• Installation of associated site improvements. 

Presenter
Presentation Notes
The proposal consists of demolition of one apartment building with 32 apartment units, construction of a new six-story, 93-unit building, and rehabilitation of an existing apartment building with 30 affordable apartment units.  The project results in a total of 123 residential units.
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State Density Bonus
The applicant is utilizing a State Density Bonus (AB 1763) 
to allow for a 123-unit 100% affordable housing 
development.

State Density Bonus Law grants the following:
• Unlimited Density when located ½ mile from major 

transit stop. 
• Increased height up to 7 stories or 88 feet max height.
• Parking incentive which utilizes a reduced parking 

ratio. 
• Up to 4 Concessions.
• Unlimited Waivers.

Presenter
Presentation Notes
The applicant is utilizing a State Density Bonus which allows developers to build more units if they provide affordable housing. State Density Bonus Law grants the following:
Unlimited Density when located ½ mile from major transit stop. 
7 stories or 88 feet max height
Parking incentive which utilizes a reduced parking ratio. 
Up to 4 Concessions
Unlimited Waivers

In order to support and facilitate the construction of the proposed development, the applicant is requesting the following

Concessions:
Front Setback
Lot Coverage
Solar Shading
Usable Open Space 

Waivers:
Parking Lot Shading 
Distance between Buildings
Reduced Front Landscaping Buffer
Undergrounding utility equipment
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Site Plan

Presenter
Presentation Notes
Parkview Apt – 30 units to remain. Buildings to be rehabilitated.
Orchard Garden – 93 new units.  6-story building with podium parking on the ground level.  
Residential amenities includes: 
community gardens on ground level and roof deck.
courtyard on 2nd floor provides gathering space 
community room can be used by residents as additional meeting and gather space such as birthdays or celebrations.  
Meeting space on 1st floor
2 Bike storage rooms that provides 124 secured bicycle parking spaces

The applicant is requesting concession and waviers for the following:    
A varied front setback ranging from 10 to 17 feet . Typically, 20 feet is required. 
Allow 44% lot coverage where 40% is the max.  
Provide less than 15’ that is required for the front landscaping buffer.   
Allowing an above transformer where undergrounding is required and to locate the equipment be located between the building and street.
The concessions and waiver are needed to maximize density and affordable units as well as provide adequate support services.  
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Architectural Elevations 
Front (South) Elevation

Rear (North) Elevation

Presenter
Presentation Notes
The DB automatically grants a height 7 stories and 88 feet.  

The R-4 zone has a max Ht. is 4 stories and 55’, the project proposes 6 stories and 82’.  With this project 13’ additional feet is being requested through the Density Bonus.  

The project proposes a Contemporary architecture style.  Some of the design elements include:
Wall plane and material changes provide variation, movement and texture.
Designed with vertical elements and sweeping roof line. 
Existing and new building architectural relate with the following unifying elements: painted murals, wood accents and trellis elements. 
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Architectural Elevations 
Right (East) Elevation

Left (West) Elevation

Presenter
Presentation Notes
As proposed, it provides 4-side architecture.  Similar façade and design elements are along the rear and right side. 
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Architectural Rendering

Presenter
Presentation Notes
Perspective view that highlights:

A main entrance that is welcoming and identifiable from the street
Vibrate and active street frontage 
Illustrates architectural elements that provides articulation and visual interest. 
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Architectural Perspectives

• Protected landscaped  courtyard 

• Painted art murals

• Trellis elements that unify existing 
and new 
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Architectural Perspectives

Presenter
Presentation Notes
As shown, the storefront mullions align with the portions of the windows on the upper-level screens.

Lower enlarge elevation illustrates the ground level and architectural treatment to screen above ground utilities (BFP, Fire pipes and electrical transformers).  Screening has been designed to relate to wood elements on the upper floors. 
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Architectural Perspectives

Presenter
Presentation Notes
Illustrates the building articulation with the use of offsets in wall plane, variation in colors and materials, and interesting roof lines.  
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Landscaping Plan Landscaping Plan

Proposal:

• 11 trees to be 
removed. 

• 5 out of 11 trees 
are deemed 
protected.

• 37 new trees to 
be installed

• Total area 
landscaped is 
42%.

Presenter
Presentation Notes
11 trees are proposed for removal.  

5 out of the 11 are deemed protected which consist of 3 London plane trees, 1 Chinese elm and 1 Evergreen pear.  

37 new trees are proposed for installation.  New trees consist of Western Redbud, Crape Myrtle, Hybid Laure and Chinese Pistache that range from 15 gallon and 24” box trees. Proposal complies with City’s tree replacement standards.  

The project meets the total landscaping requirement of 20% of the total lot area. 
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Parking Lot Shading Plan 

• 50% Shading 
Provided

Waiver 
requested due 
location and 
limited space to 
accommodate 
trees

Presenter
Presentation Notes
DB Waiver is requested to provide less than the 50% parking lot shading that is required.  
Parking lot shading in not met for the main drive aisle to the new building due to Fire and other equipment access needs.  
New trees have been added to the existing surface parking lot.  50% shading is met at this location.  
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Usable Open Plan 

Ground level
Ground Level Usable Open Plan 

Presenter
Presentation Notes
Common usable open spaces are shown in blue and include community gardens, seating areas and pedestrian connection is provided to enhance the overall site.  
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Usable Open Plan (Upper Levels) 

2nd Floor 6th Floor

Presenter
Presentation Notes
Again, the communal usable open space is provided by the courtyard, community room and garden space.

The project also offers private usable open spaces that are shown in purple.  The private usable open space is provided by balconies.  

The project is requesting a DB concession because it does not meet the min. requirement of 380/unit.  The project provides 228/unit. The request is not unreasonable because it is located adjacent with Orchard Garden Park and the Greenbelt and within walking distance to 7 seas park.   
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Shading Analysis for Parkview Apts 

Presenter
Presentation Notes
The applicant is requesting a concession under the provisions of the State Density Bonus Law which allow the building to be 7 stories and 88 feet high. The height is need to maximize density and accommodate programing and services to support the anticipated residential community.

Based on the solar cycle analysis the average shading on the adjacent Parkview Apt roof surface is 15.7% during the 9am period, which is over the 10% that is allowed by code. 
 
Parkview Apts is on the same parcel and under the same ownership.
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Shading Analysis for Neighboring Property to the East 

Presenter
Presentation Notes
Based on the solar cycle analysis the average shading on the adjacent property to the east is 20% during the 3pm period. The applicant is also requesting a concession to exceed solar shading on these apartment buildings.  
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Recommendation 

Alternatives
1. Approve the Special Development Permit subject to the 

Findings in Attachment 3 and Conditions of Approval in 
Attachment 4.

2. Approve the Special Development Permit with modified 
conditions.

3. Deny the Special Development and provide direction to 
staff and the applicant where changes should be made.

Staff Recommendation
Alternative 2: Approve the Special Development Permit 
subject to the Findings in Attachment 3 and modified 
Conditions of Approval in Attachment 4.

Presenter
Presentation Notes
Staff has two corrections to the conditions of approval.

Correction #1: There is a correction to GC-9.  Reference to stormwater should be a separate condition.  Condition GC-14 is being add and shall read as “Project is subject to Provision C3, of the Municipal Regional Stormwater Permit Order No. R2-2009-0074, as determined by a completed “Stormwater Management Plan Data Form”, and therefore must submit a Stormwater Management Plan as per SMC 12.60.140 prior to issuance of the building permit.”

Correction #2: Condition MM-1 references LSAP instead of LUTE.  It should be revised to state LUTE EIR.


Staff recommends alternative 2 to approve the project subject to the findings and modified conditions of approval.  

Staff has received 8 letters of support for the proposed project. 
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