
Agenda Item No. ______

PLANNING COMMISSION STAFF REPORT

TO: Honorable Chair & Planning Commission DATE: December 14, 2016

FROM: Bruce Buckingham, Community Development Director

PREPARED BY: Lilly Rudolph, Contract Planner

SUBJECT: Development Application 15-18 - Request for 1) a General Plan 
Amendment from Retail and Commercial Services to Central Business – 
Mixed Use, 2) Zone Change from Retail Commercial (RC) to Central 
Business Open (CBO), and 3) a Development Permit and Use Permit to
construct a 13-unit apartment complex and two live/work units located 
at 1400 Ramona Avenue 

RECOMMENDATION

Staff recommends that the Planning Commission adopt the Resolutions recommending that the 
City Council approve Development Application 15-18 and 1) adopt the Mitigated Negative 
Declaration; 2) approve an amendment to the General Plan to amend the land use designation 
from Retail and Commercial Services to Central Business – Mixed Use; 3) approve an 
amendment to the Zoning Map from Retail Commercial (RC) to the Central Business Open 
(CBO) zone; and 4) approve Development Permit 15-18 for a 13-unit apartment complex and 
two live/work units located at 1400 Ramona Avenue. 

EXECUTIVE SUMMARY

The applicant is requesting approval of a General Plan amendment from Retail and Commercial 
Services to Central Business – Mixed Use and a zone change from the Retail Commercial (RC) 
zone to the Central Business Open (CBO) zone for a 30,000 square foot (0.69 acre) net (43,475 
square foot [0.99 acre] gross) site located at the southeast corner of North 14th Street and
Ramona Avenue. The General Plan amendment and rezone would facilitate development of a 
13-unit apartment complex and two live/work units. The proposed gross residential density of 15 
units per acre would be consistent with the density standards of the Central Business – Mixed 
Use designation; the residential and live/work units are permitted in the CBO zone with approval 
of a Use Permit. To accommodate the required number of parking spaces, the applicant is 
proposing to share 12 parking spaces with an adjacent retail commercial establishment (Auto 
Zone) located at 1401 West Grand Avenue.

A Mitigated Negative Declaration (MND) has been prepared pursuant to Section 21080 of the 
CEQA Guidelines for the proposed project, which identifies potential impacts to aesthetics and
air quality. These potentially significant impacts would be avoided with the implementation of 
mitigation measures, as discussed in the MND.  

If the City Council approves the General Plan Amendment and Rezone, the proposed 
development would be generally consistent with the policies of the General Plan and 
Development Code standards. The City Development Code requires a minimum of 37 parking 
spaces for the proposed project, but allows parking reductions for multi-family residential 
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projects within 500 feet of a transit stop.  The applicant is requesting a parking reduction of 
three spaces and 12 shared parking spaces with the adjacent commercial business, providing a 
total of 34 parking spaces. In order for the Planning Commission to consider recommending 
approval of the proposed 13-unit apartment complex, two live/work units, and General Plan 
Amendment and Zone Change, staff has prepared a detailed staff report that discusses all 
aspects of the project.

BACKGROUND

Existing Site Conditions 
The proposed project is located on the southeast intersection of North 14th Street and Ramona 
Avenue, north of, and adjacent to, the commercial corridor along West Grand Avenue. The 
subject site is a rectangular, 30,000 square-foot (.69-acre net) corner lot that is mostly vacant
and consists of predominately of ruderal/developed habitat. The adjacent retail establishment to 
the south (Auto Zone) leases approximately 9,150 square feet of the southern portion of the 
subject parcel for 14 parking spaces and vehicular access. However, the applicant has a shared 
parking agreement that allows the non-exclusive use of the 14 parking spaces.

A 10-foot wide strip along the eastern property line of the subject parcel is an easement for the 
mobile home park to the east, and portions of two mobile homes encroach into this easement. 
A 121’-6” x 20’ asphalt strip runs east to west through the center of the site. The parcel is fairly 
level with an approximate 4% slope from north to south and is mowed regularly. The parcel is 
bound by multi-family and single family residential to the north, east, and west, with commercial 
development to the south (along West Grand Avenue).  

Data Summary:
Owner/Applicant: Brad Forde
Existing General Plan Designation: Retail and Commercial Services
Proposed General Plan Designation: Central Business – Mixed Use
Existing Zoning: Retail Commercial (RC)
Proposed Zoning: Central Business Open (CB-O) Zone 
Surrounding Zones & Existing Uses:

North: High Density Residential (R3); single-family residential units
South: Retail Commercial (RC); commercial retail development
East: Retail Commercial (RC); mobile home park
West: Central Business Open (CB-O); single-family residential units

Project Description
The proposed project consists of construction of four three-story buildings totaling 22,225
square feet. Building heights would range from 35’-9” and 39’-1”. Approximately 4,872.5 square 
feet of landscaping is proposed, including approximately 150 square feet of total common open 
space. 

Within the four buildings, the applicant is proposing thirteen (13) three-story, 1,058 square foot, 
2-bedroom, 1-bath attached apartments. Each unit would have one 291.5 square foot, 1-car 
garage on the ground floor, and one 194 square foot roof top deck. Two (2) live/work units
would contain 268 square feet of office space in addition to apartment units with configurations 
identical to the 13 residential units. A total of 34 parking spaces are proposed consisting of 15
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single-car garages (one for each unit), seven (7) uncovered spaces, and 12 spaces shared with 
the neighboring Auto Zone.

The project also involves a General Plan Amendment from Retail and Commercial Services to 
Central Business – Mixed Use and a Rezone from Retail Commercial (RC) Central Business 
Open (CBO). 

DISCUSSION

General Plan Consistency

The subject property is designated Retail and Commercial Services. The Retail and Commercial 
Services designation is intended to provide for a wide range of retail sales and personal 
services, including grocery stores, restaurants, beauty salons, dry cleaners, non-automobile 
repair shops, and home maintenance centers. Although primarily intended for commercial uses,
the City may determine through a Use Permit that residential use would be appropriate at the 
Medium Density (6-9 DU/Acre) to provide a transition area into the surrounding residential 
areas.

The proposed high-density residential and live/work development is inconsistent with the uses 
and residential density of the Retail and Commercial Services designation. As such, the 
applicant is proposing a General Plan amendment to Central Business – Mixed Use. The project 
would comply with the residential density allowance of 20 units per acre allowed in the Central 
Business – Mixed Use designation.  

The subject property is on the western edge of the Retail and Commercial Services area, 
adjacent to the Central Business – Mixed Use area. Changing the land use designation from 
Retail and Commercial Services to Central Business – Mixed Use would have no negative effect
on the land use patterns of the area because the proposed designation would be compatible 
with the surrounding High Density Residential area to the north and the Retail and Commercial 
Services areas to the east and south. The properties to the west are designated Central 
Business – Mixed Use. The General Plan Amendment would extend the boundary of the Central 
Business – Mixed Use area to include one additional property to the east, resulting in a 
seamless transition.

The proposed development would be consistent with the intent of the Central Business – Mixed 
Use designation, which provides for the establishment of a pedestrian-oriented downtown core 
through the functional integration of retail, commercial services, restaurants, professional 
offices, civic, entertainment, and residential uses. In general, the ground floor of development
should be occupied by retail shops, service businesses and professional offices, with the upper 
floors reserved for visitor accommodations, offices and dwellings. Because the subject property 
is in a transition area between high density residential to the north, pedestrian-oriented 
downtown to the west and auto-oriented large scale retail to the south and east, the proposed 
residential development would be appropriate for the site. Therefore, staff recommends that the 
Planning Commission support the General Plan Amendment. 

Staff has reviewed the proposed project and evaluated its consistency with applicable General 
Plan policies. Staff has provided a brief summary for each policy indicating how the proposed 
project is consistent with the policies as an exhibit to the resolution (reference Attachment 4,
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Exhibit B). However, there are six Land Use Element policies related to site design and use that 
warrant more detailed discussion as provided below.

Policy LU 1.2 addresses development in residential neighborhoods as follows: 

LU-1.2 “Complete” neighborhoods. In general, the City will promote the establishment and 
preservation of “complete” neighborhoods that exhibit the following characteristics:

a. A mix of housing types and densities serving the broadest range of households, incomes
and ages;

b. Neighborhood serving retail businesses should be provided within a five-minute walk or
bicycle ride of surrounding residences;

c. Parks, schools and other public/quasi-public uses within a short walk or bicycle ride;
d. A complete and interconnected system of roadways, bicycle and pedestrian paths, and

transit stops that link the neighborhoods;
e. Blocks with a substantial tree canopy shading the street and sidewalk;
f. Connectivity to surrounding neighborhoods, retail centers and employment;
g. A sense of personal safety;
h. Elements that foster the sustainable use of scarce or non-renewable resources, such as

walkable streets, the orientation of buildings to facilitate solar heating and cooling, and a
complementary range of uses that promote alternate forms of transportation; and

i. Improved access to high-speed internet connections.

The proposed project would provide 13 residential units and two live/work units, and would add 
a mix of higher density residential development to the existing neighborhood. The two-bedroom 
units would provide rental housing opportunities for a broad range of households, including 
small families, empty-nesters, and young people, in an area that is walking distance to retail 
establishments and restaurants. Grover Beach Elementary School is a seven-minute walk (0.4 
miles) from the project site; and Ramona Garden Park is a 6-minute walk (0.3 miles). Bus stops 
are within less than two blocks of the project site. Therefore, staff believes the project would 
promote the establishment of complete neighborhoods based on the density, scale, and 
location.

Land Use Element Policy LU-2.3 
Policy LU 2.3 addresses housing choices as follows;

LU-2.3 Housing choices. The City shall provide for and encourage a range of housing 
choices, including live/work units, multifamily development and Single Room 
Occupancies (SRO), intended to meet the special needs of senior citizens, the physically 
and mentally challenged, and very low, low and moderate income households.

The project includes two live/work units and 13 multi-family units. Therefore, staff believes the 
proposed project is consistent with this policy.

Land Use Element Policy LU-3.1
Policy LU-3.1 addresses infill development as follows:

LU-3.1 Compatible infill development. Housing built within an existing neighborhood 
should be compatible in scale and in character with that neighborhood. Where 
neighborhoods are primarily single story, two-story housing may be permitted but should 
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be designed to respect the privacy of surrounding residences. All multifamily 
development and large group-living facilities should be compatible with nearby, lower 
density development.
a. Architectural Character: New buildings should respect existing buildings where they

contribute to neighborhood architectural character, in terms of size, spacing, and
variety.

b. Privacy and Solar Access: New buildings should be designed to respect the privacy
and solar access of neighboring buildings and outdoor areas, particularly where
multistory buildings or additions may overlook backyards of adjacent dwellings.

c. Compatible Color and Materials: New buildings should employ a palette of building
materials and colors that complements existing development where they contribute
to neighborhood architectural character.

The project is located in a commercial area in which higher density developments are desired. 
Single story, single-family residential uses in the R-3 zone are located to the north, across 
Ramona Avenue. The maximum building height in the R-3 zone is 32 feet, signifying that the 
City’s vision is for taller, denser development than what currently exists. A mobile home park in 
the RC zone is situated east of the project site. The mobile home park encroaches on to the 
subject property and is a non-conforming use. While the proposed three story apartment 
complex is taller than adjacent structures, it complies with the maximum height requirement of 
40 feet in both the RC and the CB-O zones, ranging from 35’-9” to 39’-1” as measured from 
average natural grade. The massing of the buildings adjacent to Ramona Avenue are reduced 
based on the building foundations being approximately 3.5 feet below the street elevation.  

The massing is broken into four separate buildings, with staggered units. Each building features 
roofing of differing slopes. A palette of neutral, pastel colors are proposed. The proposed 
exterior materials (stucco siding, metal garage doors, and asphalt shingle roofing) would be 
compatible with existing surrounding structures. Therefore, staff believes that the project is 
compatible in scale and character with the neighborhood.

Land Use Element Policy LU-4.4
Policy LU-4.4 addresses development of commercial uses providing goods and services to 
Grover Beach residents and to become the commercial service hub for southern San Luis 
Obispo County as follows:

LU-4.4 Design of mixed-use development. Mixed use developments should be 
designed to mitigate potential conflicts between residential and non-residential uses, 
considering such issues as noise, lighting, security, and truck and automobile access.

The live/work units would be situated near West Grand Avenue and the shared Auto Zone 
parking lot. As the work spaces would be offices, they are not expected to cause noise, security, 
or vehicular access issues. The live/work units would be conditioned to limit hours of operation, 
client visits, and allowed uses.

Land Use Element Policies LU-20.8 and 20.9
Policies LU-20.8 and 20.9 seek to preserve the existing community character and fabric and 
promote the development of neighborhoods and commercial and industrial districts that 
emphasize pedestrian convenience as follows:
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LU-20.8 Qualities desired in residential development. Residential projects should 
provide:
a. Privacy, for occupants and neighbors of the project;
b. Adequate usable outdoor area, sheltered from noise and prevailing winds, and

oriented to receive light and sunshine;
c. Use of natural ventilation, sunlight, and shade to make indoor and outdoor spaces

comfortable with minimum mechanical support;
d. Pleasant views from and toward the project;
e. Security and safety;
f. Separate paths for vehicles and for people, and bike paths along collector streets;
g. Adequate parking and storage space;
h. Noise and visual separation from adjacent roads and commercial uses.
i. Design elements that facilitate neighborhood interaction, such as front porches, front

yards along streets, entryways facing public walkways, and building design and
orientation to minimize the prominence of the garage door.

The proposed project design addresses the above desired qualities of residential development. 
The project includes 194-square feet of private decks for each residential unit and a common 
outdoor area adjacent to Building 2. The project is designed with walking paths that do not 
conflict with vehicular path of travel. The project includes approximately 150 square feet of 
common open space with a barbeque and bench. Eleven of the 15 units would be accessed 
from entryways directly fronting 14th Street and Ramona Avenue. The other four units would 
have pedestrian access via a walkway along the southeastern side of the property. All garage 
doors would be oriented inward and would not face public streets.

In addition, the Mitigated Negative Declaration identifies mitigation measures to reduce impacts 
associated with light and glare, including limiting outdoor lighting wattage and directing light 
downward to avoid spilling of light off-site. Therefore, staff believes that the proposed project is 
consistent with this policy.

LU-20.9 Building height of residential infill development. The height of residential 
infill projects should be consistent with that of surrounding residential structures, and
incorporate features to protect existing views and privacy where reasonable. Where
greater height is desired, an infill structure should set back the upper floors from the 
edge of the first story to reduce impacts on adjacent properties.

Nearby residential structures are one- and two story, single family and multi-family residences.
There are also three story multi-family residential projects approximately 200 feet north of the 
project site and a three story mixed-use project 200 feet west of the site.  A single-story retail 
commercial establishment is located directly south of the project site. As discussed above, the 
project is located in a commercial area in which higher density developments are desired. While 
the proposed three story apartment complex is taller than adjacent structures, it complies with 
the maximum height requirement of 40 feet in both the RC and the CB-O zone. The rezone 
would not result in an increase in height. Therefore, staff believes that the proposed project is 
consistent with this policy.
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West Grand Avenue Master Plan Consistency

The project site is within the West Grand Avenue Master Plan Area. A discussion of the 
proposed project’s consistency with applicable West Grand Avenue Master Plan guidelines is 
provided below.

High Density Residential Guidelines:
• Doorways should be oriented toward the street.
• Conceal parking behind the building and provide alley entrances to parking areas where

possible.
• Minimize curb cuts for entrances.
• Incorporate ancillary units above garages where appropriate.
• Minimize front setbacks to help define the street as an outdoor room.
• Where ground floor residential units are located on or near commercial streets,

dooryards or a raised ground floor level are recommended to provide a buffer and
privacy from passing pedestrians.

The proposed project would contain units with primary entrances oriented toward the street, with 
individual entryways directly from North 14th Street and Ramona Avenue that would allow 
residents to walk directly from the sidewalk to the units. Parking would be concealed in garages 
located in the interior of the lot. The development meets the setback requirements of the CB-O
zone. One vehicular entrance on 14th Street is proposed. Overall, the buildings would be 
composed of openings and architectural elements that would create a clean, symmetrical 
façade. Therefore, staff believes that the proposed project orientation is consistent with the 
purpose and intent of the Master Plan.

Development Standards 

The applicant is seeking a zone change from RC zone to the CB-O zone because multi-family 
dwelling and live/work units are not permitted in the RC zone, but are permitted in the CB-O
zone with approval of a Use Permit.  The CB-O Zone is intended to be a transitional zone 
between the higher intensity commercial nodes along West Grand Avenue (Central Business 
zone), high density residential uses in the R3 zone, and larger-scale commercial uses in the RC 
zone. The provisions of the CB-O Zone allows for a flexible mixture of commercial, office and 
residential uses, in addition to development that is all residential.

The rezone would change development standards for the subject property. Notably, residential 
density, floor area ratio (FAR), and maximum lot coverage would increase, and landscaping 
requirements would be reduced. Setbacks and heights would remain the same. A comparison of 
applicable development standards between the CB-O zone and the RC zone are outlined in the 
table below.

Development Standard Existing RC Proposed CB-O Difference
Setbacks

Front
Side
Rear

10’
0’
0’

10'
0’
0’

No change

Height 40’ 40’ No change
Coverage (max.) 50% 100% Increase
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Residential Density 
(units/acre)

9 20 Increase

FAR (max.) 1.0 3.0 Increase
Lot size (min. square feet) 10,000 5,000 Decrease
Lot width (min.) 50’ 50’ No change
Landscaping 10% 5% Decrease

Because the parcels to the west of the project site are zoned CB-O, the proposed rezone from 
RC to CB-O would maintain a seamless transition between zones and would not result in “leap-
frog zoning.” The rezone would also ensure zoning compatibility with the proposed General Plan 
Amendment to Central Business District - Mixed-Use. Therefore, staff recommends that the 
Planning Commission support the proposed rezone. 

Development Code Section 2.30.040 - Central Business Open Development Standards
The proposed project complies with the development standards for the Central Business Open 
Zone, as shown and discussed below. A total of 34 parking spaces are proposed consisting of 
15 single-car garages (one for each unit), seven (7) uncovered spaces, and 12 spaces shared 
with neighboring Auto Zone.

Central Business Open
Development Standard

Table 2.5
Requirement Proposed

Front Setback (adjacent to 
residential zone)
(Ramona Avenue)

10 feet 10 feet

Side Setback 0 feet 16 feet 8 inches

Street Side Yard Setback
(North 14th Street)

0 feet 2 feet

Rear Setback 0 feet 66 feet, 8.5 inches
Building Height 
(from average natural 
grade)

40 feet Ranges from 35’-9” to 39’-1” 

Lot Coverage Maximum 100% 25%
Density 20 per acre

20 x .99 = 19.8 units
15 units

FAR (max.) 3.0 0.74
Minimum Lot Size 5,000 square feet 30,000 square feet, net 
Lot Width (min.) 50 feet 150 feet
Landscaping 5% 14.5%

Development Code Section 2.30.050 – Commercial Zones Design Standards
Development within commercial zones is also required to comply with the following design 
standards pursuant to Development Code Section 2.30.050:

A. West Grand Avenue Master Plan. The City has adopted the West Grand Avenue 
Master Plan to serve as guidelines for site planning and architectural design. Applicants 
are highly encouraged to review the Master Plan and understand the City’s vision for the 
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West Grand Avenue corridor. Development should be consistent with the Master Plan 
guidelines, as long as they are consistent with the provisions of the Local Coastal 
Program.

Staff’s analysis of the project’s consistency with the West Grand Avenue Master Plan is 
discussed above.

B. Building Placement. In the CVS, VS, CBO and CB zones, buildings facing the street, 
especially on West Grand Avenue, should be placed at the back of sidewalk with 
adequate space between the curb and the building to accommodate pedestrian 
walkways, street furniture (e.g., seating, lighting, landscaping, public art), and for outdoor 
dining and gathering.

If the rezone is approved, the project would be in the CBO Zone. It is staff’s opinion that this 
standard is intended for commercial uses on West Grand Avenue, as opposed to multi-family 
residential on the periphery on the master plan area. Regardless, staff believes the proposed 
project complies with this standard. The proposed buildings would be placed at the back of the 
sidewalk with a common area fronting 14th Street.

C. Design Standards for all commercial zones. Projects within commercial zones shall 
comply with the following design standards:
1. Storage and Service Areas. All service areas (e.g., vehicle rental uses), outdoor

storage areas, outdoor work areas and loading areas shall be located at the sides 
and rear of buildings and screened from public view in compliance with Section
3.10.020 (Fences, Walls, and Screening).

2. Equipment. All ground mounted and roof mounted equipment, except for solar
collection systems, shall be screen in compliance with Section 3.10.020 (Fences, 
Walls, and Screening).

3. Trash Enclosures. All trash and recycling storage areas shall be enclosed by a
decorative masonry wall or other solid materials that is architecturally compatible 
with the building architecture. Gates shall be durable and solid and continuously 
maintained in working order.

No outdoor storage and service areas are proposed. The trash and recycling storage area 
would be enclosed by a block wall.

Development Code Section 3.50 – Parking Regulations
Each land use is required to provide a minimum number of off-street parking spaces, as
summarized below:



Staff Report: Development Application 15-18 for 1400 Ramona Avenue Page 10
December 14, 2016

Parking Requirements 
by Land Use Table 3.3

Requirement Proposed

Multi-family dwellings 13 x 2 = 26 spaces
13/2 = 6.5 guest spaces
33 spaces

15 one car garages
7 open spaces

12 shared spaces with Auto Zone
34 total spaces provided

Applicant is requesting a reduction 
of 3 spaces for multi-family 
residential project per Section 
3.50.060D.1

Live/Work Units 2x2 = 4 spaces
Total 37 parking spaces required

The Auto Zone leases the southerly 61-foot by 150-foot portion of the subject property for two-
way vehicular access and 24 parking spaces. A shared parking agreement between the 
applicant and the Auto Zone allows the applicant to use up to 14 of the 24 spaces within the 
easement (Reference Attachment 6). 

The applicant is requesting a shared peak-hour parking adjustment to share 12 parking spaces 
with Auto Zone. Shared parking adjustments may be allowed where two or more uses have 
distinct and differing traffic usage periods, pursuant to Section 3.50.060.C of the Development 
Code. The total number of spaces required for all uses sharing the parking may be reduced to 
no less than the number of spaces required by Section 3.50.020 for the single use among those 
proposed that generates the highest parking demand.

Staff supports the shared peak-hour parking adjustment because the residential and retail uses 
would have different parking demand periods. Peak residential parking demand generally 
occurs between 5:00 pm and 8:00 am on weekdays and all day on weekends, while the Auto 
Zone hours of operation are generally from 7:30 am to 9:00 pm. Also, while AutoZone is allowed 
to use these shared parking spaces, it has 26 dedicated parking spaces that meet its minimum 
parking requirements and apparent demand. The 26 dedicated parking spaces are accessed 
from West Grand Avenue and are closer to the store entrances than the shared spaces, which 
are accessed from North 14th Street. Staff has observed that very few, if any, of the shared 
parking spaces have been used prior to 8:00 am and after 5:00 pm on weekdays.

The 12 shared parking spaces would access the 15 units via a proposed walkway between the 
shared parking spaces, a walkway located at the east end of the shared parking spaces and the
new sidewalk on North 14th Street. The most remote space in the existing parking lot would be 
located approximately 165 feet from the Auto Zone entrance and no more than 290 feet from 
the furthest residential unit entrance, thus complying with the maximum 300-foot distance for 
pedestrians. 

In addition to the shared peak-hour parking adjustment, the applicant is requesting a parking 
reduction for three spaces pursuant to Development Code section 3.50.60.D.1, Air Quality 
Incentives for Multi-family Projects. In accordance with the Clean Air Plan adopted by the San 
Luis Obispo County Air Pollution Control District, parking reductions may be allowed for a 
project within 500 feet of a transit center or station at a rate of one space per dwelling. The 
project site is slightly less than 500 feet from the nearest bus stops at the northwest and 
southwest corners of West Grand Avenue and 13th Street.  There are also bus stops slightly 
more than 500 feet from the project site at the southwest and northwest corners of West Grand 
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Avenue and 13th Street. Staff supports the reduction of only three spaces, while the regulations 
could allow a reduction of up to 13 spaces.

Development Code Section 4.10.120 –Multi-Family Development Standards 
The multi-family residential project is subject to the development standards set forth in Chapter 
4.10.120 of the Development Code. The project complies with most of the development 
standards, as outlined in the table below.

Multi-Family 
Development Standards 

(4.10.120)
Requirement Proposed

Front Setback Pavement Max. 50% hardscape in 
front yard setback 

Complies; landscaping proposed in 
front setback

Parking Location Outside of front or side 
street setback areas

Outside of front and side street 
setback areas

Building Separation
(sum of the building 
heights divided by 2)

19.5 feet 17.5 feet between Building 2 and 3
27 feet between Building 3 and 4
34 feet between Building 4 and 1
50 feet between Building 1 and 2

Private Open Space 72 square feet 194 square foot roof top deck
Common Open Space As determined by 

Planning Commission 
Approximately 150 square feet

The project does not comply with the building separation standard for the space between 
buildings 2 and 3. A condition has been added to add two feet between the two buildings.

Development Code Section 4.10.090 – Live/work Unit Development Standards  
The two live/work units are subject to the development standards set forth in Chapter 4.10.090 
of the Development Code. The project complies with these development standards, as 
discussed below.

Live-Work Development 
Standards (4.10.090) Requirement Proposed

Maximum Density 20 du/ac (per CB-O zone) Complies; 15/du/acre
Minimum Floor Area 1,000 square feet Complies; 1,326 square feet
Physical Separation Separation between 

live/work units
Complies; units would be separated 
by a residential unit

Public Access From public street, 
common access area, 
corridor, or hall

Complies; direct access from 14th 
Street would be provided.

Unit access Separate access Complies; separate concrete walking 
path to each unit would be provided.

Commercial uses Adjacent and oriented to 
primary street frontage

Complies; units would front 14th 
Street.

Parking 2 spaces minimum 2 spaces (applicant is requesting a 
reduction of 3 spaces for the entire 
project)
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The project would be conditioned to comply with the operating requirements pursuant to 
Development Code Section 4.10.090.F. including prohibiting the sale or rental of portions of a 
unit, occupation of the residential portion of the live/work unit by at least one employee of the 
office component of the units, limiting hours of operation and noise, limiting business operations 
to the building interior, and noticing occupants of structures containing live/work units of 
potential effects associated with commercial uses, prohibiting on-premises sales.

Public Works Department
Development Code Section 5.20 requires new construction to install street improvements along 
the frontage of properties up to the centerline of the right of way.  The project has been 
conditioned to install frontage improvements where existing improvements do not meet current 
standards.

Development Code Section 5.50 requires new construction to retain all drainage on-site. The 
project proposed an underground retention system under the driveway that will retain all runoff 
on-site consistent with City Standards.  

Development Code Section 5.40 requires new construction underground all existing overhead 
utilities or pay an in-lieu fee adopted by the City Council.  In addition, the Code requires all 
overhead service lines be placed underground.  The project has been conditioned to comply 
with this requirement.

Environmental Review
A Mitigated Negative Declaration (MND) has been prepared pursuant to Section 21080 of the 
CEQA Guidelines for the proposed project, which identifies potential impacts to aesthetics and 
air quality that would be avoided with the implementation of mitigation measures (reference 
Attachment 1 Exhibit A).

ALTERNATIVES

The Planning Commission has the following alternatives to consider: 

1. Adopt the resolutions recommending the City Council adopt the Mitigated Negative
Declaration and approve the General Plan Amendment, Rezone, Development Permit, and
Use Permit associated with Development Application 15-18; or

2. Provide alternative direction to staff; or
3. Direct staff to prepare a resolution recommending denial of the project with findings.

PUBLIC NOTIFICATION

The agenda was posted in accordance with the Brown Act.  The Public Hearing notice was 
published in The Tribune on December 2, 2016.  The Public Hearing notice was posted on the 
subject property and was mailed to property owners within 300 feet of the subject property.

ATTACHMENTS

1. Draft Resolution Recommending Adoption of the Mitigated Negative Declaration
Exhibit A - Initial Study and Mitigated Negative Declaration
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2. Draft Resolution Recommending Approval of the General Plan Amendment
Exhibit A – Proposed General Plan Land Use Element Map

3. Draft Resolution Recommending Approval of the Zoning Map Amendment
Exhibit A – Proposed Zoning Map

4. Draft Resolution Recommending Approval of Development Permit & Use Permit
Exhibit A – Project Plans (full-sized under separate cover)
Exhibit B – General Plan Consistency Analysis

5. Vicinity Map
6. Reciprocal Easements, Covenants, and Restrictions Agreement between Applicant and

Auto Zone
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