CITY OF DALY CITY
PLANNING COMMISSION
REGULAR MEETING

AGENDA
Tuesday, March 04, 2014 - 7:00 PM

Council Chambers, City Hall

Live Telecast: Comcast Channel 27, Astound 26, AT&T U-Verse 99

Webcast: www.dalycity.org/meetings

OPENING OF MEETING:
PLEDGE TO THE FLAG:
ROLL CALL:

MINUTES: Approval of Minutes of February 4, 2014

PUBLIC HEARING:

l. Preliminary Plan Review of Planned Development PD-12-13-8312, Environmental
Review CEQA-12-13-8313, Subdivision SUB-12-13-8315, and Design Review DR-
12-13-8319
APPLICANT: KB Homes South Bay Inc.

LOCATION: One parcel located at the western termini of Peoria Street

and Wellington Avenue (paper street), northern terminus of
Lausanne Avenue and the southern terminus of Chelsea
Court, Assessor's Parcel Number: 003-211-310

ENVIRONMENTAL Mitigated Negative Declaration

ASSESSMENT:

PLANNER: Steve Flint, Contract Senior Planner

PUBLIC APPEARANCES, STAFF COMMUNICATIONS:
ACQUISITIONS, VACATIONS, ETC. - SECTION 65402(A):

ADJOURNMENT:
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Persons with disabilities who require auxiliary aids or services in attending or participating in this meeting should
notify the Office of the City Clerk at 991-8078 as early as possible.

Availability of Public Records: All public records relating to an open session item on this agenda,
which are not exempt from disclosure pursuant to the California Public Records Act, that are
distributed to a majority of the legislative body will be available for public inspection at the City
Clerk’s Office, City Hall located at 333 90" Street, Daly City, CA during normal business hours, at the
same time that the public records are distributed or made available to the legislative body.




CITY OF DALY CITY
PLANNING COMMISSION
REGULAR MEETING

MINUTES
Tuesday, February 4, 2014 - 7:00 PM

Council Chambers, City Hall

Live Telecast: Comcast Channel 27, Astound 26, AT&T U-Verse 99

Webcast: www.dalycity.org/meetings

OPENING OF MEETING:

PLEDGE TO THE FLAG:

ROLL CALL: PRESENT: Crump, Kelly, Lubiano, Sylvester
ABSENT: Edelman

MINUTES: Approval of Minutes of January 7, 2014

Moved by Commissioner Kelly, seconded by Commissioner Crump, that the
minutes of January 7, 2014 meeting be approved. Motion carried 4-0.

PUBLIC APPEARANCES, STAFF COMMUNICATIONS:

1. Presentation by Strategic Economics - Daly City Economic and Housing opportunities
(ECHO) Assessment Mission Street Case Study

ACQUISITIONS, VACATIONS, ETC. - SECTION 65402(A):

ADJOURNMENT:  The Chair adjourned the meeting at 7:35 p.m.

Persons with disabilities who require auxiliary aids or services in attending or participating in this meeting should
notify the Office of the City Clerk at 991-8078 as early as possible.

Availability of Public Records: All public records relating to an open session item on this agenda,
which are not exempt from disclosure pursuant to the California Public Records Act, that are
distributed to a majority of the legislative body will be available for public inspection at the City
Clerk’s Office, City Hall located at 333 90" Street, Daly City, CA during normal business hours, at the
same time that the public records are distributed or made available to the legislative body.
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Meeting Date:

Application:

Project Planner:

Project Location:

Project Description:

Applicant:

Property Owner:

Environmental
Assessment:

Applicable Daly City
Municipal Code Provisions:

March 4, 2014

Preliminary Plan for Planned Development PD 12-13-8312,
Subdivision SUB-12-13-8315, Design Review DR-12-123-8319,
and Environmental Review CEQA-12-13-8313

Steve Flint, Contract Planner

One parcel located at the western termini of Peoria Street and
Wellington Avenue (paper street), the northern terminus of
Lausanne Avenue and the southern terminus of Chelsea Court

Construction of 31 detached residences and 23 townhouses on 4.91-
acre parcel

KB Home South Bay, Inc.
6700 Koll Center Parkway
Pleasanton, CA 94566

Private Capital Fund, LLC
4300 Stevens Creek Blvd. #275
San Jose, CA 95129

Mitigated Negative Declaration (anticipated)

Title 16 Subdivisions

Chapter 17.28 P-D Planned Development District

Chapter 17.37 Condominiums and Condominium Conversions
Chapter 17.44 Use Permits

Chapter 17.45 Design Review

Chapter 17.47 Inclusionary Housing
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Background

The applicant, KB Homes, has submitted a revised application to develop the presently-vacant
parcel generally located at the westerly and northerly ends of Peoria Street and Lausanne
Avenue, respectively. A portion of the development site also exists at the southerly end of
Chelsea Court (see Attachment A — Location Map). The Planning Commission and City Council
last reviewed a proposal for 66 townhomes by the same applicant on the same parcel in August
2013, but the City Council denied the application at that time citing a concern for the project’s
traffic, parking, and aesthetic impacts.

Due in part to the concerns expressed by the City Council, the applicant has revised the project to
reduce the overall number of dwelling units and, more specifically, the number of townhouses on
the site. Whereas the previous proposal consisted of 66 townhouses in 11 buildings, the current
proposal consists of 23 townhouses in four buildings and 31 single family detached homes, for a
total of 54 dwelling units (see Attachment B — Project Plans). All of the single family homes and
19 of the townhouses would be constructed at the upper portion of the site adjacent to Peoria
Street and Lausanne Avenue, while four townhouses would be constructed at the end of Chelsea
Court. The townhouses at the upper portion of the site would be constructed within three
buildings, while the townhouses at the end of Chelsea Court would be constructed within one
building.

At the Preliminary Plan stage, the Planning Commission should consider the proposed
development and review the proposed land use, parking, circulation, architecture and design, and
site plan. The Commission may either grant approval to the Preliminary Plan so that the
application proceeds to the Precise Plan stage or request that the applicant revise the Preliminary
Plan prior to it proceeding to the Precise Plan stage. Preliminary Plan action does not limit the
Commission’s ability to approve, conditionally approve, or deny the Precise Plan. The Planning
Commission’s action will be forwarded to the Council as a communication item.

The following actions by the City are necessary for the project to proceed to the grading and
building permit stages:

1. Certification of a Mitigated Negative Declaration for the project;

2. Approval of a Tentative Subdivision Map to create 26 residential condominium units,
31 single family lots, and common area lots on the project site;

3. Approval of Planned Development (PD-68) Zoning District for the entire project site.
The new PD-68 zoning district will replace the current R-1 Single Family Residential
and R-3 Multiple Family Residential districts.  Development standards and
restrictions will be established through the approval of PD-68.

4. Approval of a Use Permit for the creation of condominium units;
5. Approval of Design Review for architectural character, site design, and landscaping;
and

6. Approval of an Inclusionary Housing Agreement.
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Discussion

In an effort to address concerns expressed by the City Council in 2012, the applicant has made
the following revisions to the project:

= Reduced the overall number of dwelling units from 66 to 54, thereby reducing traffic and
parking impacts;

= Reduced the number of buildings containing townhouses, which contributed significantly
to the bulk and mass of the previous proposal, from eleven to four;

= Replaced eight buildings containing townhouses with 31 single family homes, which are
more characteristic of the adjacent neighborhood;

= Proposed that the rear elevations of 14 single family homes situated adjacent to the
existing neighborhood to the west be two stories where the previous townhouse rear
elevations were three stories;

= Increased guest parking from 21 spaces to 23 spaces.

Due to the confined shape of the development site, only six of the proposed parcels with single
family homes meet the current minimum 3,000 square foot parcel size. The remainder of single
family parcels are as small as 1,560 square feet. Similarly, none of the single family lots meet
the mandated 33-foot minimum lot width and only five lots meet the maximum 55 percent lot
coverage mandated by the R-1 Single Family Residential District. For this reason, the applicant
has proposed to rezone the entire site to Planned Development PD-68.

The PD designation allows variations in development standards required in other zoning
districts, including building height. All of the townhouse units are less than 36’0 in height,
below the maximum allowed in the surrounding R-3 district. Only the single family units on the
western edge of the project site will exceed R-3 standards, extending to a height of
approximately 41 feet. These units have been situated at the base of an ascending slope to
minimize their visibility to the neighborhood.

General Plan, Zoning, and Project Density

The General Plan identifies the land use designation for the subject site as Low Density
Residential, which allows between two and 14.5 dwelling units per acre. Given that the proposed
development is 54 units on 4.91 acres of land, the resulting project density would be 11 dwelling
units per acre. This density is therefore consistent with the current Low Density Residential
General Plan land use designation. Furthermore, the development would be appropriate in
context with surrounding uses, which include Low Density Residential uses to the south and
west, higher density designations such as Medium-Low Density Residential to the east, and
commercially zoned properties to the north.
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In addition to compliance with the General Plan density allowance, the proposed development
would serve to implement the General Plan Housing Element, which encourages the
development of infill housing on sites that are underutilized, where residential development
represents the highest and best use, and where public infrastructure exists to support the intensity
of the proposed development. The Housing Element identifies this site in particular as being
capable of providing housing opportunities that contribute to the City’s fulfillment of its
Regional Housing Need Allocation.

Parking and Circulation

The applicant has proposed providing two parking spaces per unit and 23 guest parking stalls,
resulting in a total of 131 parking spaces. This number exceeds the minimum number of spaces
mandated by the Zoning Ordinance, which requires two spaces for each single family and
townhouse unit, by approximately 21 percent. Each floor plan will have either a two car side-by-
side garage or a two car tandem garage.

Similar to the site plan previously reviewed by the Planning Commission, access to the site
would be provided by new private driveway extensions at Peoria Street, Lausanne Avenue, and
Chelsea Court. All driveways associated with the project would be privately owned and
maintained by a future homeowners association that the developer will establish for the project.
As the development consists of no public streets, the developer has proposed vehicular access
gates at the Peoria Street and Lausanne Avenue entries. No gate is proposed at the end of
Chelsea Court.

Project Affordability

The applicant has submitted an affordable housing plan in accordance with the City’s
Inclusionary Housing Ordinance, which requires 20 percent of all units to be affordable. The
Ordinance also allows the payment of a fee in lieu of providing the total amount of affordable
units. Based on the 20 percent requirement, a total of 10.8 affordable units are required (54 d.u. x
0.20). In compliance with the provisions of the Ordinance, six of the 23 townhouse units will be
sold at Below Market Rate (BMR) and the developer would pay an in-lieu fee equivalent to four
units plus a pro rata share of 0.8 of a unit. The developer would sell the remaining units of each
housing type at market prices. The ordinance also requires that inclusionary units be dispersed
throughout a residential development and be comparable in infrastructure (sewer, water and
other utilities), construction quality and exterior materials to market rate units. Staff has
determined that the affordable housing plan meets the intent of the Ordinance; however, it is at
the City Manager’s discretion to approve, conditionally approve, or deny the affordable housing
plan.

Architectural Design

The project consists of 23 townhouses in four buildings and 31 single family detached homes.
The contemporary design incorporates multi-colored, smooth stucco walls, hipped and gable roof
designs, and articulated facades, with Spanish Revival-inspired elements such as reddish-brown
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concrete tile roofs, arched entries, decorative, painted tile, decorative light fixtures which
resemble lanterns, and wood entry and garage doors.

Floor plans for the 23 townhouse units would provide 16 three-bedroom units and seven four-
bedroom units. All 31 single family homes would provide three-bedroom units although five
homes would be offered with a bonus bedroom capability. Each unit will have a ground floor,
two car garage, either in a side by side or tandem configuration, and either one or two levels of
living area, depending on the Plan type. Although the Code does not require guest parking, 23
guest parking stalls will be provided in this development.

The average overall building height of the development is less than 36 feet, which to comparable
to the building heights allowed in the R-3 Multiple-Family Residential zoning district. The
maximum height of the single family units located along the descending slopes (Plan 4, Lots 5-
18) do not exceed 35 feet in overall height. Portions of the single family units located along the
ascending slopes (Plan 5, Lots 19-35) extend up to 41 feet in height, a height allowance that
would be permissible within the Planned Development zoning district.

The project site is visually prominent, and can be seen from several off-site public vantage
points. The most prominent points of view will be from eastbound traffic on John Daly
Boulevard as it reaches the intersection of Mission Street, southbound traffic on Mission Street
as it reaches the same intersection, and the intersection of Crocker Street and Hanover Street on
the east side of the project.

Photo simulations illustrate how the proposed development will appear from these intersections
(see Attachment C). In response to the prevailing topography of the site, the applicant’s
development plan utilizes a series of stepped retaining walls situated below and adjacent to the
proposed three townhouse buildings on the upper portion of the site. Because the development
will have a strong visual presence, it is important that the project exhibit high quality design in
architecture and landscaping.

Site Retaining Walls

Site retaining walls will be located along the perimeter of the development site, both on the
upper portion accessed from Peoria Street and Lausanne Avenue, and on the lower portion
accessed from Chelsea Court. The series of retaining walls will range in height from 1 foot to 21
feet. Several sections of retaining walls will be immediately adjacent to property lines, where the
foundations and supporting structures will not encroach onto adjacent properties. The walls will
be architecturally treated, using sculpted and stained shotcrete to resemble natural rock.

Landscaping

The applicant has submitted a landscape plan with a proposed plant and tree palette for the
project which identifies installation of an underground irrigation system designed to make
efficient use of water through conservation practices. During the building permit submittal
process, a more detailed plant and tree palette will be created, based on results of soil reports and
recommendations for materials that will be most appropriate to the specific project site.



Preliminary Plan for construction of 31 detached residences and 23 townhouses

Planned Development PD 12-13-8312, Subdivision SUB-12-13-8315,

Design Review DR-12-123-8319, and Environmental Review CEQA-12-13-8313

Meeting Date: March 4, 2014 Page 6 of 6

As identified in the landscape plan, large shrubs and trees will be planted on the uppermost tier
of retaining walls, with smaller shrubs and vines planted on subsequent wall levels, moving
down the hillside. The photo simulations illustrate how the walls are anticipated to look one year
and three years after completion. Wall details are best illustrated on the preliminary landscaping
plan, where there are photographic examples are provided together with planting details.

Canopy trees are also proposed to border a majority of the site, as well as additional trees
proposed for interior portions of the site around common space and the guest parking areas. The
natural landscape will remain in its natural state for a majority of the site, where feasible. Ground
cover options and no mow fescue are proposed for areas adjacent to the retaining walls at the
eastern boundary to provide a low-maintenance, natural looking landscape.

The applicant will be required to establish a home owners association (HOA) for the purpose of
infrastructure maintenance, building maintenance, landscape maintenance, and parking
enforcement. The HOA membership will consist of all residential parcel owners and will be
professionally managed.

Environmental Assessment

Staff has reviewed the proposal under the requirements of the California Environmental Quality
Act (CEQA) and has found that the project will likely require approval of a Mitigated Negative
Declaration. Staff is in the process of drafting this document and will present it to the Planning
Commission during the Precise Plan review.

Staff Recommendation

Staff recommends that the Planning Commission take the following action:

1. Approve the Preliminary Plan for Planned Development PD-68.

Respectfully submitted,

S ABAA]

Steve Flint Tatum Mothershead

Contract Senior Planner Interim Director of Economic and
Community Development

Attachments

Attachment A — Location Map

Attachment B — Tentative Map, Project Plans

Attachment C — Photo Simulations
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DR-12-123-8319, and CEQA-12-13-8313
Peoria St./Wellington Ave/Chelsea Cit.
31 detached residences and 23 fownhouses

KNOWLES AVE

LAUSANNE AVE
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PROJECT SUMMARY
A. GROSS SITE AREA: 4.9+ ACRES D. FLOOR AREA RATIO (FAR

111,937+ TOTAL BUILDINg. AREA/211,158+ SITE AREA

B. PROPOSED # OF UNITS: 54 =0.53
C. GROSS DENSITY: 11.0 UNITS/AC E. LOT SUMMARY
LOTS (MULTIFAMILY HOMES) (LOTS 1-4)

LOTS (OPEN/COMMON SPACE) (LOTS C)
STREETS/PARKING (LOTS A-B)

IS
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e ™

(\IN FEET.)

1 inch = 40 ‘ft.
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SO SCE UL SO Bl
Q(W

3" MOUNTABLE CURB AND GUTTER

NOT TO SCALE

TENTATIVE MAP

PRELIMINARY SITE PLAN

LOTS éSINGLE FAMILY DETACHED HOMES) (LOTS 5-35) 1.7+  WALKWAYS

F. SITE_COVERAGE ACRES Z
BUILDING 1.2+ 24
STREETS 0.9+ 18
ACRES  PARKING 0.1 2
0.5 DRIVEWAYS 0.1+ 2
0.2+ 4
1.7+  PATIO/ENTRY 0.1+ 2
1.0+  LANDSCAPING 0.8+ 16
49+ OPEN SPACE (EXISTING NATURAL LANDSCAPE) 1.5 32
TOTAL 4.9+ 100
G. USABLE OPEN SPACE SQ. FT.
REQUIRED (150 SF/UNIT X 54 UNITS) 8,100
PROVIDED
REAR YARDS 9,150+
PRIVATE BALCONIES 1,560+
COMMON AREA LANDSCAPE/WALKWAYS 17,450+
TOTAL PROVIDED 28,160+
H. PROPOSED SETBACKS:
a. FRONT: 3’ MIN.
b. REAR: 6’ MIN.
¢. SIDE (INTERIOR): 0" MIN.
. UNIT TYPE BREAKDOWN
PLAN 1] PLAN 2[PLAN 3 [PLAN 4 [PLAN 5[ TOTAL |
BUILDING 1 2 2 2 - - 6
BUILDING 2 2 2 2 - - 6
BUILDING 3 2 2 3 - - 7
BUILDING 4 2 2 = = - !
SINGLE FAMILY] - - — 14 17 3
TOTAL 22 25 7 = = 54
J. BEDROOM (BR) COUNT
_ UNITS | BR/UNIT | TOTAL [ OPTIONAL BR/UNIT | TOTAL
|PLAN 1 8 2 16 - -
PLAN 2 8 2 16 1 8
[PLAN 3 7 4 28 1 7
[PLAN 4 14 3 42 1 14
[PLAN 5 12 3 36 - -
PLAN 5A 5 — 3|15 |1 — 5
TOTAL 54 | TOTAL BR: 153 [ TOTAL OPTIONAL BR: 34
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FINAL STORM DRAIN DETENTION VOLUME AND DESIGN
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UT/ST TO BE DETERMINED BY FINAL DRAINAGE CALCULATIONS
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Adjusted Unit ., Storage Volume " . .
, . Treatment Volume Treatment Area Runoff Filtered p Ponding Depth at | Bio-Retention Area vs. Imp
DMA A F) % B . . R A . S
bma# rea (SF) | % Impervious il ::"Z;‘)’e Required (cf) Bottom (SF) Through Soils (CF) e d(c,’_f)""e Bio-Retention (in) Area (%)
1 6,264 65% 0.55 287 250 286 1 0.0 3.99%
2 96,523 68% 0.58 4665 2,146 2593 2072 11.6 2.22%
3 18,638 66% 0.56 870 440 513 356 9.7 2.36%
4 7,102 70% 0.60 355 275 344 11 0.5 3.87%
TOTAL 128,527 6177 3,111
NOIES:

1. 90% OF THE DMA AREA IS ASSUMED TO BE IMPERVIOUS.

2. THE ABOVE CALCULATIONS ARE BASED ON THE SAN MATEO COUNTYWIDE WATER POLLUTION PREVENTION PROGRAM C.3 STORMWATER TECHNICAL
GUIDANCE, DATED OCTOBER 20, 2010 AND THE FOLLOWING CRITERIA:

a. 0.2 INCHES/HOUR RAINFALL INTENSITY ON 100% IMPERVIOUS AREA.
b. SOIL FOR TREATMENT MEDIUM WITH A 5 INCHES/HOUR INFILTRATION RATE.

3. SIZING FACTOR BASED ON COMBO FLOW VOLUME METHOD PER SAN MATEO COUNTYWDE WATER POLLUTION PREVENTION PROGRAM C.3 STORMWATER
TECHNICAL GUIDANCE.

PRELIMINARY
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12" THICK SANDY LOAM MATERIAL
WITH MINIMUM INFILTRATION OF 5

INCHES /HOUR 6"

; Ah AREA

INSTALL LANDSCAPING
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| |_.— > FILTER FABRIC MIRAFI 140N

~— 6" PERFORATED SUBDRAIN

~—16" OF CLASS 2
PERMEABLE ROCK

TYPICAL BIO-RETENTION DETAIL

NOT TO SCALE
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FC

LANDSCAPING WITHIN
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May) 11

CLASS 2 PERMEABLE —g&
MATERIAL PER CALTRANS
SPECIFICATIONS, SECTION 68.
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17 31

2 »

j, (MAX)
I RRRY)

;-" ()
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12°X12°X4” THICK 2”
DIAMETER COBBLES

6" DEEPENED CURB AND GUTTER

“I~SOIL PER CITY OF SAN MATEO

SOIL SPECIFICATIONS

BIO-RETENTION AREA BEHIND CURB DETAIL

NOT TO SCALE
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1. All landscape and irrigation shall conform to the standards of the City
wide landscape regulations and guidelines and all other Landscape
related City and Regional standards.

2. All plant materials have been selected from the following:

+ "Water-Conserving Plante and Landscapes!" by EBMUD

+ WULCOS Project "Water-Use Classification of Landscape Species'
California Department of Water Resources

3. ¥Trees at base of walls to be installed as 15 gallon size
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= Prunus y. 'Akebono FLOWERING CHERRY Trachelospernum jasminoides STAR MINE
Pyrues c. 'Chanticleer! CHANTICLEER PEAR Vinca minor § DWAR ERIWINKLE
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Abutilon hybridum
Arbutus unedo
Arctostaphylos spp.
Ceanothus spp.

Lavatera assurgentiflora
Podocarpus gracillior
Podocarpus macrophylius
Photinia fraseri

Rhus ovata

Rhamnus californicum
MEDIUM SHRUB (Selection Options):
® Abelia g. 'Sherwocodii'

Arctostaphylos spp.
Azalea indica
Bougainvillea

Berberis spp.

Ceanothus spp.
Coleonema pulcherum
Correa 'Dusky Bells
Euryops p. 'Green Gold'
Ligustrum j. 'Texanum'
Lavandula spp.

Nandina domestica 'Variety'
Phormium t. 'Bronze Baby'
Pittosporum spp.
Rhaphiolepis indica

Rosea

Salvia leucantha
Teucrium fruticans

15-Gal

FLOWERING MAPLE N 1-

STRAWBERRY TREE O es

MANZANITA

WILD LILAC 1. All landscape and irrigation shall conform to the standards of the City
TREE MALLOW wide landscape regulations and guidelines and all other Landscape
FERN PINE related City and Regional standards.

YEW PINE , ‘

PHOTINIA 2. All plant materials have been selected from the following:
ggﬁéEE%%SR';Y + "Water-Conserving Plante and Landscapes' by EBMUD

5-Gal + WULCOS Project "Water-Use Classification of Landscape Species'
SHERWOOD ABELIA California Department of Water Resources

MANZANITA S, *Trees at base of walls to be installed as 15 gallon size

SOUTHERN AZALEA

NCN

BARBERRY

WILD LILAC

PINK BREATH OF HEAVEN
AUSTRALIAN FUCSHIA
EURYOPS

TEXAS PRIVET

LAVENDER

HEAVENLY BAMBOO
DWARF NEW ZELAND FLAX
PITTOSPORUM

INDIA HAWTHORN

ROSE

MEXICAN SAGE

BUSH GERMANDER

HWA

Daly City, California :
Novenber 5, 2013

Brentwood, California 95413
Phone 925.513.3091

Fax 925.513.3099
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	[Draft minutes 2.4.14.doc]
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	1. Preliminary Plan Review of Planned Development PD-12-13-8312, Environmental Review CEQA-12-13-8313, Subdivision SUB-12-13-8315, and Design Review DR-12-13-8319
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	[Attachment C - Photo Simulations.pdf]


	PUBLIC APPEARANCES, STAFF COMMUNICATIONS:
	ACQUISITIONS, VACATIONS, ETC. - SECTION 65402(A):
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