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CITY PLANNING COMMISSION
927 10TH STREET, SUITE 300 - SACRAMENTO, CALIFORNIA 95814

APPLICANT_ Morton & Pitalo, Inc. - 1767-J Tribute Road, Sacramento, CA 35815 -
R. €. Collet, Inc. - P.Q. Box 1365, Woodland, CA 95695

OWNER
PLANS BY.  Morton & Pitalo, Inc. - 1767-J Tribute Road, Sacramento, CA 95815

FILING DATE._...1-20-84 50 DAY CPC ACTION DATE___ 2-23-84 REPORT BY:3C:50
NEGATIVE DEC._1z31:-82 EIR ASSESSOR'S PCL NO 237-100-4,17,23

APPLICATION: 1. Environmental Determination

2. Rezone 16+ vacant acres from Agricultural (A) and Highway Commercial
(HC) to the Townnouse (R-1A) zone’

3. Tentative Map (Subdivision Ordinance)

4, Special Permit to develop 56 zero lot line and 60 halfplexes
(Sec, 7-C, Zoning Ordinance)

5. Subdivision Modification to create reverse frontage lots (Sec., 40.326,
Subdivision Ordinance)

LUOCATION: Scuthwest corner of Bell Avenue and Taylor Avenue

PRUPUSAL: The applicant is requesting the necessary entitlements to develop 11l zero lot
line and halfplex units and to create two parcels for future commercial development.

PROJECT INFURMATION:

1974 General Plan Uesignation: Residential and commercial/office
1965 North Norwood Community
Plan Designation: Light Density Residential
1984 North Sacramentg Plan
Designation: Residential 7-15 d.u./ac¢.; residential 11-29 d.u./ac
Existing Zoning of Site: A and HC
Existing Land tse of Site: Vacant and single family dwelling with accesscry
buildings

Surrounding Land Use and Zoning:
North: Vacant; A
South: Vacant; R-3
East:;  School; A
West: Creek and apartments; SC and R-3

Parking Required: Une per du

Parking Provided: . _ One+ per du

Property Uimensions: - Irregular

Property Area: 18,3+ acres

Censity of UDevelopment: 6.6 du per acre

Square Footage of Lots: From 35' x 160!

Square Footage of Buildings: 970 sg. ft., 1,150 sg. ft.; 1,438 sq. ft.;
1,512 sq. ft.

Height of Structures: ‘ One and two story

Topography: Flat to sloping

Street [mprovements: Ta bé provided

UtiTities: To be provided
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fxterior Building Colors: farth tone
sxtarior Building Matertals: Wood and stucco
number of Floor Plans & Building
clevations: Four
Solar Access: 41% using structure orientation; 33% N/S lot

grientation

SUBDIVISIUN REVIEW CUMMITTEE RECOUMMENDATION: On February 8, 18984, by a vote of six ayes,

one noe and twWO absent, the Subdivision Review Committee recommended approval of the
tentative map subject to the following conditions. The applicant shall satisfy each of
tne following conditions orior to filing the final map unless a different time for com-
pliance is specifically noted:

ll

2,

10.
1.
12.
13.

STAFF

Provide stancard subdivision improvements pursuant to Section 40,311 of the (ity
Code;

Prepare a Ssawer and drainage study for the review and aporoval of the City
Engineer; may require fill for gravity drainazge., No sewer services will be
allowed to hook up to the existing main on Bell Avenue;

Pursuant to City Code Section 40,1302 (Parkland Dedication}, the aoplicant
snall submit to the City an appraisal of the property fto be subdivided and pay
the required parkland dedication in-lieu fees., The appraisal shall be dated
not more than 90 days prior to the filing of the final map;

Pursuant to City Code Section 40.319-1, the applicant shall indicate easemants
on the final map to allow for the placement of centraiized mailt celivery units,
fhe specific locations for such easements shail be subject to review and

approval of the City Engineer after consultation with the U,5., Postal Service;

The applicant/developer shall designate and place on the final map those struc-
tures and/or lots which will meet the required eighty percent {80%) south
orientation [including solar access) to the satisfaction of the Planning
Uirector;

Uedicate Norwood Avenue to a 45 foot halfsection;

Deposit $38,000 for estimated one-fourth share of future Bell Avenue bridge
wigening;

Redesign the map according to design criteria developed for single family
subdivisions locatad on major streets;

Provide each unit with at least one 10 foot side yard setback;
Uedicate the canal to the City;

Name the streets to the satisfaction of the Planning Director;
UDedicate ail interior streets, except cul-de-sacs, to a 50 foot right-of-way:
Uff-site improvemant, except for sidewalk, required across Thompson Property
{City will condemn at the owner's expense).

EVALUATIUN: Staff has the following comments and concerns regarding this request:

The subject site is located in the North Norwood Community Plan area. The pre-
sent Community Plan designation for this site is light density resicential. The
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General Plan designates the southwest corner of the site for commercial and

of fice uses and the applicant propeses to subdivide this portion of the site

to accommedate future commercial uses. The remaining 16 acres of the site is
proposed for the development of 112 zero Tot line units with halfplex units on
corner lots. The proposed density of the project is consistent with the exist-
ing Community Plan, The remaining two acres of proposed commercial use is,
however, contrary to the propcsed North Sacramento Plan which designates the
entire southwestern portion of the site for multiple family uses, The pro-
posed change from commercial is being recommended to eliminate the spot
commercial development within the North Sacramento area.

The plans originally submitted by the applicant “indicated that the site would
be developed with 116 zero lot line and halfplex units. As proposed, the
halfplex unis were to be developed on certain interior lots. The revised
plan restricts the halfplex units to corner lots only.

The requested rezoning to R-1A and the special permit are necessary for both
zero lot line and halfplex development, The zero lot line development will
allow the location of the structure on the property line, The side of the
structure which is located on the property line will be developed with a
solid wall and, therefore, no openings will be provided on this side of the
dwelling. Separation of the units in zero lot line development is generally
accomplished by a 10 foot setback between the units., The halfplex units are
attached and they are separated by a two hour rated firewall.

Although staff has no cbjections to the concept of developing the site with
zero lot line and halfplex units, staff does have concerns over the design of
this project. Forty-one of the proposed zero lot Tine lots in this develop-
ment are 35 feet wide, four Tots are 30 feet wide or less and because of the
narrow lotting pattern the structure design is limited, As proposed, 83% of
the units are only 25 feet wide which limits the possibility of solar access
for @ majority of the north/south oriented lots., The narrow lots have also
created a situation where the minimum setback between zero lot line units is
tess than 10 feet, which has been the standard minimum setback aoproved for
this type of development. This propesal indicates that the maximum setback
achievable between some of the units is only 7-1/2 feet. A condition has
been placed on the map to require a minimum of 10 foot setback between units,
which may further reduce the width of some units,

Staff also has concern over the design of the structures. As proposea, the
25 foot wide units will be developed with little or no unit orientation on
the street other than the garage. The predominance of garage frontages will

- Create a monotonous streetscape and adversely affect the design of the

neighborhood. In addition, the lack of street oriented units may create
future security problems in that the living area of_the structure will be
isolated from the street and prevent the resident from monitoring neighbor-
Nood and street activity., In an effort to address staff's concerns gver the
structure design, the applicant submitted revised plans, In reviewing the
applicant's revisions, staff finds no discernable difference between these
plans and those originally submitted. The floor plans are substantially

the same and the predominant feature on the front elevations are the garages. .
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As propecsed, the applicant's plans indicate cuel street frontace for twe of

the lots along 8ell Avenue, The applicant proposes to develop these two sites
with back-on lots which is contrary to the proposed residential design criteria
for development adjacent to major streets. Staff has recommended these lots

be redesigned using the proposed design criteria for subdivisions located on
major streets, The applicant has, however, indicated that modification is not
possible for these lots due to grading variation of the drajnage ditch along
Bell Avenue. The City Engineer indicated that front-on lots with access on Bell
Avenue would not be possidle due to the grading variation and close proximity
to the bridge,

The applicant needs to propose major changes in an effort to gain staff support
for the halfplex and zero lot line development, Staff recommends exnansion of
the lots to a minimum width aof 45 feet, The roof lines should be changed to
orovide more variety on front elevations. In addition, the units should be
widened to accommodate more exposure of the living area to the street.

Tne Plarning and Community Services Divisions have determined that 1.2544 acres
of land are required for parkland dedication purposes and that fees are required
in lieu of the dedication. The applicant shall submit to the City an apprai-
sal of the land to be subdivided. The appraisal shall be dated and submitted
not more than 90 days prior to filing the final map.

RECUMMENDATION: Staff recommends the following actions:

Ratification of the Negative Declaration;

Recommend denial of the Rezone;

Recommend denial of the Tentative Map and Subdivision Modification;
Denial of the Special Permit, based upen findings of fact to follow:

Findings of Fact - Soecial Permit

The special permit, as proposed, will be detrimental to the public health,
safety and welfare in that:

A. the lots have been designed in such a manner that it is not possible
to achieve the necessary street orientation of the units for naighbor-
hood security purposes;

B. in addition, solar access for north/south oriented lots is not possible
due to the exceptionally narrow lots,

C. the narrow lots will create a monotonous streetscape due to the predom-
inance of the garage frontages.

PB84-C19 March 8, 1984 Item g
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