PLANNING COMMISSION
STAFF REPORT

CITYO

MENLO PARK
FOR THE PLANNING COMMISSION
MEETING OF AUGUST 18, 2014
AGENDA ITEM F1
LOCATION: 3645-3665 Haven APPLICANT: Greystar GP Il, LLC
Avenue (3645 Haven
Avenue)
EXISTING USE:  Light Industrial, OWNER: Butler Realty, LLC
Outside Storage,
Cellular Monopole
PROPOSED Multi-Family Residential APPLICATION: Study Session for
USE: Apartment Complex Compliance with the
with Associated R-4-S Development
Resident-Serving On- Regulations and
Site Amenities Design Standards
ZONING: R-4-S (AHO) - High Density
Residential, Special (Affordable Housing Overlay)
PROPOSAL

The applicant is requesting a study session as part of the R-4-S compliance review
process for a 146-unit, multi-family residential development located at 3645-3665 Haven
Avenue. The purpose of the study session is to review the proposed residential
development relative to the development regulations and design standards of the R-4-S
(High Density Residential, Special) zoning district.

The study session will provide the Planning Commission and members of the public an
opportunity to provide feedback on the proposal’s compliance with the R-4-S design
standards, which are mandatory as well as the design guidelines, which serve to
encourage features and principles of good design, but are more qualitative in nature and
are not mandatory. The Planning Commission's review is advisory only and will be taken
into consideration as part of the Community Development Director's determination of
whether the proposal is in compliance with the R-4-S development regulations and design
standards.
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Following the study session, the applicant and staff will take into consideration the
comments provided by the Planning Commission and members of the public, and the
plans may be adjusted to address comments. Unless there are substantial changes to the
architectural design of the building, the plans would not return to the Planning Commission
for additional review. The R-4-S compliance determination of the Community
Development Director is final and not subject to appeal.

BACKGROUND

On May 21, 2013, the City Council adopted the Housing Element of the City’'s General
Plan for the planning period between 2007-2014. To implement the Housing Element and
create housing opportunities for all income levels, the City Council also adopted a new
residential zoning district called R-4-S (High Density Residential — Special) and a new
overlay zoning designation called Affordable Housing Overlay (AHO). The subject site
was rezoned with the new R-4-S zoning and AHO designation.

The R-4-S zoning district includes development regulations as well as design standards
specific to the zoning district. Multiple family dwelling units are permitted uses and not
subject to discretionary review if a project complies with the development regulations and
design standards. Instead, the project is reviewed for compliance with a determination
made by the Community Development Director. As indicated previously, the purpose of
the August 18, 2014 study session is to provide the Planning Commission and members
of the public a forum to provide input prior to the compliance determination.

ANALYSIS
Site Location

The subject site is 4.89 acres and is located on Haven Avenue, north of Highway 101 and
west of Marsh Road. Haven Avenue begins at the intersection of Bayfront Expressway
and Marsh Road, near the entrance to Bedwell Bayfront Park and connects to East
Bayshore Road in Redwood City. As former M-2 (General Industrial) zoned property, the
subject site is comprised of light industrial and outside storage, as well as a cellular
monopole. All of these would be removed as part of redevelopment of the site. The uses
reflect the greater area, which has historically been occupied by both office and industrial
uses. The subject site is surrounded by low-rise commercial office and industrial uses to
the east, similar type uses, located south across Haven Avenue in Redwood City, the
proposed St. Anton project with 394 residential units to the west, and Bayfront Canal and
the salt flats to the north.

On May 19, 2014, the City approved a lot merger to combine five parcels into one legal lot.
The lot merger has not been recorded yet, but will need to be recorded prior to issuance of
a grading permit. Once the lots are merged, the anticipated address for the site is 3645
Haven Avenue.

In addition to the lot merger, the applicant intends to abandon all of the existing private
easements on the property that are no longer necessary due to redevelopment of the site.
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The existing PG&E and reciprocal access easement shared with the 3639 and 3641
Haven Avenue properties along the western edge of the site (St. Anton) will remain. The
separate PG&E tower line easement, which is 40 feet in width and runs east-west through
the rear third of the property, will also remain.

Project Description

The proposed project is comprised of a 146-unit, multi-family residential development,
consisting of one-, two-, and three-bedroom apartments in five three-story walk-up style
structures. An additional 5,072 square feet of resident amenity space and management
offices are proposed in a three-story structure along with a variety of common open
spaces, including outdoor dining and lounge areas, a spa, and pool area. All of the
proposed units on the subject property will be market rate rental housing. Although the
subject site has the AHO designation, the applicant has opted not to pursue a density
bonus in exchange for providing affordable units. The plans are included as Attachment B.
As part of the proposal, all of the existing buildings would be demolished and one heritage
tree would be removed. Because the site is located within the flood zone, fill will be
imported to raise the site approximately three feet to comply with FEMA (Federal
Emergency Management Agency) requirements.

Below is a summary of the mix of unit types and the range of square footages.

Unit Type Mix Summary
Number of Number of Square Footage
Bedrooms Units Range
One Bedroom 74 697-828 sf
Two Bedroom 66 990-1,025 sf
Three Bedroom 6 1,256 sf

The data table on the next page compares the proposed project with the development
regulations of the R-4-S zoning district. As proposed, all of the development regulations
would be met and would not trigger additional use permit review for a modification to a
development standard. Similarly, the proposal complies with the design standards as
demonstrated on Attachment C. In addition, the proposed development meets many of the
design guidelines established in the R-4-S zoning district, including the use of varied
colors and materials, the installation of attractive landscaping throughout the site, and the
incorporation of distinctive entryways. The design guidelines are different than the design
standards in that the guidelines suggest means for enhancing building design,
attractiveness and neighborhood fit, as well as residential comfort and usefulness where
the standards are objective and measurable rules required for new development.
Information and evaluation relative to the R-4-S zone’s development regulations and
design standards and guidelines are further discussed within this project description
section of the report.
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R-4-S Regulation*

Proposed Project
Development

Minimum Lot Area 20,000 sf 213,090 s
(4.9 acres)
Minimum Lot Width 100 ft. Approx. 300 ft.
Minimum Lot Depth 100 ft. Approx. 750 ft.
minimum 20 du/ac
Density maximum 30 du/ac 146 units (30 du/ac)
Front 10 ft. 15 ft.
. . 10 ft., except may be reduced to 5 ft. abutting a Left - 18 ft. (from edge of
Interior Side rivate access easement easement)
Minimum P Right — 22 ft.
Yards Corner Side 10 ft. N/A
Rear 10 ft. 49 ft.
Maximum .
. Increase on an even gradient from 60% for 20 o
Floor Area Ratio du/ac to 90% for 30 du/ac 2%
Maximum Building Coverage 40% 36%
Minimum Oper_1 Space 2504 31%
(Landscaping)
Maximum
Height building 40 ft. 39 ft., 10 in.
height
Starting at a height of 25 feet, a 45-degree building
Building Profil profile shall be set at the minimum setback line c i
utiding Frofiie contiguous with a public right-of-way or single- omplies
family zoned property.
2 spaces for units w/ 2 or more bedrooms; 1.5
: spaces for 1 bedroom unit; 1 space per studio.
Vehicular Spaces cannot be located in required front yard 255 spaces
setbacks or in tandem (255 required).
A minimum of 3 percent of the required number of
parking spaces shall provide dedicated electric Dedicated charging stations —
Electric vehicle/plug-in hybrid electric charging stations and 9 spaces
: Vehicle a minimum of 2 percent of the required number of
Parking X _ , . .
parking spaces shall be pre-wired for such Pre-wired charging stations —
equipment. 6 spaces
Long term — 1 space per unit where a private Long term — 146 spaces/ 1 per
Bicycle garage (per unit) is not provided unit
Short term (visitor) — 1 space per every 10 units Short term (visitor) — 22 spaces
(15 required)

'A development regulation, except for floor area ratio and density, may be modified subject to a use permit established in

Chapter 16.82.
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Site Planning and Circulation

The site is rectangular and relatively deep with housing and recreational space organized
along a long central spine, and parking and service space around the perimeter. The
development includes five residential buildings (numbered 1-5 on the plans) and one
leasing and community building (numbered 6 on the plans). The main vehicular and
pedestrian access is the entry drive aisle off of Haven Avenue, which is flanked by
Buildings 1 and 2. These buildings are mirror images.

The main entrance to the project is marked by the corner treatment of Buildings 1 and 2.
These building corners create a gateway effect due to their eroded corner massing. There
is also a row of three fan palms to each side of the driveway at the entrance to highlight
the entry. Special paving marks the entry drive at Haven Avenue and creates a plaza-like
visual definition in front of the leasing/community building.

Behind the leasing/community building is a long open space, further subdivided into a
series of hard and soft courtyards of varied recreational function. These spaces are
spatially defined by the three-story building walls of the apartments on either side and at
the far end of the open space. The footprint of the apartment buildings on either side pinch
inward on the open space near its midpoint to distinguish and separate the elongated
space into three separate spaces. The space adjacent to the community building has a
more active character with more hardscape, a pool, spa, and fire pit amenities; whereas,
the other spaces are softer with more focus on landscape and quiet gatherings.

The site has two access points. The public access point that can be used by residents and
visitors is located at the center of the frontage along Haven Avenue. Entering the property
from this intersection, the residents can proceed through gated entries to the left and right
of the community building to the secured area of the property. Residents can also access
the property through the vehicular gate midway back from Haven Avenue on the left side
lot line. This gate is entered through the access easement extending from Haven Avenue
and shared with the St. Anton development. Once on-site, drive aisles and parking areas
ring the site’s perimeter, except on the Haven Avenue side where the buildings interface
with the street. Freestanding covered parking, bicycle storage and trash enclosure
buildings face the left and right lot lines.

Building Design and Character

Architecturally, the buildings are modern but not stark. The modulation of the exterior walls
and alternating use of materials makes the long facades seem more like a series of
slightly vertical massed elements. While not looking like individual buildings making up a
streetscape or having a real row-house rhythm, the building segments imply this scale and
proportion fairly well.

Each of the buildings is three-stories in height, but building modulation, consistent with the
zone standards, and accent features help break the massing of the buildings. The
maximum visible height of most buildings is approximately 35 feet, as measured from
finish grade (note: natural grade is up to 3 feet lower due to fill). In addition to plan offsets,
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the height of parapets from one building segment to the next varies a foot or two against
the sky. This makes the massing seem more dynamic.

Featured are the corners of Buildings 1 and 2 that mark the entry to the project. These
forms start as tall solid stucco volumes, but are generously carved out at the corners with
a recessed zone of windows and engineered wood lap siding panels as well as wrap-
around balconies and shade canopies. As a result, they appear light and inviting with the
crisp stucco boarder traveling up the sides of the form and across the top. The stucco at
this location is 30/30 fine sand texture to give it a smoother treatment than the 20/30 sand
texture stucco use elsewhere on the project. This should help reinforce the geometry and
stylistically modern use of line.

The residential buildings are shown clad in stucco or fiber cement lap siding and have
vinyl windows. Metal railings for the balconies, metal canopies over select doorways,
ground floor patios with horizontal wood railings, and painted metal trim round out the
primary material palette. Most of the building materials are typical for apartments—vinyl
windows, 20/30 sand texture stucco, cement board siding, etc. Accent materials, such as
the engineered wood siding and metal window trims and deck fascias further enhance the
look of the buildings.

The details at window openings, decks/railings, and parapets generally improve upon
standard apartment building details. The vertical window and panel groupings that
highlight individual facade segments are recessed top-to-bottom on the wall and trimmed
with rectangular aluminum shapes. Fascia edges at the decks are clad in metal instead of
the common stucco or wood. The stucco parapet at the building corners holds its line
against the sky, by not using the common coping detail (i.e. metal coping/flashing lapping
down the face of the parapet).

Carports and trash/bicycle enclosures stylistically match the main buildings and use similar
materials. The enclosures are quiet forms, but attention has been given to the detailing of
the eaves and doors at the enclosures that give them a more refined appearance. The
covered parking structures are very modern in their cantilever design.

The color scheme is based on variations of grey offset by panels and trim in yellow ochre,
natural wood, and burgundy. The vinyl windows are tan, which helps them blend with the
other fagade colors.

Building and Unit Layout

All units are one-story flats with the ground floor level units set close to grade and the
upper floor units accessed from stairs within buildings. All units are accessed from interior
hallways. Each building has two or more entry points at the ground level depending on
building size. Entry points access hallways and interior stairs to upper level units. Part of
the ground floor of each building has covered parking with one and two-car wide garage
doors. Although assigned spaces, these garages are shared between units. Some
garages offer direct access to building corridors.
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Buildings 1 and 2 are oriented towards Haven Avenue and the publicly accessible
entrance drive. Both buildings have a public entry visible from the main sidewalk on Haven
Avenue. This meets the standard for building entries (6(a)(1)), and these entries have
been designed to be more visually prominent than building entries elsewhere on the

property.

Unit layout is open in nature and fairly functional. Most units have private decks. Where
decks occur, they are generally ample in size to be used with patio furniture. Units also
have walk-in closets and washers and dryers. Bedrooms and bathrooms are ample in size
as many two-bedroom units feature a nearly dual master layout. The kitchens tend open to
the living rooms. Window panels are fairly wide and/or tall to allow sunlight into the units.

Open Space, Common Areas, and Landscaping

Open space requirements are met by a combination of private decks and community open
space. Of the 146 units, 88 units meet the private open space requirement, which requires
a minimum of 80 square feet and minimum dimensions of six feet by six feet per design
standard 7(a)(1). Most of the other units have decks that are slightly too small or too
shallow. For the remaining units, the open space requirement is met by substituting private
open space with a greater ratio of common open space.

Landscape, including sidewalks and similar paving, account for 31 percent of the site area,
with 25 percent being the minimum R-4-S requirement. Most of the landscaped area is
around the perimeter of the site, but the key open space and landscape concept,
comprised of two coponents, is located along the central spine of the site. There are two
components. The first concept is the entry drive, which is loosely suggestive of a
promenade, and the second is the courtyard space that makes up the recreational area at
the center of the complex.

The most significant tree proposed is the specimen size (48” box) coast live oak shown at
the far end of the courtyard sequence adjacent to Building 5. Twelve 36” box zelkova
street trees, and eight 24” box fan palms used to mark the project entry and
leasing/community building are also featured in the planting plan. Smaller, decorative
trees such as redbuds, olives, and flowering pears fill out the landscape plan within open
spaces and around buildings. Zelkovas and cedars are shown around the perimeter of the

property.

In the three courtyard spaces enclosed by Buildings 3, 4, 5, and 6, the use of paving and
decorative landscape at and near the ground plane is well developed with many small
gathering spaces and feature amenities. The lawn area that separates the major two
spaces and a mounded meadow could also provide some visual separation to make the
courtyard with the oak tree feel a little more distinct from the rest of the open space. There
are many positive features to the design of the main common areas/open space.

In addition to the major landscape and open space development, secondary landscape is
used to fill small planter areas and along building and property edges. The plans include a
general plant legend, but specific planting locations tied to plants or plant quantities are

not shown for areas. Specific quantities will need to be clarified on the plans as part of the
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building permit plans. Another detail that will need to be addressed during the building
permit stage is the screening of the transformers located near the front of the project near
the vehicular entry gates.

The proposed plan also includes the removal of one heritage tree, a palm tree located at
the front-left corner of the site. The City Arborist has tentatively approved the removal of
the tree.

Evaluation Summary

Based on staff’s review of the plans, the proposed development complies with the R-4-S
requirements. Attachment C contains a checklist of all of the R-4-S development
regulations and design standards and summarizes the project’'s compliance with each
requirement.

Correspondence

Staff has not received any correspondence regarding the proposed project.

Compliance Review Next Steps

Following the Planning Commission’s study session on the proposed development, the
Community Development Director and the applicant will take the comments into
consideration and make changes, if appropriate. If no changes are made, it is the intent of
the Community Development Director to issue the compliance review letter within two
weeks. The decision of the Community Development Director is final.

The applicant will need to remove unnecessary easements that conflict with the property
development before any building permit can be issued for construction of the buildings.
Building permits, however, can be submitted, and be reviewed. During the building permit
stage, minor design and/or material changes are often requested to accommodate
building code requirements, changes in market demand, availability of materials, and/or
preference. Unless the changes comprehensively modify the scale or look of the
proposal, the changes would be reviewed at a staff level only and not return to the
Planning Commission.

The purpose of the study session is to receive input on the proposal’s compliance relative
to the R-4-S development regulations, design standards, and guidelines. At the meeting,
no formal action will be taken by the Planning Commission. The Planning Commission's
review is advisory only and will be taken into consideration as part of the Community
Development Director's compliance determination.

ENVIRONMENTAL REVIEW
The proposed project was analyzed in the Housing Element Update, General Plan

Consistency Update, and Zoning Ordinance Amendments Environmental Assessment,
certified by the City Council on May 21, 2013. Because the compliance review process is a
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non-discretionary process, ministerial items, such as the R-4-S compliance review, are
exempt from the requirements of the California Environmental Quality Act (CEQA).

RECOMMENDED MEETING PROCEDURE

Staff recommends that the meeting be conducted as follows:
Project Presentation by Applicant

Commission Questions on Project Proposal

Public Comment on Project Proposal
Commission Comments on Project Proposal

PowpdPE

Report prepared by:
Arnold Mammarella,
Planning Consultant

Report reviewed by:
Deanna Chow,
Senior Planner

PUBLIC NOTICE

Public notification consisted of publishing a courtesy notice in the local newspaper and
notification by mail of owners and occupants within a 300-foot radius of the subject
property. No action will be taken at the meeting. The Community Development Director
shall make the determination on the Compliance Review and the determination is final.

ATTACHMENTS

A. Location Map
B. Project Plans
C. R-4-S Checkilist

Note: Attached are reduced versions of maps and diagrams submitted by the applicants.
The accuracy of the information in these drawings is the responsibility of the applicants,
and verification of the accuracy by City Staff is not always possible. The original full-scale
maps, drawings and exhibits are available for public viewing at the Community
Development Department.

EXHIBITS TO BE PROVIDED AT MEETING

Colors and Materials Board
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G. ENGINEERED ARCHITECTURAL WALL SYSTEM M. ACCENT §

F. BODY 5 (FIBER CEMENT LAP SIDING)

MATERIAL / COLOR BOARD A10.0a

GREYSTAR HAVEN
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R-4-S Compliance Review Checklist

Does the If yes, list the
o apid project meet |
NAY a1 7014 the If no, please explain the proposed p;::le:;((as)
' requirement? modification and reason for the
Ve : development
AeNLO PARK request. et
oy OF Mi: “‘:\G v N |N/A regulation is
16.23.050 Development Regulations
Minimum Lot Area: 20,000 sf. M| O O C4
Minimum Lot Width: 100 ft. M| O| O C4
Minimum Lot Depth: 100 ft. W |O| O C4
Minimum Density: 20 du/ac M| O)| O A0.2
Maximum Density: 30 du/ac M| O O A0.2
Minimum Front Yard: 10 ft. M| OO C5.1
Minimum Interior Side Yard: 10 ft., except may 7 1 O C5.1
be reduced to 5 ft. abutting a private access
easement
Minimum Corner Side Yard: 10 ft. OO K«
Minimum Rear Yard: 10 ft. M O | d C51
Max?mum Floor Area Ratio: Increase on an even Z O O AO.2
gradient from 60% for 20 du/ac to 90% for 30
du/ac
Maximum Building Coverage: 40% M| 0O O A0.2
Minimum Open Space (Landscaping): 25% 74 I I A A0.2
Maximum building height: 40 ft. M| O Od A0.2
Building Profile: Starting at a height of 25 feet, a 2Ol O A4.0
45-degree building profile shall be set at the
minimum setback line contiguous with a public
right-of-way or single-family zoned property.
Parking
Vehicular: 2 spaces for units w/ 2 or more 2| Ol O A0.2, A1.0
bedrooms; 1.5 spaces for 1 bedroom unit; 1 space
per studio. Spaces cannot be located in required
front yard setbacks or in tandem.
Electric Vehicle: A minimum of 3 percent of the 2Ol O A0.2, A1.0
required number of parking spaces shall provide
dedicated electric vehicle/plug-in hybrid electric
charging stations and a minimum of 2 percent of
the required number of parking spaces shall be
pre-wired for such equipment.




R-4-S Compliance Review Checklist

Does the

project meet

the

requirement?

If no, please explain the proposed
modification and reason for the

If yes, list the
plan sheet(s)
where the
development

(1)

units

16.23.060 Mitigation Monitoring

All development within the R-4-S zoning district
shall comply, at a minimum, with the Mitigation
Monitoring and Report Program (MMRP)
established through Resolution No. 6149
associated with the Housing Element Update,
General Plan Consistency Update, and Zoning
Ordinance Amendments Environmental
Assessment prepared for the Housing Element
adopted on twenty-first day of May, 2013.

16.23.070 Design Standards

Building Setbacks and Projections within Setbacks

request.
Y N |N/A q regulation is
met
Bicycle AD.2, A3.0,
Long term — 1 space per unit where a private 0O O A3.1,A3.2
garage (per unit) is not provided
Short term (visitor) — 1 space per every 10 1O 1 202, 11.0

The project will
comply with
MMRP and
documentation
will be provided
showing
compliance.

1a.

1b.

1c.

Min. of one (1) 15 gallon tree per 20 linear
feet for the length of the property frontage
along a public right-of-way.

Existing trees in the ROW shall count towards
the minimum tree requirement for that
frontage.

Min. of one (1) 15 gallon tree per 40 linear
feet of property frontage not along a public
right-of-way.

Building projections, such as balconies and
bay windows, at or above the 2™ floor shall
not project more than 5 feet into the setback
area.

Where a property is contiguous with a single-
family zoned property, no projections into
the setback are permitted for balconies or
decks at or above the second floor.

M4

No existing trees.

L1.0-L3.1

L1.0-L3.1

A1.0




R-4-S Compliance Review Checklist

Does the If yes, list the
project meet lan
the If no, please explain the proposed p;hzge:;f:)
; maodification and reason for the
requirement? development
request. .
Y N |N/A regulation is
met
4. The total of all horizontal and vertical mE N 7
projections shall not exceed 35% of the
building fagade area, and no one projection
shall exceed 15% of the fagade area on which
the projections are located. Where such
projections enclose interior living space, 85
percent of the vertical surface of the
projection shall be windows or glazed.
(2) Facade Modulation and Treatment
1 Building facades facing public rights-of-way or Z | O O AB.O

public open spaces shall not exceed 50 feet in
length without a minor building fagade
modulation. At a minimum of every 35 feet of
fagade length, the minor vertical facade
modulation shall be a minimum 2 feet deep
by 5 feet wide recess or a minimum 2 foot
setback of the building plane from the
primary building fagade.

2. Building facades facing public rights-of-way or OO izl
public open spaces shall not exceed 100 feet
in length without a major building facade
modulation. At a minimum of every 75 feet of
facade length, a major vertical facade
modulation shall be a minimum of 6 feet
deep by 20 feet wide recess or a minimum 6
foot setback of building plane from primary
building fagade for the full height of the
building.

3. In addition, the major building fagade OO 7
modulation shall be accompanied with a 4
foot minimum height modulation and a major
change in fenestration pattern, material
and/or color.

(3) Building Profile

1. | The fagade of a building shall be limited to OOl &
one major step back.

Page 3 PN
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R-4-S Compliance Review Checklist

Does the If yes, list the
project meet
the If no, please explain the proposed p:z:::::;is)
i modification and reason for the
requirement? development
request. L
v N | N/A regulation is
met
2. | Horizontal building and architectural 10O >

projections, like balconies, bay windows,
dormer windows beyond the 45-degree
building profile shall comply with the A4.0-Ad.1
standards for Building Setbacks & Projections
within Setbacks section and shall be
architecturally integrated into the design of
the building.

3. Vertical building projections like parapets and @ | O .
balcony railings shall not extend more than 4 A4.0-A4 .1
feet beyond the 45-degree building profile
and shall be architecturally integrated into
the design of the building.

4, Rooftop elements that may need to extend 2| O]
beyond the 45-degree building profile due to
their function, such as stair and elevator
towers, shall be architecturally integrated
into the design of the building.

A4.0-A4.1

(4) Height

1. | Vertical building projections such as parapets 2ol o A4.0-A4.5
and balcony railings may extend up to 4 feet
beyond the maximum building height, and
shall be architecturally integrated into the
design of the building.

2. | Rooftop elements that may need to exceed 2ol o A4.0-A4.5
the maximum building height due to their
function, such as stair and elevator towers,
shall not exceed 14 feet beyond the
maximum building height. Such rooftop
elements shall be architecturally integrated
into the design of the building.

3. Towers, cupolas, spires, chimneys, and other

architectural features not exceeding 10 o . A4.0-A4.5
percent of the roof area may exceed the
maximum building height limit by a maximum
of 10 feet. Such rooftop elements shall be
architecturally integrated into the design of
the building.




R-4-S Compliance Review Checklist

Does the If yes, list the

project meet lan sh
) plan sheet(s)
If no, th
the no, please explain the proposed where the

3 ) modification and reason for the
requirement? development

request. lation i
Y N |N/A regulationis

met

(5) External Materials

1. Buildings shall be designed and incorporate Zlolo A2.0-A2.11
materials that discourage graffiti. Windows,
doors, and small architectural features are
exempt from this requirement.

2. All external stucco shall be completed in 2| O O
textures that are smooth, sanded, or fine- A2.1-A2.11
scraped. Heavy-figuring or rough cast stucco
are not permitted.

3. Stucco on the external fagade shall be limited | 7] | ]
to no more than 80% of the entire area of an
elevation, inclusive of all windows and doors.

AB.8-A6.9

4, All external windows where in solid walls

. S ) 74 I I O I
shall be inset by a minimum of 2 inches from
the face of the external finishes.

A2.1-A2.11

5. When simulated divided light windows are 2| O O
included in a development, the windows shall A2.1-A2.11
include mullions on the exterior of the glazing
and contain internal dividers {spacer bars)
between the window panes.

{6) Building Entries

1. | When a residential building is adjacent to a Z Ol o 2.0
public street or other public space, the
building shall provide entries, access points or
features oriented to the street that are visible
from the public right-of-way or public space
and provide visual cues to denote access into
the building. For larger residential buildings
with shared entries, the main entry shall be
through prominent entry lobbies or central
courtyards facing the street.




R-4-S Compliance Review Checklist

Does the
project meet
the
requirement?

Y | N [N/A

If no, please explain the proposed
modification and reason for the
request.

If yes, list the
plan sheet(s)
where the
development
regulation is
met

(7) Open Space

1. Residential developments shall have a
minimum of 100 square feet of open space
per unit created as common open space or a
minimum of 80 square feet of open space per
unit created as private open space, where
private open space shall have a minimum
dimension of 6 feet by 6 feet. In case of a mix
of private and common open space, such
common open space shall be provided at a
ratio equal to 1.25 square feet for each one
square foot of private open space that is not
provided.

2. Depending on the number of dwelling units,
common open space shall be provided to
meet the following criteria:

i. 10-50 units: Minimum of one space, 20
feet minimum dimension (400 sf. total,
minimum).

ii. 51-100 units: Minimum of one space, 30
feet minimum dimension (900 sf. total,
minimum).

iii. 101 or more units: Minimum of one
space, 40 feet minimum dimension
(1,600 sf. total, minimum).

A0.2

A0.2, A1.0

(8) Parking — See Development Regulations

(9) Bicycle Parking

1. Each long term bicycle parking space shall
consist of a locker or locked enclosure, such
as a secure room or controlled access area,
providing protection for each bicycle from
theft, vandalism and weather. A private
locked storage unit that can accommodate a
bicycle satisfies this requirement. Within a
common residential building garage, bicycle
parking shall be located within 40 feet of
common access points into the building.

A0.2, A1.0,
A8.2, A8.3

Page 6
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R-4-S Compliance Review Checklist

Does the
project meet
the
requirement?

Y N |N/A

If no, please explain the proposed
modification and reason for the
request.

If yes, list the
plan sheet(s)
where the
development
regulation is
met

2. Short-term bicycle parking shall consist of a
bicycle rack or racks at street level and is
meant to accommodate visitors.

3. Bicycle parking facilities shall not impede
pedestrian or vehicular circulation.

74 I I A

L1.0

(10) Shade and Shadow

1. Development shall be designed so that
shadow impacts on adjacent shadow-
sensitive uses (e.g. residential, recreational,
churches, schools, outdoor restaurants,
historic buildings, and pedestrian areas) are
minimized to the best extent possible.
Shadow-sensitive uses shall not be shaded by
project-related structure for more than three
hours between the hours of 9:00 a.m. and
3:00 p.m. Pacific Standard Time (between late
October and early April), or for more than
four hours between the hours of 9:00 a.m.
and 5:00 p.m. Pacific Daylight Time {between
early April and late October).

A8.0

(11) Lighting

1. Exterior lighting fixtures shall use fixtures
with low cut-off angles, appropriately
positioned, to minimize glare into dwelling
units and light pollution into the night sky.

E1-E2

2. Lighting in parking garages shall be screened
and controlled so as not to disturb
surrounding properties, but shall ensure
adequate public security.

E1-E2
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