RESOLUTION NUMBER. DR21-051

RESOLUTION OF THE ZONING ADMINISTRATOR. OF THE CITY OF SANTA ROSA
GRANTING DESIGN PEVIEW APPROVAL FOE. THE AVIARA APARTMENTS, AT 1385
W. COLLEGE AVENUE, ASSESS0OR™S PARCEL NO. 010-210-021; FILE NO. DE21-051

WHEEEAS, on August 18, 2021, a Neighborhood Meetng was held to miroduce the
propozed Aviara Apartments to the neighbors and mterested members of the public; and

WHEEEAS, on August 19, 2021, the Dexign Feview Board reviewed the Aviara
Apartments as 2 Cnnn:ept Ttem pursuant to Zonng Code Section 20-16.070{A)2); and

WHEREAS, on August 27, 2021, a Design Eeview application and associated project
exhibits and matenals for the Awviara Apartments were submitted to Planming and Economic
Development; and

WHEEEAS, on November 29, 2021, the Director approved a Density Bonus for the
Asnara Apartments allu:umue an appm:-umat&h 162-3% Density Bonus, for the melusion of 218
Denzity Bn:nnus. units, purzuant to Zoning Code Chapter 20-31, because the Project isona hundred

will provide 135 designated as affordable units and, as conditioned,
will remain deed restricted for a period of ﬁfh five (35) years; and

WHEREAS, on December 13, 2021, the Zoning Administrator of the City of Santa Rosa
held a public hearing to consider the Aviara Apartments; and

WHEREAS, the Zoning Adminisirator, at the zame time, considered wrtten and oral
reports of staff, testimony, and other evidence presented by all those who wished fo be heard on
the matter; and

WHEEREAS, the Zonmng Administrator, after due consideration of all evidence and
reports offered for review, does find and determine the followmg:

1. The design and layout of the Aviara Apartments (Project) is of supenor quality, and 13
consistent with the General Plan, the North Station Area Specific Plan, applicable Zoning
Code standards and requirements, the Citv’'s Design Guidelmes, archatectural critena for
special areas. and other applicable City requirements (e.g., City policy statements and
development plans).

which allows residential development at a density Df 13- 3D 1mits per acre. The Greneral
Plan allows density bomuzes for affordable housms provided the design and development
standards are in conformance with those specified m the Zoming Code. Pursuant to
Zoning Code Chapter 20-31, 2 Density Bonus was granted on November 29, 2021
(Bevised on December 14 2021), allowing a density merease of 213 addibional wts
because the Project will provide 135 affordable units.




L]

The Project site 1z within the boundary of the North Station Area Specific Plan and has
been reviewed m comphance with relevant design standards, which have been
incorporated mto the Zoning Code. The project plans have been reviewed in compliance
with applicable development standards set forth in the Zoning Code, including setbacks,
20.16, Resihient City Measures, because the Project plans were reviewed by the Design
Feview Board as a Concept Item, the project 1z eligible for reduced authority because it
proposes housing within the North Station Pnionty Development Area.

The Project plans have been reviewed m compliance with the Design Guidelmes. The
Project proposes a multifamily development that will act as a transition from commercial
uses to the east and single-family residenfial nses to the west. The desizn 13 unigue to
Santa Fosa; the Site Plan provides a layout that can be easily navigated; and it provides
diversity m housing type.

The design is appropriate for the use and location of the proposed Project and achieves
the goals, review cnteria and findings for approval as set forth in the Framework of
Design Beview (Design Guidelmes, Introduction, Subsection C). The site design
includes a parking buffer along the west and north property lines, which maximizes the
separation from, and mimimizes shadowing effects to, residential neighbors to the north
and west; Zoning Code Table 3-4 requires one parking space per unit, or 136 spaces, and
the project provides 179 spaces, an extra 43 spaces; the Project will mclude
improvements along Kowell Road that will benefit the commercial shopping center to the
east and residential neighbors to the north; and the three-story multifamily structures
provide a smooth transition between commercial and residential uses by placing the
residential structures closer to the southeast comer of the property where the builldings
are separated from single-family uses abutting the westerly property line by greater than
80 feet; and

. The design and layout of the proposed development will not interfere with the use and

enjoyment of neighboring existing or future developments. The three-story structures,
consistent with higher density housing anticipated m areas with the Medium-High
Denzity Pesidential land nze designation, will provide an mtended separation between
single-family residential uses to the west and commercial uses to the east. The complex

15 easily navigated with a dnveway entry at the southwest comer off W. College Avenue
and another at the northeast comer off Kgwell Road; and

The architectural design of the proposed development iz compatible with the character of
the swrounding neighborhood. On August 19, 2021, the project plans were reviewed by

the Design Review Board 2z a Concept Item, at which point the Beard provided very few
comments and expressed unanimous support for the project as designed; and

. The design of the proposed development will provide a desirable environment for its

occupants, visiting public, and 1ts neighbors through the appropriate use of matenals,
texture, and color, and would remzin aesthetically appealing and be appropriately

.
Bes. Mo
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maintained. At the direction of the Desizn Peview Board during its meeting of August
19, 2021, the Site Plan was revised separating common and open space elements from the
trash enclosure. No changes were made to the proposed architecture as the Design
Feview Board provided unamimous support the version presented to them; and

. The proposed development will not be detrimental to the public health, safety, or welfare

or matenially mjurious to the pr-:rp-erlies or imprn:uvements in the vicinity. The Project site

are available. The Project plans have I:naen reviewad by City staff, meluding Water,
Traffic, Fire and Engiu&eﬁnlz Dev Ele]:llE!ﬂt Services, and has h-EEﬂ -:u:nnu:litin:nned

. The proposed project has been reviewed m comphance with the Cahfornia

Environmental Quality Act (CEQA). The Project 1z statutonly exempt from CEQA
pursuant to Government Code Section 63457 and CEQA Gmdelines Section 15182(a)(c)
in that 1t involves the construction of a residential development project that 13 undertaken
to mplement, and 13 consistent with, the North Station Area Specific Plan, for which an
Environmental Impact Eeport was certified by City Council. Staff’s analysis has
demonstrated that the Aviara Apartment project 15 consistent with the North Station Area
Specific Plan. As determined in an email prepared by Mark Shorett, Pnnciple Planner,
Aszzociation of Bayr Area Governments (ABAG)/Metropolitan Transportation
Commission (MTC), dated December 7, 2021 “the proposed project 1s located within a
Priority Development Area (FDA) identified in Plan Bay Area 2050 that 1s projected to
experience commercial, residential, and mixed-uze dev Elnpment 1n the Plan. Consistent
with CEQA 135182, the Etate Air Res::nu.r-:es Board has accepted the determimation that
Plan Bay Area 2050 would achieve the applicable greenhouse gas emzsions reduction
target for the Plan.™

NOW, THEREFORE, BE IT RESOLVED, the Zoning Admimistrator of the City of Santa

Fosa does hereby grant Design Review of Aviara Apartments, a 136-umt, three-story, multi-
structure housing complex, subject to each of the following conditions:

PLANNING & ECONOMIC DEVELOPMENT DEPARTMENT

GENERAL:

1.

Compliance with the latest adopted ordinances, resolutions, policies, and fees adopted by
the City Council at the time of building permut review and approval. All fees must be

paid prior to 13suance of a building permit, unless otherwise approved by ordinance.

Al work shall be done according to the final approved plans date-stamped received
November 28, 2021, approved by the Zoning Administrator.

ENGINEERING DEVELOPMENT SERVICES:

3.

Compliance with all condibions as specified by Enginesring Development Services
Exhibit "A" prepared by Cleve Gurney, dated Novembar 23December 8. 2021.

Besz. No.
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PLANNING DIVISION:

Prior to Building Permit [ssuance. tThe applicant shall enter into an agreement with the

Housing Authonty of the City of Santa Fosa to provide 138 of affordable units required
under Eu:urlmg Code Section 20-31.100(B), the restricted units shall be identified by
bedroom size and location in the Agreement, with the umts at affordability levels as
specified in the Code, for 2 peniod of 55 years, and with the following provisions.

a. Feasonablv disperzed affordable unats throwghout the development if mmltiple levels of
affordability are provaded.

b. Feasonably compatible with the desien or use of all nnits m ferms of appearance. matenals,

amenities, and gualiy fimish: and

&c. All wnits shall remam substantially the same through repairs and improvements for the entire

55-vear pernod.

An onsite manager shall reside onsite. A 24-hour emergency contact number shall be

provided to all residents.

= Pemain in compliance with the Noise Ordinance, City Code Chapter 17-16.

The following conditions shall be printed verbatim on all plan sets submitted for grading

and bmlding permitz under the heading of General Notes:

a. Construction hours shall be limited to 2:00 am. to §:00 p.m. Monday through

Friday and 9:00 am. to 5:00 pm. Saturday. No construction 1s permitted on
Sundzys and helidays. Exceptions, such as the pouring of foundations, may be
granted by City staff if noticed to neighbors in advance of the activity.

ab. Dunng penods of constroction. a sign shall be posted onsite that prowides the

General Contractor’s or designated representative’s contact information. All
complaints shall be addressed within 24 hours.

bc.  Comphance with City Graffih Abatement Program Standards for Graffih

Removal (City Code 10-17.080).

ed.  Birds, their eggs and their nests are protected under the Califormia Fizsh and Game

Code and the Migratory Bird Treaty Act Bird nesting season 15 between
February 1 and August 31. During that time care should be taken to ensure no
harm 1z caused to the birds, their eges or their nests. A qualified professional,
such as a bird biclogist or certified arborist, should perform a survey of the trea(s)
prior to commencement of tree work.

e Bats are protected under the Califormia Fizsh and Game Code. Prior to free work

{removal or aggressive tnmming), a qualified professional should assess any open
cavity in the tree(s) for batz. Altermatively, if no mspection 15 done, the tree work
may be completed following a two-step removal process:




+35.
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1. In the aftemoon of the first day, any limbs or branches would be removed
using a chamnsaw only. Any Limbs with cavities, crevices or deep bark
fissures would be averded.

1L On the second day, any addifional work would be completed, be 1t the
final trimming or removal.

If the two-step process 13 uhhized, 1t shall be documents and submitted to the
Planning divizion for approval prior to the work bemg done.

The trash enclosure will include a separate pedestrian-door to allow apartment occupants
to access without opening the steel swinging doors.

Waste receptacles for landfill, compost and recyele shall be made available for all
residents of the apartment complex. Each trash area shall meclude mstroctions as to what
materials are allowed in each receptible. Instruction shall be printed m both English and
Spamizh.

1=sue-:l 3 nigue E.'[l“l-.EI (to be al:tm:hed to J.J.nc:s.hlelds ﬂ:nr E:_lIZIE]'.Lt mmutn:nn.ug- allowing

the residents of that unit to park at least one automobile at the project. Thﬂre will be 25
spaces marked “reserved for visitors™. The wvisitor spaces will be monitored by the site
manager and vehicles that sit for 48 howrs or more will be cited and/or towed.

£.10. The steel swinging doors on the trash enclosure shall remain locked to minimize large

items being discarded in the dumpsters.

1011, Should housing in-lisu fees be applicable, then this proposal shall be subject to the

provizions of Ordinance No. 3526, (requrements for lower-mcome housing), as the same
now exists or may be extended and as its provisions may be amended, revized, or re-
enacted in the future.

1512, The building matenials, elevations, and appearance of this project, as presented for

issuance of 2 building permit, shall be the zame as the plans approved by the Zoning
Administrator, date-stamped received on November 29, 2021, Any future addmnns._
expansions, remodeling, etc_, will be subject to review of the Planning Division.

1215, PROJECT DETAILS:

a. All project details shall be in accordance with the restrictions and limitations of
the City Zoning and Califormia Building Codes, as well as the City's Design
Rewview Gudelines.




The design of all fencing, sound walls, carports, trash enclosures, and similar
accessory site elements shall be compatible with the architecture of mam
buildings and shall use similar matenials. The design must be approved by the
Planning Division prior to 1ssuance of a building permt.

All roof appurtenances, accessory equipment, and meters must be totally screened
from public view by an architectural design consistent with the building
architecture element approved by the Design Review Board or Planning Division.

All outdoor storage of materials and/or refuse bins/cans shall be maintained
within a completely screened structure or area. The design of the screened
structure or area shall be approved by the Planning Divizion prior to 1ssuance of a
building permit.

13:14. LANDSCAPING:

a.

The proposed Landscape Plan, prepared by Quadriga, dated November §, 2021,
mcludes 80 15-gallon ornamental trees, 11 247-box native Oak trees, and 7% 247-
box omamental trees. Pursuant to the Tree Ordinance, City Code Chapter 17-24:

1. Mo replacement trees will be varietals that are 1dentified as exempt including
acacia, silver maple, poplar, ailanthus, hawthom, frutless mulberry, ligustnm,
pyracantha, hMonterey pine, Monterey cypress, and fnut and nut trees, except
walnut trees which are not exempt.

11. The tree evaluation, prepared by Horticulture Associates, dated Febrary 14,
2020, under stated the required replacement trees. As such, an additional
nineteen (1%) 13-gallon trees are required. The applicant may upsize the trees
to reduce the overall number or pay a §1,%00 in-lieu fee to the City's Tree
Mitigation Fund. Landscape Plans included with plan sets submutted for
Building Permits shall identify which option will be implemented for the
additional requirement.

1415, Al required landscaping and irmigation must be metalled prior to final inspechons
(occupancy) per the approved final plans, unless otherwise approved by the Chief
Building Official.

1516, Construction drawings submitted for 1ssuance of a bulding permit shall mclude final
landscape and mmgation plans.

1517 All landscaping must be continuously mamtained in 2 healthy and attractive condition,
free of weeds and debns, in accordance with the approved plans. Dead and dying plant
materials shall be replaced with healthy specimens as necessary.

118 LIGHTING:




All exterior highting shall be shown and specified on the plans submitted for
1zsuance of a bmldimg permit m accordance with the Design Feview approval.

Light zources shall be concealed from public view.

All hghting shall be directed toward the subject property and away from adjacent
properties.

The mounting height of lighting fixtures in parking and storage areas shall not
exceed 15-feet m height. Lower mounting heights zre encouraged.

1219, No exterior signs, banners, or the like are approved with this permit. A planning sizn
permit application 1s required for all signs.

1820 NATURAL RESOURCES:

d.

Advizement. The applicant, its successors, heirs, aszigns or ransferees are advized
m writing that this approval or permit prior to the start of any construction may be
subject to certain other clearances, approvals, permits, or authonizations by state
and/or federal agencies. The applicant shall acknowledge in writing receipt of the
above advizement.

Mitigation requirement. The City's approval or permit 1z valid only if the
applicant, its successors, heirs, assigns or transf&rees comply with the terms,
that any permut condition or mitization that requires project redesign shall trizger
a review by the City of Santa F.osa Director of Planming & Economic
Development to determine if the project as redesigned 15 consistent with the
originzl approval. & project that the City determines 15 not consistent with the
City zpproval shall not be granted subsequent entitlements, such as approval of
mprovement plans and final maps, but excluding grading or building permits of
amy type. Such & project would have to be resubmitted to the City and reviewed
by the City as a new project, mcluding the submittal of a new application and
fees.

Power to stop work if viclation occurs. Nothing in this approval shall prevent the
City of Santa Foza from exercising its power to stop work m nstances where 2
violation of state or federal law 1s brought to the City's attenfion.

INo bulding or grading permit of any type shall be 1z3ued by the City until 2
required federal or state_ as applu:able clearance or authorization, with or without
conditions, has been filed with the City.

DULY AND REGULARLY ADOPTED by the Zoning Administrator of the City of
Santa Rosa on this 13" day of December 2021, by the following vote:




APPROVED:

ANDY GUSTAVSON, ZONING ADMINISTRATOR.




