CITY OF SOUTH PASADENA
PLANNING COMMISSION & DESIGN REVIEW BOARD

SPECIAL JOINT MEETING AGENDA
WEDNESDAY, SEPTEMBER 20, 2023 AT 6:30 P.M.

AMEDEE 0. “DICK” RICHARDS JR. COUNCIL CHAMBERS
1424 MISSION STREET, SOUTH PASADENA, CA 91030

South Pasadena Planning Commission & Design Review Board Statement of Civility

As your appointed governing board we will treat each other, members of the public, and
city employees with patience, civility and courtesy as a model of the same behavior we
wish to reflect in South Pasadena for the conduct of all city business and community
participation. The decisions made tonight will be for the benefit of the South Pasadena
community and not for personal gain.

NOTICE ON PUBLIC PARTICIPATION & ACCESSIBILITY
The South Pasadena Planning Commission & Design Review Board Meeting will be
conducted in-person from the Amedee O. “Dick” Richards, Jr. Council Chambers,
located at 1424 Mission Street, South Pasadena, CA 91030.

The Meeting will be available:

e In Person — Council Chambers, 1424 Mission Street, South Pasadena
e Via Zoom: https://us02web.zoom.us/|/83530439651 Meeting ID: 8353 043 9651

To maximize public safety while still maintaining transparency and public access,
members of the public can observe the meeting via Zoom in the following methods
below.

e Go to the Zoom website, https://Zoom.us/join and enter the Zoom meeting
information; or

e Click on the following unique Zoom meeting link:
https://us02web.zoom.us/j/83530439651
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Special Joint Meeting Agenda — September 20, 2023
South Pasadena Planning Commission & Design Review Board

PLANNING COMMISSION:

CALL TO ORDER: Chair Laura Dahl

ROLL CALL: Chair Laura Dahl
Vice-Chair Lisa Padilla
Commissioner Amitabh Barthakur
Commissioner John Lesak
Commissioner Arnold Swanborn

COUNCIL LIAISON: Mayor Jon Primuth

DESIGN REVIEW BOARD:

CALL TO ORDER: Chair Brian Nichols

ROLL CALL: Chair Brian Nichols
Vice-Chair Melissa Hon Tsai
Board Member Joe Carlson
Board Member Samantha Hill
Board Member Kay Younger

COUNCIL LIAISON: Councilmember Janet Braun

APPROVAL OF AGENDA
Majority vote of the Commission to proceed with Commission business.

DISCLOSURE OF SITE VISITS AND EX-PARTE CONTACTS
Disclosure by Commissioners of site visits and ex-parte contact for items on the agenda.

PUBLIC COMMENT GUIDELINES (Public Comments are limited to 3 minutes)

The Planning Commission & Design Review Board welcomes public input. If you
would like to comment on an agenda item, members of the public may participate by
one of the following options:

Option 1:

Participate in-person at the Council Chambers, 1424 Mission Street, South
Pasadena.
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Option 2:

Participants will be able to “raise their hand” using the Zoom icon during the meeting,
and they will have their microphone un-muted during comment portions of the agenda
to speak for up to 3 minutes per item.

Option 3:

Email public comment(s) to PlanningComments@southpasadenaca.gov. Public
Comments received in writing will not be read aloud at the meeting, but will be part
of the meeting record. Written public comments will be uploaded online for public
viewing under Additional Documents. There is no word limit on emailed Public
Comment(s). Please make sure to indicate:

1) Name (optional), and

2) Agenda item you are submitting public comment on, and

3) Submit by no later than 12:00 p.m., on the day of the Planning Commission/Design
Review Board meeting.

NOTE: Pursuant to State law, the Planning Commission / Design Review Board may
not discuss or take action on issues not on the meeting agenda, except that members
of the Planning Commission / Design Review Board or staff may briefly respond to
statements made or questions posed by persons exercising public testimony rights
(Government Code Section 54954.2). Staff may be asked to follow up on such items.

PUBLIC COMMENT

1. Public Comment
Public comment will be limited to three minutes per speaker for the agendized
items only.

DISCUSSION

2. Draft Objective Development Standards (ODS) Project

Recommendation:

Receive a presentation from AECOM (City consultant) regarding the Draft
Objective Development Standards, receive comments from the general public, and
provide comments and directions to staff and the City consultant.
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ADJOURNMENT

3. Planning Commission:
Adjourn to the Reqular Planning Commission meeting scheduled for
October 10, 2023.

Design Review Board:
Adjourn to the Regular Design Review Board meeting scheduled for
October 5, 2023.

PUBLIC ACCESS TO AGENDA DOCUMENTS AND BROADCASTING OF MEETINGS
Planning Commission and Design Review Board meeting agenda packets are available
online at the City website: https://www.southpasadenaca.gov/home

AGENDA NOTIFICATION SUBSCRIPTION

Individuals can be placed on an email notification list to receive forthcoming agendas by
emailing CityClerk@southpasadenaca.gov or calling the City Clerk’s Division at (626)
403-7230.

ACCOMMODATIONS

The City of South Pasadena wishes to make all of its public meetings accessible
to the public. If special assistance is needed to participate in this meeting, please
contact the City Clerk's Division at (626) 403-7230. Upon request, this agenda will be
made available in appropriate alternative formats to persons with disabilities.
Notification at least 48 hours prior to the meeting will assist staff in assuring that
reasonable arrangements can be made to provide accessibility to the meeting (28 CFR
35.102-35.104 ADA Title 1I).

| declare under penalty of perjury that | posted this notice of agenda on the bulletin
board in the courtyard of City Hall at 1414 Mission Street, South Pasadena, CA 91030,
and on the City’s website as required by law.

MW
9/14/2023

Date Matt Chang, Planning Manager

City of South Pasadena Page 4


https://www.southpasadenaca.gov/home

Planning Commission/

Design Review Board
ITEM NO. 2
Agenda Report
DATE: September 20, 2023
FROM: Angelica Frausto-Lupo, Community Development Director

PREPARED BY:  Alison Becker, AICP, Deputy Community Development Director
Robert (Dean) Flores, Senior Planner

SUBJECT: Draft Objective Development Standards in the RM (Residential
Medium Density), RH (Residential High Density), and Mixed-Use
Overlay Zone for mixed-use and multi-family development
projects

Recommendation
It is recommended that the Planning Commission and Design Review Board:

1. Receive a presentation from AECOM, a City consultant, regarding the Draft
Objective Development Standards (ODS) toolkit document (Attachment 1),

2. Receive comments from the general public regarding the Draft ODS, and
3. Provide comments and directions to staff and the City consultant.

Background

The City of South Pasadena is participating in a project funded by the Southern California
Association of Governments (SCAG) through the Regional Early Action Planning (REAP)
Program. State grant funding is channeled through SCAG to support smaller jurisdictions
to adjust their permitting processes and meet the challenge of complying with new State
Housing laws that require more ministerial approvals, shorter review times, fewer
hearings, and development standards that are clear and objective. SCAG has “bundled”
this project with other cities seeking similar services from the REAP grant, and South
Pasadena is in a cohort with Montebello, Santa Fe Springs, and Santa Monica.

The project started in the spring of 2022 and City staff along with the project consultant
went before the Planning Commission and the Design Review Board meetings in 2022 to
receive comments prior to drafting standards. On June 13, 2023, a Study Session was
held by the Planning Commission of the first draft of the Objective Development
Standards for multi-family developments. The Planning Commission directed City staff
and the consultant to revise the standards to make them more City of South Pasadena-
specific.
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At Special Meetings held on August 21, 2023 and August 23, 2023, the Planning
Commission took public testimony, considered and adopted a resolution recommending
adoption of an ordinance to City Council for a Zone Text Amendment to, among other
things, establish development standards for the newly created Mixed-Use Overlay Zone
which replaced the existing Focus Area Overlay Zone. This action is part of a series of
actions that will implement the requirements of the adopted Housing Element (2021-2029
6" Cycle) and the General Plan update. The City Council is scheduled to consider the
proposed Zone Text Amendment at its meeting on September 18 and 27.

Discussion

The Objective Development Standards (ODS) toolkit document seeks to establish
objective standards for mixed-use and multi-family projects located in the RM, RH, and
newly created Mixed-Use Overlay zone (assuming the General Plan Update and
subsequent Zoning Amendments are adopted by City Council). However, the draft ODS
do not apply to the areas located within the proposed Downtown Specific Plan (DTSP).
The draft ODS document seeks to build on and supplement the development standards
that were proposed in the aforementioned Zone Text Amendment. More specifically, it
used Table 2-6 of the Zone Text Amendment (Attachment 2), to translate the
development standards into clear, objective standards in plain language, supplemented
with explanatory graphics.

The draft ODS toolkit is designed to make it easier for applicants and the general public
to understand the regulations, streamline project approvals, encourage housing
production so that the City can meet its RHNA goals. The ODS toolkit includes standards
of the following design elements for qualifying mixed-use and multi-family development
projects:

Setbacks and streetwall,
Facade modulation,

Ground floor standards,
Facade treatments,

Window transparency/glazing,
Open space requirements,
Parking and site access

Attachments

1. Draft Objective Development Standards (ODS) Toolkit — Prepared by AECOM
2. Table 2-6 of the draft Zone Text Amendment
3. Draft Updated Zoning Map



ATTACHMENT 1
Draft Objective Development Standards (ODS) Toolkit



Objective Development Standards
Toolkit

Prepared for the City of South Pasadena

DRAFT

This report was funded by SCAG through the Regional Early Action Planning (REAP) grant program.
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DRAFT

|. Introduction

Background

California must plan for more than 2.5 million homes in the next eight-year planning cycle (2021-2029),
including 2,067 in South Pasadena. This need for additional dwelling units due to the statewide housing
shortage has led to the passage of laws such as Senate Bill 35 (Streamlining Approvals), Senate Bill 167
(Removing Barriers), and Senate Bill 330 (Expediting Residential Development), to produce more
housing to meet the growing needs of Californians during the ongoing housing crisis. Cities must ensure
they are complying with all aspects of State law and not hindering the development of housing, so these
new laws have prompted cities across California to review residential development and design standards
to make them simpler to understand and easier to implement, resulting in faster permitting timelines to
encourage housing production.

Each city has zoning regulations that establish the rules for all development (including residential,
commercial, industrial, and other uses), in the form of development standards. These include building
height, the number of units allowed per parcel, the distance between buildings and adjacent properties,
the amount of open space needed on a site, parking requirements, building design standards, and more.
Standards that influence the design of a structure or open space are also typical, including
articulation/modulation, roof line variation, transparency, lighting, and parking screening.

To align with the State’s needs and goals for housing production, cities and counties are updating and
adding to existing regulations and guidelines to create standards that can be “objectively” reviewed by
City staff. Objective standards use measurable requirements, simple tables and diagrams, and require no
personal or subjective judgment to determine if the standards have been met. This allows for a
straightforward administrative process that reduces timelines, adds certainty, and achieves reasonable
design goals.

Project Grant Funding

The City of South Pasadena (“City”) is part of a project funded by the Southern California Association of
Governments (SCAG) through the State’s Regional Early Action Planning (REAP) Grant Program to
document, assess, and modernize multi-unit and mixed-use objective standards and permitting. This
project is serving the cities of Montebello, Santa Fe Springs, Santa Monica, and South Pasadena. It will
help support a greater understanding of the role of objective standards in increasing housing production
in Los Angeles County and throughout California.

SCAG’s Regional Council approved the 2020 Sustainable Communities Program (SCP) Housing and
Sustainable Development (HSD) Call for Applications in November 2020. The goal of the SCP is to
implement the policies and programs of Connect SoCal, the 2020 Regional Transportation Plan and
Sustainable Communities Strategy (RTP/SCS). With the 2019-2020 Budget Act, $250 million was
budgeted to prioritize planning initiatives that would increase housing production to meet the needs of
every community throughout the state. The California Department of Housing and Community
Development (HCD) received $125 million of this funding to establish REAP Grant Program. REAP
provides one-time grants to regional entities for planning activities that facilitate compliance in
implementing the sixth cycle of the Regional Housing Needs Allocation (RHNA). This includes efforts to
accelerate housing production — such as the development of objective standards.
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Toolkit Objectives

The purpose of this toolkit is to develop a menu of objective standards for a selection of mixed-use and
multi-unit zones for each of the four cities to consider for incorporation into their Zoning Code. This
document is intended to be reviewed and distributed by city planning staff, and codified as appropriate.

The standards are designed to:

¢ Translate existing applicable Zoning Code regulations and design guidelines into clear, objective
standards in plain language, supplemented with explanatory graphics, making the standards easy
to understand and simple to implement in compliance with Senate Bill 35

e Integrate with the maximum density allowed consistent with Senate Bill 330
¢ Allow for flexibility to adapt to market fluctuations, trends, and shifting demand
e Focus on zones that apply to the highest volume potential development type and locations

¢ Inform building form and site planning
The toolkit is designed to:

o Make it easier for applicants to understand the regulations

e Be the foundation for the development of standards for multi-unit/mixed use projects that support
higher levels of design, confirming compliance through an administrative process

e Create greater certainty in the review process and streamline project approvals

e Encourage housing production so the City can meet its state-mandated Regional Housing Needs
Allocation (RHNA) goals

e Comply with SB35, which requires qualifying projects to be reviewed against objective standards?

Two sets of standards were developed to be shared across each of the four cities served by the project
for Mixed-Use and Multi-Family (Medium-Density) Residential zone prototypes. The standards developed
for the two highest priority zones have been tested on prototypical sites to ensure the standards enable
intended development, allow for maximum density, and provide the appropriate level of regulation. [Note
that general development standards such as height limits, floor area ratios, and minimum setbacks are
not included in this toolkit as they are already in the City’s Zoning Code.]

For the most part, the following standards are designed to scale to different densities and building
heights, so the same or similar standards can be used across zoning districts regardless of development
intensity. This is an effort to simplify the code and ease understanding for the benefit of applicants, staff,
and the public. As this is a toolkit of recommendations, standards selected by the City to propose for
inclusion in the Zoning Code may need further refinement from City staff to customize based on the City’s
unique requirements and approaches, including different measurement definitions and contextual
considerations.

! Senate Bill 9 also requires use of objective standards for related project reviews in single-family zones; separate from this SCAG
project focused on multi-unit/mixed-use zones.
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Informing the Toolkit

The project included a high-level technical analysis of existing policy documents, development standards
and regulations, design guidelines, permit procedures, and recently approved projects and submitted
applications under review to understand:

e How the City currently processes applications and how long the process typically takes; and

e How standards are being interpreted and applied during the permitting and entitlement process.

This analysis included a review of the General Plan Land Use and Housing elements and associated
policies, the City’s Zoning Code and specific plans, as well as a handful of representative housing
development projects. It resulted in initial findings and recommendations to inform the standards
developed for the toolkit and other related actions for City consideration.

Public Engagement

South Pasadena undertook an engagement process to provide information to community members about
the objective development standards and streamlined permitting project, and gather input to inform the
creation of the recommended standards in the toolkit. The following outreach events were held to engage
the public, stakeholders, and decision-makers in ways that result in meaningful participation.

e Planning Commission Study Session: This event was held on July 12, 2022, to inform the
City's decision-makers at the Planning Commission about the project and relevant State laws to
collaborate on locally appropriate solutions to increase capacity potential and accelerate housing
production.

e Public Workshops: Two community workshops focused on building an understanding of
objective standards and providing the public with an opportunity to give feedback on draft
materials. The first workshop was held at the Design Review Board meeting on September 1,
2022 The second was held at the Planning Commission meeting on June 13, 2023.

e Final Project Presentation: The final presentation will be a joint presentation to the Planning
Commission and Design Review Board in September of 2023, providing background, analysis,
and a summary of the proposed objective standards and other project deliverables.
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lI. Mixed-Use Standards

Form & Scale

Setbacks & Streetwall

Potential supplemental standards related to setbacks and streetwalls are provided below. In addition, the
City may consider further defining the “minimum building frontage” standard from the Mixed Use Overlay
District Development Standards table with additional text to make the standard more explicit. Note that
the version below allows three feet of flexibility, which is slightly different than the table implies.

Minimum building frontage. Buildings shall be located within 3 feet of the minimum setback for at least
60 percent of the building frontage along the primary right-of-way and 50 percent along any secondary
right-of-way, excluding alleys.

Residential units. Residential units on the ground floor shall have a minimum setback of 5 feet.

Landscaping in setbacks. For buildings set back 5 feet or more, a minimum percentage of the setback
area shall be landscaped with trees, shrubs, and/or groundcover, either in the form of in-ground
landscaping or planters, as follows:

Frontages with shared entrances to internal circulation 50%
Frontages with individual residential unit entrances 30%
With a stoop taller than 30 inches 10%
Frontages with individual commercial tenant entrances 30%
With outdoor dining 10%
Frontages with shared entrances to internal Frontage with individual residential unit
circulation entrances

1 > Common lobby
‘ / entrance

5'{ \ .
/‘@G/

N . N : Minimum of 30% ‘ 4
Minimum of 50%—_ e . P landscape frontage-._ d . N
landscape frontage " - e \<

~ . |

)
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Frontages with commercial tenant entrances

L

N
re@f

Minimum of 30%
landscape frontage

Streetwall: Street-facing facades shall meet or exceed 25 feet (or 2 stories in height) for at least 60
percent of building frontage along public rights-of-way, unless the overall building height is lower than 2
stories. The streetwall is not required to be continuous.

g Sy e
. r@@t/ 2
Frontage meeting —* v " Streetwall height of
minumum streetwall R atleast 25ft or 2

height for at least 60% T " stories
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Modulation

Potential supplemental standards related to modulation are provided below.

Facade modulation: Street-facing facades of 50 feet or longer shall modulate a minimum of 25 percent
of the area above the ground floor between 2 and 12 feet in depth from the primary fagade plane, defined
as the vertical plane above the ground floor with the greatest surface area.

Modulation shall be a minimum depth of 2 feet, may be recessed or projected (but not beyond the
minimum setback), and is not required to be continuous or open to the sky.

‘Primary facade plane (excluding
Ground Floor)

g 8[.. :
% "@@,
Ground FIoor

il Modulation
depth

Exception for facades that meet all the following standards:

1) All windows shall be recessed at least 4 inches.

2) The maximum fagade length shall be 75 feet.

3) The facade shall use a textural material of brick, stone, precast concrete, Venetian plaster,
hand-troweled stucco, or porcelain tiles at least 12 by 4 inches. Ceramic tiles, porcelain tiles
less than 12 by 4 inches, standard stucco, or flat, polished stone shall not qualify.

4) Facade shall employ a tripartite division in which the facade is organized into three horizontal
sections with a base, middle, and top.

a) The middle section shall be differentiated from both the base and the top through a
change in facade plane of at least 4 inches, or a consistent horizontal band that projects
at least 4 inches from the facade.

b) The top section shall use a cornice that is at least 1 foot in depth.
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Facade length: Street-facing facades of 100 feet or longer shall include a minimum break of 10 percent
of the facade length or 20 feet in width, at least 10 feet deep and open to the sky.

Minimum
break of 10ft
depth

Minimum break of
10% or 20ft width

- ,"O@f ;

Street-facing
fagades of 100ft or
longer
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Roofline variation: For buildings over 45 feet in height, the upper-most level shall use one of the
following:

Street stepbacks: The upper-most level shall be stepped back a minimum of 10 feet from street-
facing building facades.

Top level

stepback depth
of at least 10 ft

—OR-

Building footprint: The upper-most level shall cover a maximum of 50 percent of the building
footprint.

Top level may
cover up to 50%
of building

footprint
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Frontages

Ground Floor

Standards

Potential supplemental standards related to frontages are provided below. Note that we have included an
expanded version of the ground floor height standard from the Mixed Use Overlay District Development
Standards, which specifies a commercial ground height minimum of 15 feet, measured floor to floor. It is
not clear from the table how ground floor height is measured.

Ground floor uses: Commercial uses on the ground floor along boulevards shall have a minimum
average depth of 35 feet, but in no case be less than 20 feet, for a minimum of 60% of the ground-floor
frontage.

Floor height: Ground floor commercial, non-residential, and residential common spaces shall have a
minimum height of 15 feet, measured floor-to-floor. Ground floor residential units shall have a minimum
height of 12 feet, measured floor-to-floor.

Horizontal element: Buildings with a ground floor height of 16 feet or greater, measured floor-to-floor,
shall incorporate a horizontal element between 9 and 14 feet above sidewalk elevation. Elements may be
continuous or intermittent, and may include:

a) A canopy, awning or other covering;
b) Architectural projection;

c) Change in facade material

d) Signage band; and/or

e) Trellis.

Vertical elements: Frontages shall be designed to be divided into bays that are 30-feet wide or less by
pilasters, columns, window patterns, or other vertical elements.

Entrances. Street-facing facades shall provide a minimum of one entrance per 100 feet of frontage that
opens directly onto the sidewalk or another public open space.

Entrances shall be set back at least 30 inches from the public right-of-way.
Primary entrances shall be distinguished by at least one of the following:

a) Awning/canopy

b) Overhang/recessed entry
c) Porch/portico

d) Trellis

Transparency: Street-facing facades shall incorporate glazing for a certain percentage of the building
frontage between 2 and 10 feet in height from sidewalk elevation. Windows shall provide views into
display, lobby, sales, work, or similar active areas.

For non-residential and residential common space uses, at least 50 percent of the frontage shall
be transparent.

For ground floor residential units, at least 15 percent of the frontage shall be transparent.

10
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Windows shall have a visible transmittance (VT) of 0.6 or higher.

Blank walls: Windowless expanses of walls on the ground floor shall not exceed 25 feet in length. Blank
walls over 10 feet in length shall be enhanced by one of the following:

a) Pattern, motif, etching, or similar decoration;

b) Landscaping that covers at least 50 percent of the wall area;
c) Trellis or similar projection;

d) Public art approved by review authority.

Security bars: Any security bars shall be designed to be fully concealed and hidden from view during
business hours.

Stoops and patios: The side of a patio or stoop (when parallel to a sidewalk) taller than 30 inches shall
be set back a minimum of 18 inches from the property line, separated by planted area.

Fences and walls: For non-residentially zoned parcels, ground floor private outdoor living areas adjacent
to a street shall have a maximum fence, wall, or hedge height of 5 feet. Any portion above 42 inches shall
be at least 50 percent transparent.

Barbed wire, chain-link, and razor wire shall be prohibited.

Concrete masonry unit walls shall be treated with stucco coating.

11
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Facades

Composition: Street-facing facades shall include at least three of the following:

Pattern of modulation or fenestration;

Datum lines along the length of the building (e.g. cornice) at least 4 inches in depth;
Repeated projections (e.g. architectural detail, shading) at least 4 inches in depth;
Balconies over 20 percent of the elevation;

Screening (e.qg. lattices, louvers);

Individual exterior material not to exceed eight inches in a visible dimension (e.qg. brick).

Repéétedx
projections

. _v/‘GG/

Datum lines
Balconies over -~ along length

20% of elevation

Corner treatments: Corner-facing facades of 75 feet or longer shall incorporate at least two of the
following elements within 50 feet of the building corner along the primary frontage:

a)
b)
c)
d)
e)

Transparency: Street-facing facades shall incorporate glazing for at least 30 percent of the fagade,

Building entrance;

Change in height of at least 4 feet for an area 10 feet by 10 feet minimum;
Change in facade plane on upper stories of at least 2 feet in depth;
Change of material or texture;

Publicly-accessible open space or outdoor dining.

including ground floor transparency.

12
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At Least 30% of glazing including Ground Floor

L] ILI[ LI LI
HH, =

Upper Floors L]
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L |

Ground Floor

Windows: Windows shall be recessed at least 3 inches from the face of the facade; flush windows may
be permitted per review authority approval. Mirrored, tinted or highly reflective glazing is prohibited. Vinyl
windows are prohibited.

Materials: A minimum of two materials shall be used on any building fagade, in addition to glazing,
railings, and trim, and shall correspond to variations in building plane.

Material transitions shall occur at the inside corner of a plane change. When material changes
occur in the same plane, projecting or recessed architectural elements shall be used to create a
corner for material transition.

A primary material shall cover at least 40 percent of any building facade, excluding windows.

No more than four colors shall be applied to the building facade (one primary color and up to
three other colors), excluding art (e.g. a mural).

Balconies: Balconies shall project a maximum of 4 feet from the building fagade and shall not be located
within 6 feet of any interior property line.

Roof decks: Roof decks located within 25 feet of a Residential zoning district shall be set back a
minimum of 5 feet from the building edge. The sum of all roof decks on a single building shall not exceed
60 percent of the roof area to allow for mechanical equipment including solar panels.

Lighting: All structures, entrances, parking areas, common open spaces, and pedestrian pathways shall
be lit from dusk to dawn.

Lighting shall be full cutoff with a minimum of 90 percent of the light directed downward and
designed to illuminate only the intended area.

Lighting shall not extend beyond an interior property line, and light sources shall not be visible
from adjacent properties.

Screening: All exterior mechanical and electrical equipment visible from a public street shall be screened
on all vertical sides to the height of the equipment it is screening.

13
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Open Space

Private Open Space
Access: Private Open Space shall abut and have direct access to the associated tenant space.

Dimensions: Private Open Space shall have a minimum area of 40 square feet and a minimum
dimension of 6 feet in width by 4 feet in depth in each direction.

Distribution: All Private Open Space shall be outdoors and may be located within a required setback or
stepback.

Common Open Space

Access: Common Open Space shall be available to all tenants of the building at no cost.

Dimensions: Common Open Space shall have a minimum area of 400 square feet and a minimum
dimension of 20 feet in each direction.

Distribution: A minimum of 70 percent of Common Open Space shall be outdoors, and a minimum of 80
percent of outdoor Common Open Space shall be open to the sky.

A maximum of 30 percent of Common Open Space shall be indoors (i.e. lounges, fitness centers,
and similar). Indoor Common Open Space shall not include spaces primarily used for circulation.

Landscaping: A minimum of 25 percent of Common Open Space shall be planted area with a minimum
dimension of 30 inches in length, width, and depth.

Trees: A minimum of one 24-inch box tree per project or for every 500 square feet of outdoor Common
Open Space, whichever is greater, shall be planted within the Common Open Space. At least 50 percent
shall be shade trees.

Hardscape: A maximum of 25 percent of Common Open Space may be paved in standard concrete, with
the remainder using enhanced paving such as brick, natural stone, unit concrete pavers, textured/colored
concrete, or similar.

Water features: No greater than 5 percent of Common Open Space shall be decorative water features,
such as fountains or reflecting pools.

14
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Parking

Vehicle Access

Driveways: A maximum of one two-way driveway shall be permitted on sites with less than 200 feet of
primary street frontage. A maximum of two two-lane driveways shall be permitted on sites with 200 feet or
more of primary street frontage.

Driveways and associated curb-cuts shall have a maximum width of 24 feet.
The minimum distance between driveways on the same lot shall be 50 feet.

Controlled entrances to parking (e.g. gates) shall be located at least 20 feet from the property line
to allow for a queueing vehicle.

Property Line
Driveway entrance Driveway entrance
from secondary stree\ from"seoondary street
or alley SR T T T B SRS SR MRS BEE 4 B S EESERSE ERSE —~~'~—'—*-~—-~7 or alley
Distance between driveways
more than 50 ft

— Lot 1 -
5 Lot 2 @
7] 7]
fuc it
© ©
by = =)
= =
3 3
& &
Driveway entrance \I
from primary street
\ Y,
[ | [ |
Frontage 200 ft or more i Frontage less than 200ft
(two driveways) Primary Street (one driveway)

Surface Parking

Setbacks: Parking shall be set back a minimum of 30 feet from the primary frontage, 10 feet from any
secondary frontage, and 5 feet from any adjacent Residential zoning district.

Parking shall be buffered by permitted non-parking uses or a landscaped setback adjacent to the
property line, except for vehicle/pedestrian access.
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Landscaped setbacks shall include hedges or shrubs with a minimum height of 3 feet at the time of
planting that form a continuous visual screen to block vehicle headlights.

5ft setback from

residential zoning .

district \ Driveway entrance
T {/

|
|
Property Line | : ‘
: ‘ |/~ 10ft setback from
Surface Parking | secondary frontage
|
| ‘ ~g,~,
! | e
] T| @
| | >
| | g
| c
Q
| ‘ 8
| | 0
| T N
— I = \
‘ Minimum of 30ft setback
y from primary frontage

Primary Street

Landscaping: A minimum of 5 percent of the parking area shall be landscaped and permeable, in
addition to any landscaped setbacks. This area shall be distributed throughout the parking area.

Trees: A minimum of one shade tree for every 4 vehicle parking spaces shall be planted and evenly
distributed throughout the parking area.

Structured Parking

Setbacks: Structured parking shall be set back a minimum of 5 feet from any adjacent Residential zoning
district.

Above ground parking shall be buffered by permitted non-parking uses with a minimum depth of
35 feet adjacent to the street property line, except for vehicle/pedestrian access.

Semi-subterranean parking shall not extend beyond the building facade and may not project
higher than four feet above sidewalk elevation.

Parking areas with controlled entrances, including access gates, shall accommodate at minimum
the length of one vehicle without queuing into the public right-of-way.

Electric Vehicle Charging Stations

Minimum Number:

In projects that include 25-49 parking spaces, one Level 2 charging station shall be provided.
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For each additional 50 spaces or portion thereof beyond 49 spaces, one additional Level 2 charging
station shall be provided.

Each charging station shall be installed at a designated standard size parking space.
Signage shall be installed specifying spaces with charging stations for electric vehicles only.

Associated equipment shall not encroach on the minimum required clear areas from driveways
parking spaces, or maneuvering areas.

Any spaces reserved for electric vehicle charging stations shall count toward minimum parking
requirements.
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Ill. Multi-Family Standards

Form & Scale

Setbacks

Standards

Setbacks: Buildings shall be set back a minimum of 5 feet from the property line. A minimum of 50
percent of ground-floor building frontage shall be placed at or within 5 feet of the front setback.

Property line

A minimum 50% of
ground-floor building front-
age within 5 ft of the front
setback

Corner buildings: On corner lots, buildings must be placed at or within 5 feet of the setback line for a
minimum of 25 feet along the front and street side setback lines.
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Landscaping: Setbacks shall be landscaped except for driveways and pedestrian paths.

Frontages with shared entrances to internal Frontage with individual residential unit
circulation entrances

T ™S Common lobby
! ' / entrance

'S'/ N ~
/’@ef N

Minimum of 30%

Minimum of 50% — landscape frontage- !

landscape frontage

Modulation

Standards

Facade area: Street-facing facades of 50 feet of longer shall modulate a minimum of 25 percent of the
area above the ground floor between 2 and 12 feet in depth from the primary facade plane, defined as the
vertical plane with the greatest surface area above the ground floor.

Modulation shall be a minimum depth of 2 feet, may be recessed or projected (but not into the
public right-of-way), and is not required to be continuous or open to the sky.

" Primary facade plane (excluding
Ground Floor)

. /¢ Y
- ?@/
Ground Fl’oor

- Modulation
depth
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Building length: Buildings shall be no longer than 6 units or 150 feet in length, whichever is less, with a
minimum separation of 10 feet between buildings.

Facade modulation. Street-facing fagades over 2 stories in height shall incorporate two of the following:

a) A sloped roof with a pitch greater than 3/12.

b) A flat roof with a minimum 2-foot vertical height difference for a minimum of 10 feet in length and
depth.

c) A top-level stepback of at least 2 feet for a minimum of 25 percent of the length of the facade.

d) An open deck at least 5 feet in depth and 8 feet in width.

Facade break. Facade planes facing RE, RS, or AM zoning districts shall not exceed 45 feet in width
without a facade break of at least 5 feet deep and 10 feet wide.

Roofline variation. Street-facing fagade planes over 45 feet in length shall incorporate a variation of roof
form, shape, type, or height of at least 5 feet.
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Frontages

Ground Floor
Entrances: Residential units located adjacent to a street shall have a primary entrance facing the street.

Entrances shall have a minimum 3-foot covered landing area at the same grade as the interior
floor.

Entrances shall incorporate at least three of the following:

a) Recession at least 2 feet from the building facade;

b) Overhead projection of at least 4 feet in depth (e.g. porch roof);

c) A sidelight window, adjacent window, or door with a window;

d) At least one stair, up or down, from the pedestrian pathway;

e) Paving material, texture, or pattern differentiated from the pedestrian pathway.

Elevation: Buildings shall have a finished floor between 2 and 4 feet above the nearest sidewalk
elevation. On sloping sites, up to 25 percent of units may have finished floors up to 6 feet above the
nearest sidewalk.

Paths: Pedestrian pathways from the sidewalk to all primary entrances and common areas shall have a
minimum width of 3 feet, including to lobbies, open space, parking, and refuse collection areas.

Where located parallel to a driveway, a change of material or pattern shall distinguish pedestrian
pathways from vehicular travel lanes.

Walls and fences: Freestanding walls, fences, and raised planters taller than 30 inches shall be set back
a minimum of 18 inches from the property line, separated by planted area.

Stoops and patios: The side of a patio or stoop (when parallel to a sidewalk) taller than 30 inches shall
be set back a minimum of 18 inches from the property line, separated by planted area.
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Facades

Composition: Street-facing facades shall include at least three of the following:

a) Pattern of modulation or fenestration;

b) Datum lines along the length of the building (e.g. cornice) at least 4 inches in depth;

¢) Repeated projections (e.g. architectural detail, shading) at least 4 inches in depth;

d) Balconies over 20 percent of the elevation;

e) Screening (e.g. lattices, louvers);

f) Individual exterior material not to exceed eight inches in a visible dimension (e.g. brick).

Repeated
projections -
 **§§W

Datum lines

Balconies over _~along length

20% of elevation

Transparency: Street-facing facades shall incorporate glazing for at least 25 percent of the fagade.

Side-loaded townhomes shall incorporate glazing for at least 30 percent of the front-facing
facade.

Windows: Windows shall be recessed at least 2 inches from the face of the facade; flush windows may
be permitted per review authority approval.

Mirrored, tinted or highly reflective glazing is prohibited.
Vinyl windows are prohibited.

Materials: A minimum of two materials shall be used on any building fagade, in addition to glazing,
railings, and trim, and shall correspond to variations in building plane.

A primary material shall cover at least 40 percent of any building facade, excluding windows.

No more than four colors shall be applied to the building facade (one primary color and up to
three trim colors), excluding art (e.g. a mural).
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Balconies: Balconies shall project a maximum of 4 feet from the building facade, and shall not be located
within 6 feet of any interior property line.

Side-loaded townhomes shall incorporate at least one front-facing balcony.

Lighting: All structures, entrances, parking areas, common open spaces, and pedestrian pathways shall
be lit from dusk to dawn.

Lighting shall be located to illuminate only the intended area, and a minimum of 90 percent of
lighting shall be directed downward.

Lighting shall not extend beyond an interior property line, and light sources shall not be visible
from adjacent properties.

Screening: Rooftop equipment, excluding solar photovoltaic, shall be screened from public view.

Fences and walls: Barbed wire, chain-link, and razor wire are prohibited.
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Open Space

Minimum Area

Minimum Open Space shall comply with the applicable design standards depending on type of open
space. Areas used for parking, loading, or storage shall not be counted towards minimum Open Space.

e Residential Open Space: Projects with a residential component shall provide a minimum of 15
percent of the residential GFA as Private Open Space and 5 percent of the residential GFA as
Common Open Space.

Private Open Space
Access: Private Open Space shall abut and have direct access to the associated tenant space.

Dimensions: Private Open Space shall have a minimum area of 40 square feet and a minimum
dimension of 5 feet in each direction, with a vertical clearance of at least 8 feet.

Distribution: Private Open Space shall be outdoors and may be located within a required setback.

Common Open Space
Access: Common Open Space shall be available to all tenants of the building at no cost.

Types: Common Open Space shall be provided by at least one of the following and designed to comply
with the associated standards:

a) Backyard or courtyard on the ground floor;

Dimensions: Common Open Space shall have a minimum area of 400 square feet and a
minimum dimension of 15 feet in each direction.

Distribution: Common Open Space shall be outdoors, and a minimum of 80 percent of
Common Open Space shall be open to the sky.

Landscaping: A minimum of 15 percent of Common Open Space shall be planted area with

a minimum dimension of 30 inches in length, width, and depth.

Trees: A minimum of one 24-inch box tree per project or for every 500 square feet of
Common Open Space, whichever is greater, shall be planted within the Common Open
Space. At least 50 percent shall be shade trees.

Hardscape: A maximum of 50 percent of Common Open Space may be paved in standard
concrete, with the remainder using enhanced paving such as brick, natural stone, unit
concrete pavers, textured/colored concrete, or similar.

Water features: A maximum of 10 percent of Common Open Space shall be decorative
water features, such as fountains or reflecting pools.

b) Roof deck, terrace, or similar on upper floors;
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Dimensions: Common Open Space shall have a minimum area of 400 square feet and a
minimum dimension of 15 feet in each direction.

Distribution: Common Open Space shall be outdoors, and a minimum of 80 percent of
Common Open Space shall be open to the sky.

Landscaping: A minimum of 15 percent of Common Open Space shall be planted area with

a minimum dimension of 30 inches in length, width, and depth.

Hardscape: A maximum of 50 percent of Common Open Space may be paved in standard
concrete, with the remainder using enhanced paving such as brick, natural stone, unit
concrete pavers, textured/colored concrete, or similar.

Water features: A maximum of 10 percent of Common Open Space shall be decorative
water features, such as fountains or reflecting pools.

c) Multi-use driveway.

Permeable pavers. The entire surface of the driveway shall be comprised of permeable
pavers.

Landscaped buffer. The driveway shall be lined by a minimum 2-foot wide planted area,
except at garage entries and pedestrian pathways. If the landscaped buffer is adjacent to a
wall, it shall include shrubs or vines of at least 24 inches in height.
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Parking

Vehicle Access

Driveways: A maximum of one two-way driveway shall be permitted on sites with less than 200 feet of
primary street frontage. A maximum of two two-lane driveways shall be permitted on sites with 200 feet or
more of primary street frontage.

At least one driveway shall be located on a secondary street or alley, where available.
Driveways and associated curb-cuts shall have a maximum width of 24 feet.
The minimum distance between driveways on the same lot shall be 50 feet.

Controlled entrances to parking (e.g. gates) shall be located at least 20 feet from the property line
to allow for a queueing vehicle.

Property Line ]
Driveway entrance Driveway entrance
from secondary \ﬁ R AU /from secondary
Distance between

street or alley | ) / / street or alley

driveways more
than 50 ft I

Lot 2 i Lot 1

Secondary Street
Secondary Street

Driveway entrance
from primary street I

. ' ' Frontage less than 200ft '
Primary Street (one driveway)

Frontage 200 ft or more
(two driveways)

Surface Parking

Setbacks: Parking shall be set back a minimum of 30 feet from the primary frontage, 10 feet from any
secondary frontage, and 5 feet from any adjacent Residential zoning district.

Parking shall be buffered by permitted non-parking uses or a landscaped setback adjacent to the
property line, except for vehicle/pedestrian access.

Landscaped setbacks shall include hedges or shrubs with a minimum height of 3 feet at the time
of planting that form a continuous visual screen to block vehicle headlights.

26



DRAFT

5ft setback from

residential zoning )

district Driveway entrance
o TR
Property Line I

f |, — 10ft setback from
Surface Parking / secondary frontage
HA

Secondary Street

\ Minimum of 30ft setback
p

from primary frontage

Primary Street

Structured Parking

Setbacks: Structured parking (including underground) shall be set back a minimum of 5 feet from any
adjacent Residential zoning district.

Above ground parking shall be buffered by permitted non-parking uses with a minimum depth of
35 feet adjacent to the street property line, except for vehicle/pedestrian access.

Semi-subterranean parking shall not extend beyond the building facade, and may not project
higher than four feet above sidewalk elevation.

Parking areas with controlled entrances, including access gates, shall accommodate at minimum
the length of one vehicle without queuing into the public right-of-way.
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Chapter 36 Zoning
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TABLE 2-6. MIXED USE OVERLAY DISTRICT DEVELOPMENT STANDARDS

Development Feature

Requirement

Notes

DEVELOPMENT INTENSITY

Minimum Size or Area 20,000 sf
Minimum Lot Frontage 80 ft

Density Range for Residential 52 to 70 du/ac
Maximum Lot Coverage 70%

Minimum Residential Unit Size

Studio — 450 sf

One-bedroom — 750 sf
Two-bedroom — 900 sf

NON-RESIDENTIAL USES

Location

Non-residential uses are
required along the street
frontage in the areas described

Residential units shall be
located above the ground-floor
level within the BP zoning

in the General Plan for
development within a Corridor,

District, or Neighborhood
Centers.

BUILDING HEIGHT AND FORM

Maximum Height

Non-habitable building features
such as chimneys, cupolas,
flagpoles, monuments, steeples,
roof screens, equipment, and
similar structures covering no
more than 10% of the top floor
roof area may exceed the
maximum height by up to 8 ft.

Maximum Stories

4

Maximum Floor Area by Story

Up through Second Story —

100%
Third Story — 90%
Fourth Story — 80%

The standard refers to the
percentage relative to the
ground-floor building footprint
area

Maximum Building Length

150 ft

BUILDING RELATIONSHIP TO STREET

Minimum Building Frontage

60%

Maximum Elevation of Building
Entry Above the
Street/Sidewalk Level and

2ft




TABLE 2-6. MIXED USE OVERLAY DISTRICT DEVELOPMENT STANDARDS

Development Feature

Requirement

Notes

Maximum Recess Below the
Street/Sidewalk Level

Minimum Ground Floor Height

12 ft

NON-RESIDENTIAL USE GROUND FLOOR BUILDING DESIGN

Maximum Blank Wall Length 25 ft
Minimum Glazing 50%
Minimum Tenant Space Width 25 ft

Minimum Number of Entries

1 per 100 lineal ft

Minimum Wall Plane

To/From Window/Door —

Windows, door, columns, and

Articulation minimum 6 inches other features shall be recessed
To/From Column/Other Feature | or project forward to provide
— minimum 18 inches the respective minimum
differential from the wall plane
Signs As required by Division 36.320

(Signs)

SETBACKS FOR NON-RESIDENTIAL

Front — Ground Floor

Per the underlying zoning
district

May be increased to 15 ft where
outdoor uses or small plazas are
provided directly in front of the
non-residential use

Side — Ground Floor

Per the underlying zoning
district

Rear

Per the underlying zoning
district

SETBACKS FOR RESIDENTIAL

Front — Ground Floor

20 ft minimum

Side 10 ft minimum for first two For any property adjacent to an
floors RE or RS district, the minimum
15 ft minimum from property setback for the first and second
line for third floor and above stories shall be 20 feet, and any
story above the second story
shall be set back a minimum
distance of 25 feet from the
property line.
Rear 20 ft minimum for first two For any property adjacent to an

floors
25 ft minimum for third floor

RE or RS district, the minimum
setback for the first and second

and above

stories shall be 30 feet, and any
story above the second story
shall be set back a minimum




TABLE 2-6. MIXED USE OVERLAY DISTRICT DEVELOPMENT STANDARDS

Development Feature

Requirement

Notes

distance of 35 feet from the
property line.

SETBACKS — GENERAL

Setback from Access Driveway

5 ft minimum

Distance Between Buildings

As required by the Fire Code,

but no instance less than 10 ft

PARKING, LOCATION AND DESIGN

Site Access/Driveway Location

The location of site

access/driveways shall be
prioritized as follows:
(1) From an alleyway, (2) From a

side street, or (3) If the previous
two locations are infeasible as
determined by the Director,
then access from the front shall
be limited to a maximum 24-
footwide driveway.

Location of Parking

Spaces/Areas

The location of parking
spaces/areas shall be limited as
follows:

(1) Located to the rear of the
building or underground, and
(2) Shall not be located within
the front or side street setback
areas.

Number of Spaces for Non-
Residential Uses

As required by Division 36.310

Shared parking or a reduction in

(Parking and Loading)

parking subject to approval of a
parking study — Section
36.310.060. Within one-half
mile of a high-quality transit
station, no parking minimums
shall apply for any use except
for hotels, motels, bed and
breakfast inns, and similar
transient lodging facilities per
Government Code Section
65863.2.

Number of Spaces for
Residential Uses

Studio — 0.50 space
One-bedroom — 1 space
Two-bedroom — 2 spaces
Guest Space — 0.25 per unit

Guest spaces are not required if
non-residential spaces are
available during non-
operational hours.




TABLE 2-6. MIXED USE OVERLAY DISTRICT DEVELOPMENT STANDARDS

Development Feature

Requirement

Notes

Parking is reduced, not
required, for qualifying
development projects within
one-half mile of a high-quality
transit station, as defined in
Government Code Section
65863.2.

Design of Surface or Structure

As required by Division 36.310

Unless modified by standards

Parking

(Parking and Loading)

herein

LANDSCAPING AND OPEN SPACE

Minimum Site Landscaping 20% Exclusive of areas on the site
providing useable open space
for residential uses.

Improved rooftop areas can be
counted toward open space.

Minimum Driveway and Parking | 5 ft

Area Side Landscaping

Minimum Total Combined 300 sf/du Improved rooftop open space,

Useable Open Space per
Residential Unit (Common and
Private Combined)

balconies, and indoor common
spaces can be counted toward
usable open space.

Common Open Space
Requirements

1,000 sf area minimum
25 ft minimum depth and width

Private Open Space
Requirements

No private open space is
required for individual units.

If individual balconies, ground
floor patios, porches, or similar
private open space are provided
for a residential unit, such area
shall have minimum dimensions
of 6 ft width and 4 ft depth.
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