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CITY OF MARTINEZ
CITY COUNCIL AGENDA


May 16, 2007
	TO:
	Mayor and City Council



	FROM:   


	Albert Lopez, Deputy Community Development Director

	SUBJECT:


	Resolution for a Triplex project at 231 Main Street

	DATE:
	May 6, 2007


RECOMMENDATION:
Adopt resolution upholding the Planning Commission’s decision and denying the appeal for a construction triplex building at 231 Main Street. 

BACKGROUND:

On April 18, 2007, the City Council held a “de novo” hearing on an appeal of a Planning Commission decision to approve a three unit project that would demolish an existing duplex and reconstruct, in its place, a triplex consisting of two separate buildings, with one enclosed parking space per unit.   
After a staff presentation, appellant presentation, and testimony from the public, the City Council deliberated the project and rendered a decision to approve the project as submitted.  A motion to approve carried with a vote of 5-0.

The attached resolution effectuates that decision.  

FISCAL IMPACT:

None.
ACTION:

Adopt resolution upholding the Planning Commission’s decision and denying the appeal and granting the actions of the Use Permit and the requested Variances for construction of a Triplex building at 231 Main Street. 

APPROVED BY:  
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City Manager


Department Head
RESOLUTION NO.  -07
A  Resolution upholding the Planning Commission’s decision 
and denying the appeal and APPROVING 
design review #06-13, VARIANCE #06-07, AND USE PERMIT #06-04 
TO ALLOW construction of a new triplex with increased density 
and less than required parking, side Yard, and rear yard IN THE r-2.5 ZONING DISTRICT AT 231 MAIN STREET (APN: 372-091-002)
WHEREAS, the City of Martinez has received a request for Design Review, Variance, and Use Permit approvals to allow construction of a new triplex with increased density and less than required parking, side yard, and rear yard; and 

WHEREAS, the proposal is consistent with the policies of the Downtown Specific Plan and with the land use designation of Residential 12 and over units/gross acre and Downtown Neighborhood – Residential 12-35 Units/Acre; and

WHEREAS, the zoning applicable to the property is R-2.5 (Multi-Family Residential: 2,500 sq. ft. per dwelling unit)/D (Downtown Overlay District) where density allowed can be increased up to four units for the property by use permit; and

WHEREAS, the project is categorically exempt from the requirements of CEQA, under Section 15303, new construction or conversion of small structures; and

WHEREAS, the City Council of the City of Martinez held a public hearing on April 18th, 2007, and listened to testimony from the public.

NOW, THEREFORE, the City Council of the City of Martinez resolves as follows:

1.
The above recitals are found to be true and constitute part of the findings upon which this resolution is based. 

2.
The City Council finds that the project: 

a. Complies with all other applicable provisions of the Martinez Municipal Code involving the physical development of buildings, structures and property, including use restrictions.  With the exception of density, parking and setbacks for which a use permit and variance is sought, the project complies with all other applicable Martinez Municipal Code Requirements in the Downtown Overlay District including lot coverage, front yard setback, and height.    

b. Provides desirable surroundings for occupants as well as for neighbors.  Emphasis is placed upon exterior design with regard to height, bulk, and area openings; breaks in the facade facing on a public or private street; line and pitch of the roof; and arrangement of structures on the parcel.  The project was reviewed by the Design Review Committee and staff, and changes were made to the design and style to provide more desirable surroundings for both the occupants and neighbors. The driveway, material selection, landscaping, and arrangement of the structures on the parcel were changed to reduce impacts.   

c. Has a harmonious relationship with existing and proposed neighboring developments avoiding both excessive variety and monotonous repetition, but allowing similarity of style, if warranted.  The design, craftsman style elements, massing, and materials of the triplex are appropriate for the site and compatible with the residences in the neighborhood.

d. Uses a limited palette of exterior colors; those colors must be harmonious and architecturally compatible with their surrounding environment.  The project will use similar colors to those existing within a limited natural palette that is harmonious and architecturally compatible with the surrounding environment.  

e. Uses a limited number of materials on the exterior face of the building or structure. In addition, all interior surfaces normally visible from public property shall be finished.  The project uses an appropriately limited number of exterior materials, such as horizontal wood lap siding, window trim and accents.   

f. Has exterior lighting appropriately designed with respect to convenience, safety, and effect on occupants as well as neighbors.  The applicant will have to comply with all light regulations as stated in the conditions of approval.

g. Effectively conceals work areas, both inside and outside of buildings, in the case of non-residential facilities. This standard is not applicable to the project.

h. Undergrounds all utility boxes unless it can be shown that they can be effectively screened from the view of the general public.  All utility boxes shall be underground or located in areas as required by the Engineering Department.

i. Designs the type and location of planting with respect to the preservation of specimen and landmark trees, water conservation as set forth in Chapter 22.35, and maintenance of all planting.  A professional landscape plan has been prepared for the project. Tree protection measures are set forth in the conditions of approval and no landmark trees will be affected by the project.  

j. Establishes a circulation pattern, parking layout and points of ingress and egress (both vehicular and pedestrian), designed to maximize pedestrian safety and convenience and to minimize traffic congestion resulting from the impediment of vehicular movement. When applicable, access for handicapped individuals should be considered.  This standard is not applicable to the project.

k. Ensures that all signs be designed so that they are in scale with the subject development, and will not create a traffic hazard. Emphasis is placed upon the identification of the use or building rather than the advertising of same.  This standard is not applicable to the project.

l. Substantially preserves views from nearby properties where this can be done without severe or undue restrictions on the use of the site, balancing the property rights of the applicant and the affected property owner(s).  The triplex meets height requirements and will not disturb the views of any surrounding neighbors.  The project is located in an urban area where there are no scenic vistas or significant view sheds.  

3.
As per the Variance request, the City Council hereby finds that: 

a.
Strict or literal interpretation and enforcement of the specified regulation would result in practical difficulty; The enforcement of the typically required side and rear yard will result in practical difficulty, in that such side and rear yards will limit the logical placement of the buildings that would suit the site.
b.
There are exceptional or extraordinary circumstances or conditions applicable to the property involved or to the intended use of the property which do not apply generally to other properties classified on the same zoning district; The regulations of the Downtown Overlay District allow for exceptional considerations in the development of properties that do not generally apply to properties in the R-2.5 zoning district.  These include development at a higher density and quality design for multi-family units.  Exceptions to side and rear yard setbacks are necessary to allow the project greater flexibility to maximize density while meeting design standards.

c.
Strict or literal interpretation and enforcement of the specified regulations would deprive the applicant of privileges enjoyed by the owners of other properties; The strict enforcement of the side and rear yard requirement will deprive the applicant of privileges of developing a triplex at a density allowed by the Downtown Overlay District that conforms with the design priorities of the district.  Thus depriving the applicant of privileges enjoyed by the owners of other properties.   

d.
Granting of the variance will not constitute a grant of special privileges inconsistent with the limitations of other properties; Granting this variance is not a special privilege, in that the proposed yard exceptions are needed to design an appropriate triplex on the lot.  Furthermore, the granting of this variance will not preclude other property owners in a comparable situation and with similar limitations to apply for a variance that can meet all applicable standards and findings for the granting of such a variance.

e.
The granting of the variance will not be detrimental to the public health, safety, or welfare, or be materially injurious to property or improvements in the vicinity; The proposed new triplex will not appear incongruous in the context of adjacent properties, therefore the granting of the variance will not be detrimental to the public health, safety, or welfare, or be materially injurious to property or improvements in the vicinity.

4.
As per the Use Permit application, the City Council hereby finds that:  

a.
The proposed location of the conditional use is in accord with the objectives of this title, and the purposes of the district in which the site is located.  The request to allow the new triplex of increased density and less than required parking, is appropriate given how the proposed project, with the conditions of approval implemented, will be generally compatible with the existing multi-family residences in the immediate vicinity.  The proposed use, density, and design of the project are in accordance with the purposes of the Downtown Overlay District and the R-2.5 zoning designation. 

b.
The proposed location of the conditional use and the proposed conditions under which it would be operated or maintained will not be detrimental to the public health, safety or welfare, or materially injurious to properties or improvements in the vicinity.  The location of the triplex is in a neighborhood with other multi-family residential units of a size not dissimilar to the proposed.  The proposal will fit in, rather than conflict, with the uses in the immediate area.  Therefore the proposed new triplex will be consistent with surrounding uses and will not be detrimental to public health, safety or welfare, or be materially injurious to properties or improvements in the vicinity.

c.
The proposed conditional use will comply with each of the applicable provisions of this title. With the exceptions sought as a part of the proposal, the proposal complies with all other applicable provisions of this title including development standards for the R-2.5 zoning and the Downtown Overlay District.  
5.
As per the Use Permit application for increased density and reduced parking for this project, the City Council hereby finds that:   

a.
One parking space per unit would be sufficient for the proposed development.  The current tenants of the duplex do not have covered off-street parking spaces.  The one-car garages will provide three covered parking spaces and will be sufficient for the proposed development.  The proposed project is in the downtown area where tenants can access both public transportation and services within walking distance.     

a. There would be sufficient overflow street parking.  As mentioned previously, parking for the proposed triplex will be provided off-street with the three one-car garages, where none is currently provided. If needed, Main Street and the surrounding neighborhood streets will provide sufficient overflow parking.   
b. Reducing the parking standards would not be detrimental to the neighborhood.  By providing one covered parking space per unit the project will not be detrimental to the neighborhood where many of the surrounding properties do not meet current parking requirements.  Reduced parking is a characteristic of many multi-family units in the downtown area.

c. That the residential development will complement and be compatible with the existing residential community and reflect the historic ambiance of the downtown residential district.  The craftsman style of architecture of the triplex has been designed to be consistent, compatible, and complement the existing residential community and the historic ambiance of the downtown area.  

d. That the architecture, landscaping and site plan of the residential development will result in a significantly better environment than otherwise would have occurred under the existing zone district requirements.  The Downtown Overlay district requires good design as a basis for approval of exceeding the number of units allowed by the underlying zoning.  The project has been reviewed by the Design Review Committee and staff to ensure the proposal meets design standards.  Because of this review, the project will result in an aesthetically better project than what may have occurred under existing zoning.

BE IT FURTHER RESOLVED that the City Council approves Design Review #06-13, Variance #06-07, and Use Permit #06-04, subject to conditions of approval, incorporated herein by this reference.

* * * * * * 

I HEREBY CERTIFY that the foregoing is a true and correct copy of a resolution duly adopted by the City Council of the City of Martinez at a Regular Meeting of said Council held on the 16th day of May, 2007, by the following vote: 
AYES:

 

NOES:

 

ABSENT:
 






RICHARD G. HERNANDEZ, CITY CLERK
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