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RECOMMENDATION:

Hold a public hearing and direct staff regarding the preparation of resolutions approving a negative declaration; a general plan amendment; and an ordinance rezoning the property from R-2.5/D to R-1.5/D to construct an eight unit townhome project located on a 10,000 square foot parcel at 500 Berrellesa Street (Villa Del Sol).

BACKGROUND:

On May 23rd this project was presented to the Planning Commission where they approved the project and recommended to the City Council the adoption of a negative declaration, general plan amendment #06-02, and rezoning #06-02.  At that meeting the Commission also approved PUD #06-03, Major Subdivision 9111, and Design Review #06-16, subject to City Council’s approval of the requested land use changes.

The project has not been presented to the City Council before, as staff has been drafting an affordable housing ordinance applicable to projects of this size.  This project does not provide an affordable housing component, and of this writing it’s unclear if the ordinance will be adopted.  If the ordinance did apply to this project, 15% of its units, or 1.2 units would need to be affordable, or an in-lieu fee paid.    

STAFF ANALYSIS:

This project has been to the Design Review Committee on two occasions, and was seen at the Planning  Commission in both a study session and most recently on May 23rd where they approved the project unanimously.  All of the design, site planning and subdivision issues have been thoroughly discussed and the current design is the result of that review.   

The main issue in front of the Council is approval of the zoning change from R-2.5/D to R-1.5/D.  The R-2.5/D would only allow 7 units, and changing it to R-1.5/D would allow the eight units and the project to move forward as is. There is some question if the general plan amendment is still applicable if the Council moves forward with the Downtown Specific Plan, as it also proposes to change the General Plan on the subject property, in anticipation of projects such as this.  In this light, staff believes the request to change the zoning is reasonable, and that the project is a good example of downtown infill worthy of a slight increase in density to make the project work. 

As the site has remained empty for nearly ten years, a development project such as the current proposal is an improvement over the existing condition.

PROJECT DESCRIPTION:
The project consists of two three-story buildings with four units in each building, 32 feet in height, with a central driveway/court accessed from Bellerresa Street. Units range in size from 1,000 square feet to 1,400 square feet. A small open space common area is provided at the rear of the parcel, consisting of small garden spaces.  Each unit is provided 2 parking spaces, some of which are uncovered, and are accessed from the interior driveway/court or off of Berrellesa Street driveways. 

The architecture is a mission revival/contemporary Spanish design with various detailing that adds to the overall visual appeal of the project.  As an example, wrought iron balconies, carriage style garage doors and rustic front doors are provided along the most prominent façade (at Berrellesa) and provide a distinct character for the project.  

The adjoining properties can generally be seen as a mix of residential and service commercial uses.  This site is on the edge of Main Street downtown, where proximity to services and shopping would be a benefit to this project.  The residential uses near the site are a mix of single family and multi-family although this project would be one of the more intense developments in the immediate vicinity.  Most of the commercial uses near the site are service oriented and do not attract pedestrians, until one approaches Main Street with its mix of service, retail and eating establishments.  Overall, the use is compatible and within the development context of existing uses.  

Environmental Review:
The attached initial study evaluating this project’s environmental impact was prepared and circulated as required by the California Environmental Quality Act (CEQA).  The initial study found the project would not have a significant impact and a Notice of Intent to Adopt a Negative Declaration was prepared.  The 20-day comment period began on May 3rd, 2006 and ended on May 23rd, 2006.  Most of the environmental concerns in the initial study received a “no impact” designation.  
FISCAL IMPACT:
No impact. 
Attachments:

Planning Commission Minutes

Planning Commission Staff Report

Negative Declaration and Initial Study
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