STAFF REPORT

TO: PLANNING COMMISSION

PREPARED BY: Anjana Mepani, Assistant Planner
REVIEWED BY: Corey Simon, Senior Planner
GENERAL INFORMATION

APPLICANT/OWNER: Geoff Stebbins
LOCATION: 1014 Castro Street (APN 372-361-004)

GENERAL PLAN: Martinez Downtown Specific Plan (Downtown Neighborhood -
Residential 12-35 Units/Acre)

ZONING: R-2.5 (Multi-Family Residential: 2,500 square feet per dwelling
unit)/D (Downtown Overlay District)

ENVIRONMENTAL: Staff has yet to determine the level of Environmental Review
that will be required for this project. All Environmental
Documentation will be presented to the Planning Commission
for either adoption or denial at a subsequent Commission
hearing. Copies of the Initial Study document, if one is to be
required for this project, will be made available to the general
public at a date to be determined, at City Hall.

PROPOSAL: Study session to discuss and receive public input on a
proposed Conditional Use Permit, Variance, and Design
Review to construct a new two-story duplex on a lot with an
existing single-family residence. The proposed duplex will be
1,491 square feet, with a 505 square foot garage on a 5,000
square foot lot. The Conditional Use Permit is proposed to
increase density and for reduced parking. Variance is proposed
for reduced rear yard setback and open space. Design Review
IS required for all multi-family projects.

RECOMMENDATION
Review proposal, accept public comment, and provide input and direction to staff and
the applicant on the proposal.

The purpose of the study session is to allow for preliminary project review. No Planning
Commission action is to be taken at this time.
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BACKGROUND/ PROJECT DESCRIPTION

The applicant is proposing to construct a new two-story duplex on a relatively flat 5,000
square foot lot with an existing single-family residence at 1014 Castro Street. Thus,
three units are proposed for the lot. However, the existing residence will not be altered.

The proposed duplex will be 1,491 square feet with 505 square feet of garage space.
Unit A is a two-story corner unit and Unit B is a studio that will sit above the two-car
garage. The garage will provide each unit of the duplex with one covered off-street
parking space. The applicant is also proposing one off-street parking space for and
adjacent to the existing residence. Each unit of the duplex will have private open space
in the form of a yard. In addition, Unit A will have a deck and Unit B will have a balcony.

The subject property is a corner tot at Castro and Masonic Streets. To the west of the
proposed project site is a one-story single-family residence. To the south are two two-
story single-family residences on one lot. On the east across Castro Street are multi-
family residences. On the north across Masonic Street is a commercial property. The
proposed duplex is located in the R-2.5 (Multi-Family Residential: 2,500 square feet per
dwelling unit)/D (Downtown Overlay District) zoning district, and the Martinez Downtown
Specific Plan (Downtown Neighborhood - Residential 12-35 Units/Acre).

R-2.5 Residential District/Downtown Overlay District Requirements

CRITERIA MINIMUM
REQUIRED
OR
{(MAXIMUM
ALLOWED)
1,500 sq. ft. per dweliing unit™

PROPOSED CONFORMITY

Conditional Use
Permit Required

Site Area per unit 2 dwelling units**

Front Yard 4 feet™ & 15 feet from back of 5 feet, 6 inches” & 18 Yes
sidewalk to garage door feet to garage door
Side Yard 10 feet 10 feet Yes
Rear Yard 15 feet 12 feet Variance
' Required
Site Coverage 45% (maximum) 44% Yes

Building Height

25 feet (maximum)

24 feet, 7 inches

Yes

Parking

1 covered**

2 covered spaces™ and
1 uncovered space for
the existing residence

Conditional Use
Permit Required

M_Open Space

450 sqg. ft. per dwelling unit

Unit A: 1376 sq. ft.
Unit B: 345 sq. fi.

Variance
Reguired

*Section 22.12.220.8.1 reduces the minimum required front yard to the average of the two adjoining properties’ front yards.

**The reduction in the D-Overlay requires Use Permit approval.

ISSUES

Issue 1: Conditional Use Permit for added density and reduced parking — The
proposed project will require a Conditional Use Permit to increase density and for

JULY 22, 2008 ITEM NO. 4

PLANNING COMMISSION STAFF REPORT
2




reduced parking. Pursuant to the Downtown Overlay Residential District such a project
can be approved with the granting of a use permit by the Planning Commission with
specific findings that the project is contextually compatible and that a reduction in
required parking would not impact street parking or be detrimental to the neighborhood.

The underlying R-2.5 zoning for this property will allow a density of one unit per 2,500
square feet of lot area, a maximum of two units on the property. However, when
combined with the Downtown Overlay District, R-2.5 properties can be developed by
conditional use permit at a density of one unit for each 1,500 square feet with any
fraction of a unit to equal one unit. The subject property has a lot size of 5,000 square
feet, which would allow a maximum of up to four units on the property by conditional use
permit. The proposed project is designed for two units, for a total of three units on the
lot, and to be compatible with the existing residential community and the historic
ambiance of the downtown area.

In the Downtown Overlay District, a minimum of one covered parking space per unit
may be approved with a use permit. The propased project with the two one-car garages
will provide off-street parking and would help by taking cars that would otherwise be
parked on the street off the street. In addition, one uncovered off-street parking space
is proposed for the existing residence, where none currently exists. Reduced parking is
a characteristic of many multi-family units in the downtown area since there is access to
services and public transportation in walking distance.

Issue 2: Downtown Specific Plan — This project falls within the Martinez Downtown
Specific Plan. The purpose of the Downtown Specific Plan is to guide public and private
investment to ensure that future development and infrastructure projects help realize the
Martinez community's goals and visions for the future of downtown. The subject
property is located in the Downtown Neighborhood land use area, with an allowable
density range of 12 to 35 units per acre, which is equivalent to R-1.5 to R-3.5 —
Downtown Overlay District zoning. The purpose of the Downtown Neighborhood is to
provide for a variety of residential uses in an environment that is typically residential in
character. Further, the Downtown Neighborhood design philosophy is centered on
historic preservation, rehabilitation, sensitivity, and neighborhood compatibility.
Moreover, the Downtown Neighborhood includes Area-Specific Design Standards and
Guidelines that emphasize context and compatibility. Attached is a compliance
checklist from the applicant with staff comments that shows how the proposed project
conforms to the Area-Specific and General Design Standards and Guidelines. Based
on initial review of the checklist the project seems to substantially comply with the
guidelines.

Issue 3: Variance for setbacks — The project will require variances to allow less than
required rear yard and open space. The requirement for the rear yard setback is 15
feet, and the applicant is proposing a 12-foot rear yard setback on the west. As for
usable open space, Unit A meets the open space requirements, but Unit B falls short by
105 square feet. Approximately 345 square feet of usable open is proposed for Unit B
where 450 square feet is required. The variances allow the duplex to be designed in
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consideration of the Downtown Over District while providing attractive residences for the
occupants. Due to the Downtown Overlay District location and requirements, the
reduced setbacks seem reasonable.

Issue 4. Design Review — Design Review is required for all multi-family projects. The
proposed duplex should be referred to the Design Review Committee for review and
comments on architectural design, site relationships, landscaping, and other aesthetic
considerations.

SUMMARY

The proposed duplex project will require several variances and conditional use permits.
Variances will be required for reduced rear yard setback and open space. The
Conditional Use Permit will be required to increase density and for reduced parking.
Also, Design Review is required for all multi-family projects. Should the Commission
find that it can support such a project, the applicant will be instructed on the formal
application process.

ATTACHMENTS
Site Context Map
Pictures

EXHIBITS

Vicinity Plans, Proposed Site Plans, Floor Plans, Elevations, Section, and Preliminary
Landscape Plan

Exterior Materials and Colors Board

Area-Specific and General Design Standards and Guidelines compliance list

F sComrmunity Development\All Projects\RESIDENTIALCastiro S1, 1014 - Slebbins\Stebbins - StudySessionRpt doc
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