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PLANNING COMMISSION STAFF REPORT

Planning Commission Meeting Date: November 13, 2019
TO: Members of the Planning Commission

FROM: Greg Stones, Principal Planner
g_stones@ci.lompoc.ca.us

RE: Castillo De Rosas 24 Condominium units
Development Plan Review — DR 19-04
Air Space Condominium Map — LOM 616

AGENDA ITEM NO. 1

A request for a Development Review Permit from Ted Price (applicant/owner) for
Planning Commission consideration and recommendations to the City Council for a 24
unit residential condominium project located at 109 South Third Street (APN: 085-150-
047) on a 0.95 acre site within the High Density Residential Planned Development
(R3PD) zone. This action is categorically exempt pursuant to Section 15332 (In-fill
Development Projects) of the California Environmental Quality Act (CEQA).

Scope of Review

The Planning Commission is being asked to consider:

o |f the project meets property development standards for the Zoning District and
residential condominiums;

e If the proposal is consistent with the Architectural Review Guidelines;
¢ If the required Findings in the Resolution can be made; and

+ If the Conditions of Approval are appropriate for the project.
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Staff Recommendation

1. Adopt Resolution No. 921 (19) recommending approval to City Council for a
Development Plan (DR 19-04) and;

2. Adopt Resolution No. 922 (19) recommending approval to City Council for a 24
unit Air Residential Air Space Condominium Map (LOM 616); or

3. Provide other direction.

Site Data
1. Property Owner: Ted Price
2. Site Location: 109 South Third Street
3. Assessor's Parcel Number: 085-150-047
4. General Plan Designation: High Density Residential
5. Site Zoning: High Density Residential Planned Development
6. Site Use: Vacant
7. Surrounding Uses/Zoning: North - Commercial (Hotel) / PCD
South - Residential / R3
East- Residential / R1
West - Commercial (Hotel) / PCD
8. Site Area: 41,645 square feet
Discussion:

The project site is currently vacant and proposes to construct three (3) two-story buildings
totaling approximately 22,000 square feet to accommodate 24 market rate residential
condominiums. Access to the site would be from South Third Street and the project
includes various site improvements including landscaping and resident amenities such as
a playground and BBQ area. The residential units would include 3 bedrooms, 2.5
bathrooms, living, dining, kitchen, and two car garages. Each residential condominium
unit size would range from 1,140 square feet to 1,215 square feet. As part of this project
and shown in the attached plan set (Attachment 3), a map (LOM 616) is proposed to
create 24 residential air space condominium units (on one lot) which will allow individual
condominium units to be sold following map recordation.
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The proposal qualifies for a 20% density bonus and one developer concession (waiving
of development standards) since 10% of the total units will be reserved for lower income
households as outlined in State Density Bonus Law requirements (Government Code
Section §65915). The applicant is requesting a density bonus to allow 3 additional
residential units, and is requesting one concession in order to reduce the required
minimum open space requirement from 6,000 square feet (LMC 17.028.090) to 1,829

square feet.

The project site zoned R3PD is located in a P-D zone (Planned Development District)
which is designed and intended to provide for the orderly development of land and permits
a flexible design approach to a development of a total community equal to or better than
that resulting from traditional lot-by-lot land use development. The Planning Commission
recommends to City Council requirements, regulations, limitations, and restrictions either
more or less restrictive than those specified elsewhere in the Code (LMC 17.032.060).
Therefore, projects in the P-D district must be considered with a recommendation from
the Planning Commission to the City Council. '

Utilizing the principles of flexible design approach allows the applicant to request an
increase in the percent of coverage of land by buildings and structures (LMC 17.032.060)
from the required 60% to 75%. In addition, the applicant is eligible to request a reduction
in the percent of landscaping (LMC 17.032.060) from the required 40% to 25%. This
design is reflected in the overall project layout as shown in the plan set (Attachment 3).

Affordable Housing

As specified in General Plan Housing Element Policy 1.11, at least 10% of residential
units will need to be designated for affordable housing. Therefore, the Conditions of
Approval for the project require that three (3) of the 24 proposed units be designated as
an affordable unit (low/moderate income) within the development.

Parking

The project proposes two car garages for each unit with four (4) off-street parking spaces
for guests which is sufficient to satisfy parking requirements for the proposed project.
Multifamily units require 2 covered parking spaces per unit, and 1 space after the first 10
units, then 1 additional space for every 5 units thereafter. In addition, residential parking
spaces for visitors would also be required to have signage installed in front of those
spaces designated for such parking (COA P66).

Landscaping

The site would contain a variety of new drought tolerant landscaping and trees along the
South Third Street parkway street frontage. For this parkway, canopy trees are
recommended and are conditioned as such. Final landscaping for the project would be
reviewed and approved at the staff level, and is conditioned accordingly.
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Conformance with General Plan

The General Plan Land Use designation for this property is High Density Residential
(HDR) and the stated purpose is:

To provide residential areas which offer convenient pedestrian access to commercial
services and give local residents the opportunity to live near employment centers. This
designation can also stimulate reinvestment in older-established areas which can
accommodate higher densities. (Lompoc 2030 General Plan, Land Use Element, Table

LU-1).

The proposed project proposes a residential use that is permitted in the land use category
at a density of 22 units/acre. Therefore, the project and use is consistent with the General
Plan Land Use designation.

Conformance with Zonhing Ordinance

The zoning for the site is High Density Residential Planned Development (R3PD) and the
stated purpose of this zone is:

To stabilize and maintain the residential character of the district for high density apartment
living with substantial space for cooperatively used facilities and open spaces. (Lompoc
Municipal Code Section 17.028.010).

The proposed use is permitted within the Zoning District and the project, as proposed and
conditioned, would meet the zoning development standards when taking into
consideration the eligibility for one concession in order to reduce the required minimum
open space and flexible design approach for an increase in the percent of coverage of
land by buildings and structures (LMC 17.032.060) and reduction in the percent of
landscaping (LMC 17.032.060) as allowed within the P-D zone. A Planning Commission
recommendation with final action by the City Council will determine if the requested
flexibility to deviate from the code will still meet the purpose of the zone.

Architectural Review

The proposed building incorporates a mission architectural style that is complementary
to the surrounding buildings (i.e. multi-family residential and hotels). Architectural features
include light smooth stucco and trim, wall tiles, Spanish arches with parapet, rosette
features, false tile vents, wrought iron railing by the windows, shutters, vented doors for
utility rooms, trim with corbels under the 2nd floor windows, 1 inch wainscoting on first
floor, wall trim, Spanish copper wall lightening, recessed elements on the 2" floor
windows, and pitched tile roofing. '

Staff review finds that the proposed project, as conditioned, is complementary to the
nearby developments while remaining substantially compliant with the City’s Architectural
Review Guidelines.
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Staff Review

A Development Review Board (DRB) and Subdivision Review Committee meeting was
held on October 15, 2019. The application was circulated and Conditions of Approval
were drafted by each of the departments, providing both standard and project specific
requirements as necessary.

The applicant and project representative were present at the meeting and given the
opportunity to discuss the draft Conditions of Approval with staff. As conditioned, the
project satisfies the development standards of the zoning ordinance and therefore staff
recommends that the Planning Commission adopt Resolution No. 921 (19) and
Resolution No. 922 (19) approving DR 19-04 and LOM 616 based on the Findings in
the Resolutions and subject to the attached draft Conditions of Approval.

Environmental Determination

The project is exempt from review pursuant to Section 15332 (In-Fill Development
Projects) of the California Environmental Quality Act (CEQA). No further environmental
review is required and a Notice of Exemption will be filed for the project following the
Planning Commission action.

Noticing
On November 1, 2019, required notices were mailed by US mail to property owners within

300 feet of the site and a notice was also posted to the project site. In addition, on
November 3, 2019, a notice was published in the Lompoc Record.

Appeal Rights

Any person has the right to appeal the Planning Commission action to the City Council
within ten days of the action. Contact a Planning Division staff member for the required
appeal form and fee of $257.80.

Attachments

Resolution No. 921 (19)
Resolution No. 922 (19)
Vicinity Map

Plan Set

Poh =
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Respectfully submitted,

Bl i

Brian Halvorson
Planning Manager

APPROVED FOR SUBMITTAL TO THE PLANNING COMMISSION:

Christie Alarcon
Community Development Director
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