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PLANNING COMMISSION CONSIDERATIONS

* Project meets all subdivision requirements and zoning code standards
» Staff notes no concerns with proposed minor subdivision

« Standard Conditions of Approval would be required (Exhibit A to
Planning Commission Resolution)

CEQA REVIEW

 The proposed subdivision and future residential development is
exempt from the requirements of CEQA pursuant to Section 15303 of
the State CEQA guidelines governing construction of small structures
in urbanized areas and Section 15304 governing minor alterations to
land (California Code of Regulations, Title 14, Chapter 3). The project
does not present any unusual features or circumstances that would
result in a potentially significant environmental impact, nor is it
located in an environmentally-sensitive area.




STAFF RECOMMENDATION
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Planning Commission Memo

599 El Camino Real Greenfield CA 93937 831-674-5591
www.ci.greenfield.ca.us

DATE: April 30, 2020

AGENDA DATE: May 5, 2020

TO: Planning Commissioners
PREPARED BY:  Shaveta Sharma, Consulting Planner

TITLE: DESIGN REVIEW OF ANEW SINGLE-FAMILY RESIDENCE FOR
PROPERTY LOCATED AT 1263 VICTORIAN CIRCLE

AUTHORITY AND PROCEDURES

Design Review

Section 17.10.040 of the City’s Zoning Code sets forth the responsibilities of the Planning
Commission. Those responsibilities include, among others, hearing and deciding applications for
design review, for which the Planning Commission is the designated approving authority. The
Zoning Code requires design review for all new single-family residential development. The
purpose of design review is set forth in Section 17.16.070.A of the Zoning Code, which states:

The purpose of the design review process is to promote the orderly and harmonious
growth of the city, to encourage development in keeping with the desired character
of the city; to ensure physical, visual, and functional compatibility between uses;
and to help prevent the depreciation of land values by ensuring proper attention is
given to site and architectural design.

It is the responsibility of the Planning Commission to “approve, conditionally approve, or deny
the proposed design review application.” As part of the design review process, the Planning
Commission may require that “the applicant modify plans in whole or in part and may condition
the design review approval to ensure inclusion of specific design features, use of specific
construction materials, and conformance with all applicable provisions of this Title” (Section
17.16.070.F).



Section 17.16.070.E requires that design review approval or any modification thereto may be
granted only when the Planning Commission makes all of the following findings:

1. Any two-story construction requires notification of the property owners pursuant to Section
17.14.040, “Public Notices,” of this Title;

2. The proposed project is consistent with the objectives of the general plan, complies with
applicable zoning regulations, specific plan provisions, planned unit development
provisions, applicable City design guidelines, and improvement standards adopted by the

City;

3. The proposed architecture, site design, and landscape design are suitable for the purposes
of the building and the site and will enhance the character of the neighborhood and the
community;

4. The architecture , including the character, scale, and quality of the design, relationship with

the site and other buildings, building materials, colors, screening of exterior appurtenances,
exterior lighting and signing and similar elements establishes a clear design concept and is
compatible with the character of buildings on adjoining and nearby properties;

5. The proposed project addresses vehicular, bicycle, and pedestrian transportation modes of
circulation; and

6. For specific plans and planned unit development design review application, the proposed
project is well integrated with the city’s street network, creates unique neighborhood
environments, employs architectural design that fosters sense of community, and
contributes to a pedestrian oriented environment.

PROJECT DESCRIPTION

The owner of property at 1263 Victorian Circle (APN: 024-291-013) has submitted an application
for the development of a new single-family residence. The new residence would be two-story and
3,510 square feet, excluding a 228-sq ft patio, a 228-sq ft balcony, and the 440-sq ft, two-car
garage. The new residence would have four bedrooms and three bathrooms, new landscaping
improvements, a proposed 7 foot 4 inch fence, and trenching for the installation of new utility
connections. Landscaping would include a grass area in the front yard, and mulch as necessary in
the side and rear yards to meet the City’s 25% landscape coverage requirement. The site plan, floor
plan, and elevations are included as Attachment 3 to this staff report.

PROJECT ANALYSIS

Location

The proposed project is located at 1263 Victorian Circle (see Figure 1 below). The project site is
zoned Single Family Residential (R-L) and is bounded by single-family residences to the north,
west, and south. The property has an existing 256 square foot (16 feet by 16 feet) storage building
on the property as well as existing walls along the property boundary, but that the property is
otherwise undeveloped. It has been used for storage and had an irrigation system installed to
support landscaping on the property. Surrounding properties are all zoned Single Family
Residential (R-L).



Figure 1 —Location Map

Design Review

The proposed project is the construction of a single-family residential development consisting of
a new proposed two-story residence with a total 3,510 square feet, in addition to the 440-sq ft
garage. The proposed new residence requires design review by the Planning Commission.

CONFORMANCE WITH GENERAL PLAN AND ZONING CODE

Land Use/Density: The City’s General Plan land use designation for this site is Low Density
Residential with a Zoning Code designation as Single-Family Residential (R-L). The R-L zoning
district has an allowed maximum density of one to seven units per acre. The proposed one-unit
project on 0.20 acre equates to a density of approximately 5 units per acre. As such, the proposed
project conforms to the maximum density allowed in the R-L zoning district.

Lot Coverage: In the R-L zoning district, Section 17.30.040 of the Zoning Code specifies a
minimum lot area of 6,000 square feet and maximum lot coverage of 40%. The project parcel is
approximately 0.20 acres, or 8,727 square feet. Total proposed enclosed space is 3,950 square feet,
and a lot coverage of 26%.



Lot Dimensions: Minimum lot dimensions in the R-L zoning district are 60 feet width/frontage
and 90 feet depth. The project is 113 feet deep. For a cul-de-sac lot, the City uses average lot width.
The average lot width is 61.5 feet. As such, the parcel meets lot dimension development standards.

Setback: Required minimum setbacks are:

Front Setbacks
To garage door 30 feet
To living area 15 feet
To covered porch 10 feet
Side Setbacks
Street side setback 10 feet
Interior setback 5 feet
Garage 0 feet
Rear Setbacks:
To living area 10 feet
To detached garage/secondary dwelling unit | 10 feet

The proposed project has a 30 feet front setback to the garage, and 33 feet front setback to the
living area. There is a five feet interior side setback along the western property line, and a 13 feet
interior side setback along the eastern property line. The rear setback to the living area varies
between 16 and 40 feet. As such, the proposed site plan meets or exceeds each of these minimum
setback requirements.

Height: Section 17.30.040 of the Zoning Code imposes a maximum height of the structure of 35
feet. The proposed development is two-story with a maximum exterior elevation of approximately
28 feet 8 inches, which complies with the City’s building height development standard.

Accessory Structures: Section 17.30.040 of the Zoning Code sets forth minimum setback
distances for accessory structures from property lines and between accessory structures. The
existing storage building is 256 square feet from the proposed new residence at its closest point,
which meets building separation requirements. However, the existing storage building slightly
encroaches into the required side and rear setbacks. The proposed project shows this shed relocated
to meet side and rear setback requirements. Alternatively, the storage building could be modified
to conform to setbacks. A condition of approval has been drafted to ensure that the necessary
adjustments are made prior to issuance of the building permit for the new residence.

Fences: The proposed project includes a request for a 7 feet 4 inch tall fence wood fence along the
property boundary. Section 17.16.070 of the Zoning Code allows for fencing exceeding six feet
with design review approval.

Landscaping: Section 17.54.040 of the Zoning Code requires minimum landscape coverage of
25%. The site plan indicates approximately 25% of the total site area will be landscaped.



Resource Efficiency: The resource efficiency standards of Chapter 17.55 of the Zoning Code
apply to all residential projects with a total livable area more than 5,000 square feet. The project’s
proposed livable area is less than 5,000 square feet, and therefore these standards do not apply.

Lighting: The City’s development standards for exterior lighting are set forthi in Chapter 17.56
of the Zoning Code. Chapter 17.56 notes that these lighting standards apply to non-residential
projects and multi-family projects. Nevertheless, as part of the design review and in order to
minimize potential lighting and glare impacts on adjacent properties, staff recommends that this
new single-family residence comply with the lighting requirements of Chapter 17.56. Staff has
included a condition of approval that requires the depiction of the proposed lighting fixtures on
the site plan and elevations in the Building Permit plan set, as well as specifications of and a detail
for all proposed exterior lighting fixture.

Parking: Section 17.58.050 of the Zoning Code requires a minimum of two off-street parking
spaces per residential unit. The proposed project includes a two-car garage and 30-foot long
concrete driveway, and would therefore meet the minimum off-street parking requirements of the
Zoning Code.

Circulation: Vehicular access to the property is from the the cul-de-sac on Victorian Circle. A
new concrete driveway, 16 feet in width, would be constructed from alley to the proposed two-car
garage.

Signage: No signs are proposed as part of this project.
DESIGN FEATURES

Building Design and Features: The architecture of the building utilizes a light and neutral/earth
tone color palette. Materials include black composite shingle roofing, stucco, and wood trim. Staff
notes that the proposed two-story structure is larger than other homes in the vicinity and presents
are larger bulk and scale than adjacent homes. The second story along the eastern property line has
three windows, one for each bedroom and bathroom. The western property line has five windows
for the master bedroom, bathroom, and family room. Based, on the location of where the windows
and residence are sited on the property, there would be minimal privacy concerns. However, the
Commission, could at its discretion choose to require the owners to have privacy film applied to
the windows.

COMMUNITY/NEIGHBORHOOD IMPACT

The proposed new residence is located in a single-family residential zoning district. The proposed
construction is consistent with all applicable Zoning Code requirements. Any impact on City
services including water, sewer, trash, police, fire, schools, noise, traffic, or air quality will be less
than significant.



CEQA

The proposed subdivision and future residential development is exempt from the requirements of
CEQA pursuant to Section 15303 of the CEQA guidelines, Section 15303 provides a Class 3
categorical exemption for construction of small structures in urbanized areas. The project does not
present any unusual features that would result in a potentially significant environmental impact,
nor is it located in an environmentally sensitive area. As such, the project qualifies for the Class 3
CEQA exemption.

RECOMMENDATION

It is recommended the Planning Commission adopt the attached resolution granting design review
approval for the construction of a 3,950-square foot single-family residence. The project is
consistent with the objectives of the City’s General Plan and complies with all other applicable
zoning regulations. The design of the project, including the single-family residence and the
associated landscaping, will improve the character and appearance of the neighborhood and
community. The architecture, including the character, scale, and quality of the design, relationship
with the site, and building materials establishes a clear design concept and is compatible with the
character of single-family residential development on nearby properties.

ALTERNATIVES

1. Recommend denial of the Design Review. Deny the project based on findings of
inconsistency with State law, the General Plan, Zoning Regulations and/or other pertinent
City standards.

2. Recommend approval of the project with revisions and/or additions to or revisions to the
attached conditions of approval.

PROPOSED MOTION

I MOVE THAT THE PLANNING COMMISSION OF THE CITY OF
GREENFIELD ADOPT RESOLUTION NO. 2020-04 GRANTING DESIGN
REVIEW APPROVAL OF A 3,950-SQUARE FOOT SINGLE-FAMILY
RESIEDENCE, SUBJECT TO CONDITIONS OF APPROVAL INCLUDED IN THE
RESOLUTION.

ATTACHMENTS

1. Resolution PC No. 2020-04, including
Exhibit A. Conditions of Approval
Exhibit B. Design Review Plan Set
2. PowerPoint slides in handout format









PLANNING COMMISSION RESOLUTION NO. 2020-04

EXHIBIT A

1263 VICTORIAN CIRCLE DESIGN REVIEW

GENERAL

The project applicant shall comply with all provisions of the approved Design Review, all
pertinent provisions of the Municipal Code, including, but not limited to applicable
provisions of Title 19 “Impact Mitigation Fees” for sewer, water, traffic and police
services, as well as payment to the School District for school impact fees. No work shall
commence on the subject property until issuance of the associated Building Permit, unless
otherwise approved by the City Engineer and Building Official.

Approved Development consists of a two-story and 3,510 square feet, excluding a 228-sq
ft patio, a 228-sq ft balcony, and the 440-sq ft, two-car garage. The new residence would
have four bedrooms and three bathrooms, new landscaping improvements, and trenching
for the installation of new utility connections.

The use shall be conducted in compliance with all appropriate Local, State, and Federal
laws and regulations, and in conformance with the approved plans.

The issuance of a permit or approval of plans and specifications shall not be construed as
a permit or an approval of any work that violates the Greenfield Municipal Code.

Modifications to the project or to the conditions imposed may be considered in accordance
with the City Zoning Ordinance. All revisions shall be submitted to the Building Division
prior to field changes and are to be clouded or otherwise identified on the plans submitted
with the request for modification.

Minor plan changes shall be subject to review and approval by the Community
Development Director and/or City Engineer as appropriate, prior to implementation. Major
plan changes may also require review and approval of the Planning Commission and/or
City Council. The Community Development Director shall determine whether review and
approval by the Planning Commission and/or City Council is required.

A note shall be placed on the plans stating that all utilities shall be placed underground and
any associated easements for utilities shall be shown on the Final Parcel Map. No new
additional power poles to support services shall be allowed.

All landscaping shall utilize drought tolerant species, water efficient drip or micro-spray
irrigation systems, and comply with all water conservation regulations issued by the State
Water Resources Control Board. Street trees shall be 24-inch box trees with an average
spacing of not less than twenty five feet on center. Street trees shall be maintained by the












35.

36.

in accordance with Section 7050.5 of the California Health and Safety Code. If the human
remains are of Native American origin, the coroner must notify the Native American
Heritage Commission within 24 hours of identification. Pursuant to Section 5097.98 of
the Public Resource Code, the Native American Heritage Commission will identify a
"Native American Most Likely Descendent” to inspect the site and provide
recommendations for the proper treatment or disposition of the remains and any associated
grave goods.

All fixtures and appliances shall be water conserving and low-flow, subject to the approval
of the Building Official and consistent with the City’s water conservation ordinance and
regulations of the State Water Resources Control Board. Toilets shall have maximum water
usage of 1.28 gallons per flush. Showers shall consume a maximum of 1.8 gallons per
minute.

A final certificate of occupancy shall not be issued until all punch-list items identified by
the Building Official and Project Planner during the final inspection are complete and
accepted to the satisfaction of the Building Official, final Fire Department approvals have
been received, and all project close-out documents required under any development
agreement, the City Municipal Code, and these conditions of approval have been received
and accepted by the City.

ONGOING OPERATIONAL CONDITIONS

37.

All structures and all landscaping, fencing, and other improvements shall adhere to the
approved plans, including the final landscape plans and shall be maintained in good
condition as an on-going requirement. Swap out of materials, colors, and landscaping
species shall not occur without prior written City approval. Any deficiencies noted by City
staff shall be addressed within 30 days of written notice of non-compliance by the City.

Resolution PC # 2020-04
Exhibit A - Conditions of Approval 5
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