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Pursuant to Section 21.25.506 of the Zoning Ordinance, the Planning Commission shall not approve a Site Plan Review unless the following findings are made.  These findings and staff analysis are presented for consideration, adoption, and incorporation into the record of proceedings.
A. THE DESIGN IS HARMONIOUS, CONSISTENT, AND COMPLETE WITHIN ITSELF AND IS COMPATIBLE IN DESIGN, CHARACTER, AND SCALE WITH NEIGHBORING STRUCTURES AND THE COMMUNITY IN WHICH IT IS LOCATED;
The proposed 1112-1130 Locust Avenue project (Project) involves the construction of a seven-story multi-family residential building containing 97 dwelling units and one-level subterranean, 122-stall parking garage. The development would improve a site that measures 0.51 acres and has street frontage on Locust Avenue.  The site is bordered by two alleys, to the north (Lilly Way) and to the east (Waite Courte).  North of Lily Way, is a one-story home and three-story multi-family building. East of Waite Courte, is the five-story, 129-unit Urban Village multi-family project. Directly south of the project is a two-story, 15-unit multi-family project. The site is currently improved with a surface parking lot.  All site improvements are to be removed/demolished as part of Project activities.
The Project is harmonious, consistent, and complete within itself.  The development will introduce new, quality housing with a range of unit sizes to the greater downtown environment.  
Building setbacks are in accordance 	with the Downtown Plan (PD-30) street-specific setback standards with minimal setbacks on the north and east property lines. The building setback on Locust Avenue is 6-feet to allow landscaping and patio areas for ground level units.  An existing 6’ fence easement on the southern property line will be enhanced with landscaping to screen the building.    
Project architecture adopts a contemporary aesthetic.  The street elevation will provide a combination of glass and concrete elements to provide a modern streetscape.  Alternating balcony types with glass and concrete, accentuating transparency with large windows, angling walls on the north elevation all enhance the vertical design. Building materials include brush aluminum door and window frames, metal awnings, smooth plaster and textured board concrete.    
B. THE DESIGN CONFORMS TO ANY APPLICABLE SPECIAL DESIGN GUIDELINES ADOPTED BY THE PLANNING COMMISSION OR SPECIFIC PLAN REQUIREMENTS, SUCH AS THE DESIGN GUIDELINES FOR R-3 AND R-4 MULTI-FAMILY DEVELOPMENT, THE DOWNTOWN DESIGN GUIDELINES, PD GUIDELINES, OR THE GENERAL PLAN;
	The Project site is located within the 150-foot height area of PD-30.  Design guidelines in effect at the site are found in Section Four of the PD-30, Design Standards.  Section Four includes overall standards that apply to all development projects and standards by building type.  The Project is consistent with the listed general guidelines, which include scale and massing criteria and the use of pedestrian-oriented streetscape design. The Project is also consistent with the criteria set forth in PD-30 for mid-rise buildings (identified as those buildings being seven – 13 stories tall).  
	Mid-rise design guidelines stress context-sensitive development.  The massing and design of the Project shows a sensitivity to adjacent buildings, in particular the Urban Village multi-family residential development located east of the site.  A significant portion of the building’s east elevation at floors three – seven is set back over 50 feet from the rear property line.  The placement of a podium-level courtyard at the rear of the building reduces potential shade, shadow, and privacy impacts on the Urban Village development and other properties in proximity to the site.  The two floors of parking garage which face Urban Village and Lily Way are screened by façade-mounted decorative metal screening.  
	The Project is consistent with the design guidelines in other ways as well, including the provision of architectural variation between ground floor uses and upper floor uses, the incorporation of an interesting series of projections throughout the Project, and variations in massing, color, and finishes. 
C. THE DESIGN WILL NOT REMOVE SIGNIFICANT MATURE TREES OR STREET TREES, UNLESS NO ALTERNATIVE IS POSSIBLE;

The 0.51-acre project is improved with a surface parking lot. There are no trees located on the parking lot.  All parkway trees are to be removed as part of Project activities and replaced with species consistent with City specifications.  None have been identified as significant or slated for preservation.  On site landscaping will consist primarily of California native and drought tolerant species in accordance with the City's provisions for water-efficient landscape design.

D. THERE IS AN ESSENTIAL NEXUS BETWEEN THE PUBLIC IMPROVEMENT REQUIREMENTS ESTABLISHED BY THIS ORDINANCE AND THE LIKELY IMPACTS OF THE PROPOSED DEVELOPMENT;

The developers are required to comply with all public improvement requirements including parkway improvements and property dedications found by the Department of Public Works to apply to this project.  The increase in on-site density and the potential pedestrian and transit traffic generated by the Project necessitates these public improvements.  

Incorporated into Project design are City-planned dedications designed to accommodate wider, more accessible rights-of-ways.  The Developer shall improve the parkway along Locust Avenue fronting this project with new grass or drought-tolerant accent shrubbery and permeable groundcover. The Project requires a 2.5-foot dedication on Waite Court (north-south alley), increasing the alley width to 20 feet.  If needed, as a condition of approval, all off-site improvements needed to provide full compliance with the Americans With Disability Act (ADA) will be required. If a dedication of additional right-of-way is necessary to satisfy ADA requirements, as determined during the plan check process, the right-of-way dedication way shall be provided.

E. THE PROJECT CONFORMS TO ALL REQUIREMENTS SET FORTH IN CHAPTER 21.64 (TRANSPORTATION DEMAND MANAGEMENT); AND

The Project is residential in nature and does not include non-residential development, and thus is exempt from Transportation Demand Management requirements.  However, the Project’s setting is in a transit rich environment with bus lines and the Metro Blue Line within walking distance of the site.  Additionally, the Project has incorporated storage for up to 20 bicycles into its design.  

F. THE APPROVAL IS CONSISTENT WITH THE GREEN BUILDING STANDARDS FOR PUBLIC AND PRIVATE DEVELOPMENT, AS LISTED IN SECTION 21.45.400.

The Project contains over 50 new dwelling units and is thus subject to meeting the intent of Leadership in Energy and Environmental Design (LEED) at the certified level.  The section’s other green building requirements – one bicycle parking stall for every five residential units, solar-ready rooftops, and designated recyclable materials collection areas in all project trash collection area – will also be met.  Furthermore, the project will comply with all PD-30 Final Program Environmental Impact Report Mitigation Measures, including the requirement that the project be designed to meet Title 24 + 20 percent energy efficiency standards.

