
DATE: June 26, 2012

AGENDA ITEM # t L.(

AGENDA REPORT

TO: City Council

FROM: David Kornfield, Planning Services Manager

SUBJECT: 4750 EI Camino Real

RECOMMENDATION:

Approve Design Review, Use Permit and Subdivision applications 10-D-06, 10-UP-05 and
10-SD-01 subject to findings and conditions of approval

SUMMARY:

Estimated Fiscal Impact:

Amount: Twenty percent above current annual revenue levels with an incremental
gain of approximately $40,000 per year in addition to significant Park In-Lieu and
Traffic Impact fees.

Budgeted: Not applicable

Public Hearing Notice: May 17,2012

Previous Council Consideration: January 12,2011 Study Session

CEQA Status: Mitigated Negative Declaration

Attachments:

1. Planning Commission Minutes dated May 17, 2012
2. Memorandum to the Planning Commission dated May 17, 2012 including an

Economic Analysis by staff and an Initial Study and Mitigated Negative Declaration
of Environmental Impact

3. Environmental review correspondence
4. Mitigation, Monitoring and Reporting Plan dated June 14,2012
5. Letter from the Los Altos Towne House Association dated June 19,2012



BACKGROUND

This is a design review, use permit and subdivision application for a mixed-use development
at 4750 EI Camino Real. The project divides the site into two parts, with 167 multiple-family
apartments and approximately 15,000 square feet of commercial area on the front half
accessed from EI Camino Real, and 38 multiple-family townhomes on the rear half accessed
from Sherwood Avenue. The project removes the garden supply and restaurant structures,
maintains the Vitamin Shoppe building and creates a four-story building mixed-use complex
at the front and a series of two-story townhouse buildings at the rear. The project is located
in the Sherwood Gateway Specific Plan area and zoned for a mix of commercial and
residential uses on the front half and restricted to multiple-family land use at the rear half.

DISCUSSION

The Planning Commission considered the project at its May 17, 2012 meeting. At that
meeting, the Planning Commission recommended adoption of the Mitigated Negative
Declaration consistent with the project's identified environmental impacts (see Attachment 2
for the Initial Study and proposed Mitigated Negative Declaration). Public comment on the
environmental review included two letters, both from public agencies. One was a letter from
the Department of Transportation questioning a potential inconsistency in one of the traffic
report tables; Table 6 in fact shows a slight difference between the existing and background
traffic since the approved developments do not add very much traffic and thus do not affect
the Level of Service compared to the existing. The other letter was from the Valley
Transportation Authority that encouraged a 10-foot wide sidewalk and landscape along the
El Camino Real frontage to provide an improved pedestrian environment, which were
elements already included in the project plans.

At that meeting, the Planning Commission also recommended approval of the design
review, use permit and subdivision applications. 1be Planning Commission also
commended the applicant's changes throughout the development review process.

The Planning Commission agreed with staffs economic analysis that the project will provide
a significant and steady increase in revenue to the City over the existing use of the site. In
contrast to a primary dependency on sales tax that is more sensitive to market conditions,
the main revenue source increase translates into an expected property tax increase resulting
from the intensive residential development (see the Economic Analysis in the Memorandum
to the Planning Commission, Attachment 2). The project also generates significant park in
lieu and traffic impact fees as discussed in the Fiscal Impact section below.

The Planning Commission also supported the project's development incentives as requested
by the developers since the project provided significant public benefit from the 21 affordable
housing units provided. The mixed-use part of the project includes 16 very-low income and
one (1) low income affordable housing units; the townhouse part of the project includes four
(4) moderate income affordable housing units. The proposed development incentives that
the Planning Commission supported include:
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a) Providing a front yard setback of 20 feet for the new retail building where a
setback of 25 feet is required;

b) Waiving the two-story height limit and the required 100-foot setback to
structures over 30 feet in height for the mixed-use part of the project along the
project's internal, residential (R3-1) border;

c) Allowing the mixed-use building 26 to 30 feet from the side property line in
common with the Los Altos Square property where a setback of 40 feet is
required; and

d) Permitting a rear yard setback of 12.5 feet for two townhouse units where a
minimum setback of 25 feet is required from the Chester Circle properties.

The Planning Commission also supported staff and the applicant's approach to mitigating
the traffic impacts at the San Antonio Road/Sherwood Avenue intersection with a
developer's contribution of $100,000 to help defray traffic impacts in the area. In addition
to paying its fair share of future traffic signal costs based on the project's traffic increases
(approximately $4,000), Condition No. 27 improves the crosswalk at San Antonio Road and
Sherwood Avenue with flashers. The Sherwood Gateway Specific Plan calls for intersection
improvements on San Antonio Road at Loucks Avenue and Sherwood Avenue. In past
reviews of the traffic circulation impacts, staff has determined that if a signal is eventually
installed that it is more appropriate at the Sherwood Avenue intersection due to constraints
with proximity to El Camino Real. While the project does not warrant installing a signal at
either intersection, the project's traffic study substantiates that the Sherwood Avenue
intersection eventually warrants a signal by the year 2030.

Staff added an executive finding related to adopting the Mitigated Negative Declaration of
Environmental Impact and refined the following conditions:

• Revised Condition No. 2 incorporating a reference to the environmental
Mitigation Monitoring and Reporting Plan;

• Modified Condition No. 12 to reflect the City's standard hold-harmless
indemnification wording; and

• Amended Condition No. 17 to reflect the developer's agreement to coordinate a
common landscape and fence buffer plan with the adjacent Los Altos Square
development.

FISCAL IMPACT

The project's fiscal impacts are positive overall as indicated in the early economic analysis.
On an annual basis, net revenue should increase by nearly $40,000 with an established
property tax base. Based on staff's analysis, the project should create a twenty percent
increase in t.h.e historic revenue to the City from the property. Staff's economic analysis is
contained in Attachment 2. The project should also generate approximately $4 million in
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development fees, most of which result from park in-lieu fees and traffic impact fees
expected to equal approximately $3.6 million and approximately $735,000 respectively.

PUBLIC CONTACT

The applicant has received a copy of this report.

Notices were mailed to all property and business owners within 500 feet of the project, and
posted at the project site for each of the Architecture and Site Review and Planning
Commission meetings. Additionally, newspaper ads were published for the 30-day review
period for the Mitigated Negative Declaration and for the public hearing before the Planning
Commission.

Posting of the meeting agenda serves as notice to the general public.

Staff received a letter from the Los Altos Towne House Association representing that the
applicant and the Los Altos Square residential development reached an agreement as to the
landscaping along their common property line.

ALTERNATIVE

None identified
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FINDINGS

10-D-06, 10-UP-05 and 10-SD-01-4750 (4710-4746) EI Camino Real

1. With regard to the Environmental Review, the City Council fInds that the Mitigated
Negative Declaration is in accordance with the California Environmental Quality Act
Guidelines, as amended January 1, 2011, and that the project, with the incorporated
mitigation measures, does not create any signifIcant environmental effects.

2. With regard to Design Review, the City Council makes the following fIndings 1n

accordance with Section 14.78.040 of the Municipal Code:

a. The proposal meets the goals, policies and objectives of the General Plan and any
specifIc plan, design guidelines and ordinance design criteria adopted for the specifIc
district or area;

b. The proposal has architectural integrity and has an appropriate relationship with
other structures in the immediate area in terms of height, bulk and design;

c. Building mass is articulated to relate to the human scale, both horizontally and
vertically. Building elevations have variation and depth, and avoid large blank wall
surfaces. Residential or mixed-use residential projects incorporate elements that
signal habitation, such as identifiable entrances, stairs, porches, bays and balconies;

d. Exterior materials and finishes convey quality, integrity, permanence and durability,
and materials are used effectively to defIne building elements such as base, body,
parapets, bays, arcades and structural elements;

e. Landscaping is generous and inviting, and landscape and hardscape features are
designed to complement the building and parking areas and to be integrated with the
building architecture and the surrounding streetscape. Landscaping includes
substantial street tree canopy, either in the public right-of-way or within the project
frontage;

f. Signage is designed to complement the building architecture 1n terms of style,
materials, colors and proportions;

g. Mechanical equipment is screened from public view and the screening is designed to
be consistent with the building architecture in form, material and detailing; and

h. Service, trash and utility areas are screened from public view, or are enclosed in
structures that are consistent with the building architecture in materials and detailing.
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3. With regard to Use Permit, the City Council finds in accordance with Section 14.80.060
of the Municipal Code:

a. That the proposed location of the conditional use is desirable or essential to the
public health, safety, comfort, convenience, prosperity or welfare;

b. That the proposed location of the conditional use is in accordance with the
objectives of the zoning plan as stated in Chapter 14.02 of this title;

c. That the proposed location of the conditional use, under the circumstances of the
particular case, will not be detrimental to the health, safety, comfort, convenience,
prosperity, or welfare of persons residing or working in the vicinity or injurious to
property or improvements in the vicinity; and

d. That the proposed conditional use will comply with the regulations prescribed for
the district in which the site is located and the general provisions of Chapter 14.02.

4. With regard to the Subdivision, the City Council flnds in accordance with Section 66474
of the Subdivision Map Act of the State of California:

a. That the proposed subdivision is consistent with the General Plan and Speciflc Plan;

b. That the site is physically suitable for this type and density of development;

Co That the design of the subdivision and the proposed improvements are not likely to
cause substantial environmental damage, or substantially injure flsh or wildlife;

d. That the design of the subdivision is not likely to cause serious public health
problems; and

e. That the design of the subdivision will not conflict with public access easements.
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CONDITIONS

10-D-06, 10-DP-05 and 10-SD-01-4750 (4710-4746) El Camino Real

GENERAL

1. Project approval is based upon the plans received on June 12, 2012 except as modified
by these conditions.

2. The applicant shall implement the Mitigation Measures as contained in the April 11,
2012 Initial Study of Environmental Impacts and as shown in the Mitigation Monitoring
and Reporting Plan as directed by the City.

3. All work within the public right-of-way shall be done in accordance with plans to be
approved by the City Engineer.

4. An encroachment permit and/or a permit to open streets shall be obtained prior to any
work done within the public right-of-way and it shall be in accordance with plans to be
approved by the City Engineer.

5. The applicant shall provide a Stormwater Management Plan (SWMP) showing that 100%
of the site is being treated and is in compliance with the Municipal Regional Stormwater
NPDES Permit (MRP) and show that all treatment measures are in accordance with the
C.3 provisions for Low Impact Developments (LID) and in compliance with the
December 1,2011 requirements.

6. The applicant shall provide a sewer study incorporating both the existing and proposed
flows and capacity of the project; and, in the case of sewer laterals to El Camino Real
show that both sewer connections to the 8-inch sewer main line is adequate versus the
27-inch sewer line along El Camino ReaL Any proposed sewer lateral connection shall be
approved by the City Engineer.

7. The applicant shall contact electric, gas, communication and water utility comparues
regarding the installation of new utility services to the site.

8. Four (4) townhouse units shall be offered for sale to a moderate income household for a
30-year period or for rent at a price that is affordable to a low income household for a
30-year period in accordance with the City's Affordable Housing Agreement.

9. Sixteen (16) units in the mixed-use project shall be offered for rent to a very-low income
household for a 30-year period in accordance with the City's Affordable Housing
Agreement.

10. One (1) unit in the mixed-use project shall be offered for rent to a low income
household for a 30-year period in accordance with the City's Affordable Housing
Agreement.
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11. In the event it is necessary to acquire offsite easements or street rights-of-way, the owner
shall enter into an agreement with the City prior to final map approval agreeing to pay all
condemnation costs, for dedication of all required easements or street right-of-way. This
agreement shall be recorded and require the owner to deposit all condemnation costs
with the City within 21 days of Parcel Map approval. The owner shall agree to provide
an initial cash deposit as determined by the City.

12. The applicant agrees to indemnify and hold City harmless from all costs and expenses,
including attorney's fees, incurred by the City or held to be the liability of City in connection
with City's defense of its actions in any proceeding brought in any State or Federal Court,
challenging the City's action with respect to its approval of the Project.

PRIOR TO BUILDING PERMIT SUBMITTAL

13. The applicant shall execute an Affordable Housing Agreement with the City to retain the
affordable, below-market-rate units as required by the City Attorney and the Community
Development Director.

14. The applicant shall provide an address signage plan as required by the Building OffIcial.

15. The applicant shall identify the means and incorporate any checklists into the plans by
which the project complies with Chapter 12.26 of the Municipal Code regarding the
California Green Building Standards. Projects are required to show verification of the
required energy savings of 15 percent.

16. The applicant shall prepare a landscape and irrigation plan in conformance with the
City's Water Efficient Landscape Regulations.

17. The landscape plan shall be designed to: a) maintain an appropriate sight distance
triangle measured approximately 10 feet back from the traveled roadway at each
driveway intersection with the street, and b) provide for coordinated landscape buffer
fencing and planting plan in consultation with the Los Altos Square Homeowners
Association as required by the Planning Services Manager.

18. Any upper story lighting design shall be shrouded or directed down to minimize glare.

19. The Mitigation Measures required by Condition No.2 shall be incorporated into the
construction plans as required by City staff.

PRIOR TO FINAL MAP RECORDATION

20. The applicant shall dedicate public utility easements (PUE) as required by the utility
companies to serve the project.

21. The applicant shall dedicate emergency access easements (EAE) and public access
easements (PAE) as required to serve the project.
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22. The applicant shall dedicate private storm drain easements (PSDE) as required to serve
the project.

23. The applicant shall pay fee in-lieu of parkland dedication in accordance with Chapter
13.24 of the Los Altos Municipal Code.

24. The applicant shall pay a traffic impact fee in accordance with Chapter 3.48 of the Los
Altos Municipal Code.

25. The applicant shall pay all applicable sanitary sewer connection fees.

26. The applicant shall include provisions in the Covenants, Conditions and Restrictions
(CC&Rs) that restrict storage on the private patio and decks, and outline rules for other
objects stored on the private patio and decks with the goal of minimizing visual impacts.

27. The applicant shall pay a fair share contribution toward traffic-calming improvements at
the San Antonio Road/Sherwood Avenue intersection in the amount of $100,000 to
construct flashing lights and other related crosswalk improvements at the San Antonio
Road crosswalk at Sherwood Avenue, and other traffic-calming improvements in the
immediate area, as directed by the City Engineer.

PRIOR TO ISSUANCE OF BUILDING PERMIT

28. The applicant shall record the final map. Plats and legal descriptions of the final map
shall be submitted for review by the City Land Surveyor. Applicant shall provide a
sufficient fee retainer to cover the cost of the map review by the City.

29. The applicant shall submit the Storm Water Management Plan (SWMP) in compliance
with the Municipal Regional Permit (MRP). The SWMP shall be reviewed and approved
by a City-approved third-party consultant at the applicant's expense. The
recommendations from the SWMP shall be shown on the building plans.

30. The applicant shall submit on-site grading and drainage plans that include (i.e., drain
swale, drain inlets, rough pad elevations, building envelopes, elevations at property lines)
for approval by City Engineer.

31. Detailed plans for any construction activities affecting the public right-of-way, including
but not limited to, excavation, traffic control, pedestrian protection, material storage,
earth retention and construction vehicle parking, shall be provided to the City Engineer
for review and approval.

32. A truck routing and staging plan for the proposed excavation of the site and haul route
shall be submitted for review and approval by the City Engineer. Applicant shall pay all
applicable fees before the transportation permit is issued by the Traffic Engineer.
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33. The applicant shall contact Mission Trail Waste Company and submit a solid waste
disposal plan indicating the type and size of container proposed and the frequency of
pick-up service subject to the approval of the Engineering Division.

34. The applicant shall employ and/or retain a Qualified Green Building Professional as
required by the Building Official.

35. The applicant shall demolish the existing structures on 929 Sherwood Avenue to provide
for site access.

36. The applicant shall abandon and/or underground all overhead utilities located on-site.

37. The applicant shall protect the trees to remain along the northwestern boundary with
metal chain link fencing with a minimum height of five feet and metal posts driven into
the ground as directed by the project arborist.

PRIOR TO FINAL INSPECTION/OCCUPANCY

38. The applicant shall provide verification that the project was built in compliance with
Chapter 12.26 of the Municipal Code regarding the California Green Building Standards.

39. All landscaping and irrigation shall be installed.

40. The applicant shall provide an acoustical analysis that evaluates the interior noise levels
in the residential units to ensure that the project is in compliance with the City's General
Plan and noise regulations.

41. The applicant shall repair and/or replace the sidewalk, curb and gutter along the project
frontage of El Camino Real as directed by the City Engineer.

42. The applicant shall provide a sidewalk, curb and/or gutter along the southeastern side of
Sherwood Avenue connecting to the existing sidewalk near EI Camino Real to San
Antonio Road as directed by the City Engineer.

43. A one-year, la-percent maintenance bond shall be submitted upon acceptance of
improvements in the public right-of-way.

44. The applicant shall label all new or existing public and private catch basin inlets which
are on or directly adjacent to the site with the "NO DUMPING - FLOWS TO ADOBE
CREEK" logo as required by the City.

45. The applicant shall submit a recorded maintenance agreement for the storm water
treatment methods installed in accordance with the Storm Water Management Plan
(SWMP).

46. The applicant shall submit a certificate of completeness from the Landscape Architect
pursuant to the City's Water Efficient Landscape Regulations.
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47. The applicant for the mixed-use project shall apply for a master sign program consistent
with the character of the approved design plans.
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