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AGENDA DATE: November 26, 2013 
 
TO: Mayor and Councilmembers 
 
FROM: Planning Division, Community Development Department 
 
SUBJECT: Appeal Of Architectural Board Of Review Approval For 510 N 

Salsipuedes Street 
 
RECOMMENDATION:  
 
That Council deny the appeal of Trevor Martinson of the application of People’s Self 
Help Housing, and uphold the Architectural Board of Review’s Project Design Approval 
of the proposed three-story, 40-unit apartment project. 
 
EXECUTIVE SUMMARY:  
 
On September 16, 2013, the Architectural Board of Review (ABR) granted Project 
Design Approval to construct a new 40 unit, three-story residential building providing 
100% affordable rental housing under the new Average Unit-Size Density Incentive 
Program (AUD).  The project includes an attached 46 space parking garage on the first 
floor level and an attached 3,300 square foot community center.  The ABR heard 
several issues of concern during public comment and addressed those within the 
purview of design review.  In response to the ABR’s comments, the project was revised 
to be more compatible with the neighborhood and sensitive to the issues discussed. 
  
The ABR gave appropriate consideration to the project and to the concerns of members of 
the public prior to granting Project Design Approval.  After ABR approval, an appeal was 
filed which raised several issues involving building size compatibility concerns, the City’s 
review process and inadequate fire lane access width.  Planning staff requested the Fire 
Department staff recheck the project and as a result the project required minor plan 
revisions in order to widen the fire lane.  Staff supports the current project design and 
recommends that Council deny the appeal and uphold the ABR’s Project Design Approval.   
 
DISCUSSION:  
ABR Review 
The project application was submitted to the City in anticipation of the pending AUD 
program and was designed using incentives that were not yet codified.  This was the 
first project proposing AUD incentives to undergo design review in the City.  The subject 
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site consists of three vacant lots in the Commercial-Manufacturing Zone and located in 
the AUD Priority Housing Overlay (Attachment 2).  The zoning and combined lot size of 
41,099 square feet allows development of up to 50 dwelling units at the proposed 
average unit size of 900 square feet.  The ABR reviewed the project three times (see 
Minutes, Attachment 3).  At the initial concept review on June 10, 2013, a four-story 
67,754 square foot project was presented with 47 units and 47 parking spaces.  Staff 
explained to the ABR that the project would need zoning modifications for residential 
density, number of parking spaces, and front setbacks under existing standards, but 
would comply with the AUD standards once that ordinance was in effect.  Public 
comment at this and subsequent meetings raised concerns regarding various issues of 
the project design and parking.   In general the ABR liked the architectural style, but 
found the building to be too large to be compatible with the immediate neighborhood of 
one and two-story buildings.  The applicant was requested to restudy the size, bulk, and 
scale, and consider providing more onsite parking.  ABR members were requested to 
visit the site prior to the next hearing two weeks later.   
 
In response to the ABR’s comments, the project was revised to three-stories and 40 
units for the second concept review on July 8, 2013.  At this meeting, Planning staff 
gave a presentation on the review process for AUD projects.  Staff explained the City’s 
goal of providing affordable housing by allowing higher density projects with smaller 
units, and that certain areas of the City have been designated as Priority Housing 
Overlay where higher densities would be most appropriate.  The ABR appreciated the 
reductions in mass, scale, and height; found the architectural design to be consistent 
with guidelines; and found that the height reduction to three stories improved 
compatibility with the neighborhood.  Further study of the massing was requested, 
particularly to lower the height and increase the setback on the Haley Street side, and 
possibly reduce the height of the parking garage.     
 
The AUD Ordinance was adopted by the City Council on July 30, 2013, eliminating the 
need for this application to proceed for review of zoning modifications.  The ABR 
granted Project Design Approval at the third review meeting on September 16, 2013.  
The ABR supported the reduced project size and reduction of building height by 5 to 6 
feet at various sections of the buildings.  The ABR also specifically complimented the 
architecture and setback on the Haley Street side, and gave direction on minor 
refinements to the project.  Two ABR members voted against the project.  Member 
Mosel believed the height inside the parking garage could be reduced a few feet to 
reduce the mass and height of the overall building.  Chair Zink requested story poles to 
reliably demonstrate the height and size of the project.  Other members were 
comfortable granting the approval based on a computer-drafted massing study provided 
by the applicant, in addition to the project plans.  On September 25, 2013, an appeal 
was filed by Trevor Martinson on behalf of numerous Haley Street business and 
property owners (Attachment 1).  This report outlines each appeal issue raised by Mr. 
Martinson in his letter, followed by a staff response, and lists other public concerns 
raised and evaluated during the review process. 
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Appeal Issues 
1. There is an existing reciprocal access easement at the north property line and a 
wider fire lane than proposed must be provided outside the easement.  The project must 
be revised to accommodate this. 
 
Fire Department staff reviewed the approved plans in response to the appeal and 
determined that a 20 foot wide fire lane is required for this project rather than the 16 foot 
lane previously indicated as acceptable. However, as approved, the existing 12 foot 
wide reciprocal access easement may be used for the fire lane along with eight 
additional feet of lane width.  The applicant worked with Fire Department and Building 
and Safety staff in making minor design changes to achieve the required additional four 
feet of access width (Attachment 4).  Therefore, the appellant did raise a valid design 
flaw in the project’s ABR approval.   Although it is preferable to make these sorts of site 
plan design corrections prior to design review approval, they may also be addressed 
during final design review, or in the building permit plan check process.   The applicant 
declined staff’s recommendation to submit a voluntary Pre-Application Review Team 
(PRT) process which would have offered more detailed review by Planning, Fire, 
Building & Safety, Public Works Engineering, and Transportation Planning staff prior to 
ABR action.    
 
2. The massing of the building should be reduced to two stories at the street corner. 
 
This is the first three-story building to be proposed in this area and facing along East 
Haley Street.  Property owners and tenants in the neighborhood expressed concerns 
about the size and height.  Some concern was expressed by ABR members about 
future development of tall buildings along the Haley Street corridor creating a canyon 
effect.  The size, bulk, scale, and massing of the Haley Street corner portion of the 
project had careful review.  In response to ABR concerns the proposed setback of the 
ground floor from Haley Street was increased from five to seven feet and the second 
and third floor setback was increased from about 12 feet to 20 feet.  In the motion to 
approve the project the ABR explicitly expressed support for the massing and the 
architectural design for the street corner (Attachment 5).  The appellant’s suggested 
reduction to two stories at the corner would eliminate two three-bedroom units.   
 
Several other issues of concern were raised during the public comment period and 
discussed by the ABR, for example:   
 
Parking impacts - The existing parking ordinance requires a minimum of one space per 
dwelling unit for affordable rental housing projects; however it also requires one guest 
space per four units.  A new incentive under the AUD program eliminates the 
requirement for guest parking.  Much concern was expressed from Haley Street 
business owners, owners of commercial properties, and others about the number of 
parking spaces proposed given that the project will be providing family housing and a 
community center.  Concerns were expressed that local businesses could be impacted 
if customers cannot easily find nearby on-street parking.   
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Many businesses in the area are non-conforming to onsite parking requirements, 
resulting in their employees, customers, and deliveries using the available on-street 
parking.  The ABR heard much public comment on this issue but it is not within its 
purview to require additional parking spaces beyond the Ordinance requirement.  Public 
Works staff can manage the on-street parking supply with parking signage to limit 
employee and residential use and increase customer parking.  This is done by 
converting curb side parking to 90-minute parking.  After the project is constructed, staff 
can monitor the use of the street and work with business owners to create more on-
street customer parking in this way.  Employee parking, however, is not a priority 
because employees can park further distances from work or use alternative modes of 
travel, including carpooling, to get to work.  This strategy was established in Downtown 
in the 1970’s and continues to be an effective strategy for maintaining convenient 
customer parking while minimizing the traffic effects of urban growth.  The intention of 
the new Traffic Management Strategy is also to place higher density residential 
development within the Downtown employment center.   
 
The project as approved includes one space per unit and 6 extra spaces that may be 
used by guests or people other than residents associated with the community center.  
Some of the residents of the proposed project will likely be employed in the area and 
not need to own or frequently use a car.  In addition, Peoples Self Help is also very 
active in terms of tenant and site management.   The City’s experience has been that 
certain affordable projects meet parking demand at one space per unit because 
management actively limits vehicle ownership to those they rent to.  
 
Flooding impacts – Potential impacts related to development proposed within a 
designated floodplain in the City are, in most cases, reviewed at the building permit 
stage of a project.  Because this project is proposing to utilize some Federal funding, 
evaluation of potential impacts within the floodplain is required earlier in the review 
process.  The applicant’s engineering firm submitted a memorandum addressing 
potential impacts to the floodplain after construction of this project.  Their analysis 
indicates the potential rise in flood elevation during a 100-year storm event would be 
less than one quarter of an inch.  The City’s floodplain coordinator concurs with the 
analysis that this project would not create a significant impact to the Flood Zone in the 
area. 
 
City Review Process – The ABR reviewed this project, and originally based some of 
their design concerns on public comments received from neighbors. The ABR 
questioned staff regarding the City’s review process and incentives available for this 
AUD project.  Planning staff provided the ABR with more information regarding AUD 
parking incentives, background on the AUD Priority Housing Overlay for this area, flood 
zone compliance and the environmental review process. Staff determined the project to 
qualify for a Statutory Exemption from environmental review under California 
Environmental Quality Act (CEQA) Guidelines Section 15194 (Affordable Housing 
Exemption). 
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The ABR provided design direction to the applicant and became satisfied with the height 
reductions, increased parking, and overall massing design changes. If the ABR had 
continued to struggle with the review of the project, and given the concerns raised by 
City Council and Planning Commission on the review process for AUD projects, it is 
likely that staff would have recommended referral of this project to the Planning 
Commission for comments on the proposal.  
 
Summary 
 
In summary, the ABR gave appropriate consideration to the project, including concerns of 
the appellant and other members of the public, prior to granting Project Design Approval. 
The ABR review resulted in reductions in the number of dwelling units, building height, size 
and scale of the project. It is staff’s position that ABR made an appropriate decision to 
approve the project based on the City’s Design Guidelines and General Plan policies. The 
project design was rechecked by the Fire Department and the site plan adjusted to comply 
with the minimum 20 foot fire lane width requirements.   Staff recommends that Council 
deny the appeal and uphold the ABR’s Project Design Approval.  
 
 
ATTACHMENTS:  

1. Appeal letter dated September 25, 2013 
2. AUD Priority Housing Overlay Map 
3. ABR Minutes of June 10, 2013, July 8, 2013 and September 16, 2013 
4. Project site plans - ABR approved and revised with list of revisions 
5. Reduced copies of plans including building elevations 

 
NOTE:  Public comment letters received for this project are available for public viewing 
at the City Clerk’s office and Planning Division.  

 
PREPARED BY: Tony Boughman, Planning Technician II 
 
SUBMITTED BY: Paul Casey, Community Development Director / Assistant City 

Administrator 
 
APPROVED BY:  City Administrator's Office 
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510 North Salsipuedes Street
Architectural Board of Review Appeal 
November 26, 2013
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Project Location



Priority Housing Overlay
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Site plan & First floor plan
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Second Floor Plan
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Third Floor Plan
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Roof Plan
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South Elevation – Haley St.
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West Elevation – Salsipuedes St.
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North Elevation
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East Elevation



Building Section
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ABR Review
 6/10/13 – First Concept Review at ABR                        

First AUD project, 4 stories, 47 units, considerable public 
comment: parking, height & size, flooding, study 
reductions in height and massing 

 7/8/13 – Second Concept Review                        
Reduction to 3 stories and 40 units compatible, study 
reducing garage height, study 3 story massing at Haley St., 
request for story poles or 3D massing study

 9/16/13 – Third Review; Project Design Approval granted                                                              
Revisions to Haley St. side appreciated, size, bulk & scale 
found to be compatible, direction for minor refinements 

 9/25/2013 – Appeal filed
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Appeal Issues

1. Access easement and fire lane

2. Three-story mass at street corner

3. Other issues of public concern
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Revised site plan

1. Access easement and fire lane

2. Three-story mass at street corner

Revisions to the approved project consist of:
1. Increasing the setback of the northern wall from the 
property line 2 feet 10 inches; 
2. Reducing the planter width one foot on the north side;
3. Reducing the width of the main entrance corridor on 
Salsipuedes Street 10 inches;
4. Reducing the garage interior dimension 6 inches;
5. Reducing the square footage of unit type 1B 30.5 square 
feet, unit type 2D 27 square feet, unit type 2E 6.5 square 
feet;
6. Reducing the setback at the south side of the garage 1 
foot 6 inches
7. Reducing the number of bicycle spaces from 50 to 46
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Other Issues of public concern

 Parking

 Floodplain

 City review process
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 The ABR carefully considered the project’s 
size, height, neighborhood compatibility, 
heard and responded to the concerns of 
members of the public, and approved the 
project

 Staff recommends that Council deny the 
appeal and uphold the ABR’s Project 
Design Approval

Recommendation
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Approved site plan
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Revised site plan

1. Access easement and fire lane

2. Three-story mass at street corner
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Landscape Plan



Priority Housing Overlay
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