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ADMINISTRATION OF OATH OF OFFICE TO NEW PLANNING
COMMISSIONERS

o Vern Hixson
o Chandra Lee
o Tracey Rosin

Recommendation That the Assistant City Clerk administer the Oath of Office.
ROLL CALL. (Planning Commission Members)
Faktorovich __, Hixson __,Lee ,Lewis _ , Mello __, Rosin __, Toscano

REORGANIZATION OF PLANNING COMMISSION - SELECTION OF NEW
CHAIRPERSON AND VICE CHAIR

CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE
REGULAR MEETING OF DECEMBER 14, 2011

Recommendation: Approve the minutes as submitted.

PUBLIC FORUM Members of the public may address the Commission on any
item of public interest that is within the jurisdiction of the Commission, including
agenda and non-agenda items. No action will be taken on non-agenda items.
Speakers are limited to a five (5) minute presentation

PUBLIC HEARINGS If you challenge the proposed action as described herein
in court, you may be limited to raising only those issues you or someone else
raised at the public hearing described herein or in written correspondence
delivered to the City at, or prior to, the public hearing

A. Public Hearing —

1) Planning Commission Resolution No. 2012-01 — Recommending approval

of the Los Banos Rail Trail Corridor Regulating Code

Recommendation Receive staff report, open the public hearing, receive public comment,
close the public hearing and adopt Planning Commission Resolution No. 2012-01 as
submitted.

PLANNING DEPARTMENT REPORT
COMMISSIONERS REPORTS

A. Faktorovich

B. Hixson
C Lee
D

Lewis
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CITY OF LOS BANOS
PLANNING COMMISSION MEETING MINUTES

RECEMBER 14,2011

ACTION MINUTES - These minutes are prepared to depict
action taken for agenda items presented to the Planning
Commission. For greater detail of this meeting refer to the
electronic media (CD and/or audio) kept as a permanent
record.

CALL TO ORDER: Chairman Mello called the Planning Commission Meeting to order
at the hour of 7:00 p.m.

PLEDGE OF ALLEGIANCE: Planning Commissioner Lee led the Pledge of Allegiance.

ROLL CALL — MEMBERS OF THE PLANNING COMMISSION PRESENT: Arkady
Faktorovich, Vern Hixson, Chandra Lee, Deborah Lewis, Tom Mello, Tracey Rosin,
Susan Toscano

STAFF MEMBERS PRESENT: Planning Director Fitzgerald, City Attorney Vaughn,
and Interim Planning Commission Secretary Crystal O’'Bannon.

CONSIDERATION OF APPROVAL OF AGENDA: Motion by Lee, seconded by
Faktorovich to approve the agenda as submitted The motion carried by the affirmative
vote of all Commission Members present.

CONSIDERATION OF APPROVAL OF ACTION MINUTES FOR THE REGULAR
MEETING OF NOVEMBER 9, 2011: Motion by Toscano, seconded by Hixson to
approve the minutes as submitted The motion carried by the affirmative vote of all
Commission Members present.

PUBLIC FORUM: MEMBERS OF THE PUBLIC MAY ADDRESS THE COMMISSION
ON ANY ITEM OF PUBLIC INTEREST THAT IS WITHIN THE JURISDICTION OF THE
COMMISSION; INCLUDES AGENDA AND NON-AGENDA ITEMS. NO ACTION WILL
BE TAKEN ON NON-AGENDA ITEMS. SPEAKERS ARE LIMITED TO A FIVE (5)
MINUTE PRESENTATION. No one came forward and the public forum was closed

PUBLIC HEARING — CONSIDER RECOMMENDING APPROVAL OF ANNEXATION
AND PREZONE #2011-01, THE DEVELOPMENT AGREEMENT FOR THE PROJECT
AND CERTIFICATION OF THE MITIGATED NEGATIVE DECLARATION (SCH
#2011101054). ALSO, CONSIDER CONDITIONALLY APPROVING VESTING
TENTATIVE PARCEL MAP_#2011-02 AND SITE PLAN 2011-03 FOR THE
PROPERTY LOCATED AT THE NORTHWEST CORNER OF BADGER FLAT AND
PACHECO BOULEVARD; MORE SPECIFICALLY IDENTIFIED AS ASSESSOR’S
PARCEL NUMBER: 081-142-013. Planning Director Fitzgerald presented the staff
report and PowerPoint presentation.




Commissioner Lewis, noticed from the site plan review that there are multiple lanes that
seem to be melting into one lane going across Highway 152; Ken Anderson, KD
Anderson and Associates, exactly how the lanes will match up is to be determined,
Commissioner Lewis, still confused about lanes, Ken Anderson, KD Anderson and
Associates; the improvements that we have shown there come along with the
improvements that WalMart had in place, thinks it may just be an error in illustration,
Commissioner Lewis, was on Pacheco at the Project site, isn’t sure how far this parcel
extends out, the median that is out there now stops in between Taco Bell, isn’'t sure
whether the median will be short of the Project, is concerned that people will try to cross
over the Highway; Ken Anderson, KD Anderson and Associates, the median goes
past the driveway so people turning right only will be able to enter, Commissioner
Lewis, just wanted to make sure that nobody can make a left turn from Pacheco going
east into the Project; Ken Anderson, KD Anderson and Associates, yes that is right;
Commissioner Lewis, landscaping and aesthetic concerns, would like to put a condition
in place that the trash receptacle doors must always remain closed, concerned about
the lack of landscaping between McDonald’s and Ronnie’s Landscaping, would like to
see more vegetation to separate the two properties, Commissioner Hixson; asked if
there would be a play place in the McDonald’s, Ken Anderson, KD Anderson and
Associates, no, Commissioner Hixson; confused about the employment numbers, Jim
Abate, McDonald’s Franchise, McDonald’s will have approximately 50 employees, at
least 10 will be full time employees, expect higher employment for new location,
Commissioner Hixson, how can the AM/PM can sell hamburgers at this location and not
by Jack in the Box, Jim Abate, McDonald’s Corporation, is not sure of specifics of
each site, looked at several different sites and found that they would not be able to sell
their products at other sites, Commissioner Rosin, what will the plans be for the
maintenance and upkeep for the remaining portion of the parcel; Planning Director
Fitzgerald, misspoke regarding the DA, the remaining portion is subject to the DA,
doesn’t believe there are any maintenance provisions but maybe Bill can better answer,
City Attorney Vaughn, part of the property will be used as a storm drain basin, there will
be maintenance requirements in terms of the storm drain basin, Commissioner
Toscano, who does weed abatement; City Attorney Vaughn; once it's within the city
limits it will be subject to the city laws and ordinances regarding maintenance of vacant
property; Commissioner Faktorovich, concerns about the long distance between the
gasoline pumps and Badger Flat Road, Ken Anderson, KD Anderson and
Associates; the McDonald’s rep said if they could get another driveway they would be
happy but City Staff didn’t seem to want another driveway, Commissioner Faktorovich,
we have similar situations in Los Banos that cause confusion, Project will require a
grease interceptor, is there a connection to the City system; Randy O’Dell, O’Dell
Engineering, the city has ordinances which require what you talked about, the project
proposes to extend the utilities for this project, Commissioner Mello, on the north side
off of Badger Flat may want to consider a retaining wall between Ronnie’s Landscaping;
Planning Director Fitzgerald, it isn’t typical to require a wall between two commercial
properties, maybe landscaping, Commissioner Rosin; would be against a wall because
of the graffiti issue, would rather see landscaping

Chairman Mello opened the public hearing; Scott Patterson, California Gold
Development; thank you for the consideration of the project, company based out of



Sonora, have been in the business for over 35 years, just finishing a similar project in
Sonora, keep all of their projects very clean, landscaping is very important to us,
introduced employees, wanted to make points on the annexation, Fiscal Impact study
was done and the Project will be beneficial to the City, believes this is not speculative
since there is a project going there, there is a lot of offsite work that is done making this
an expensive project, will be dedicating almost 1/3 of an acre to road widening, had a
few questions that he wanted to ask, dollar for dollar credit on traffic impact fee, would
like flexibility when working with power lines, very excited about working in the
community, is available for any questions; Commissioner Hixson; once the current
McDonald’s is vacant what will happen, Noreen Yeigh, McDonald’s Area Real Estate
Manager; we do not own that building so it is up to property owner; Commissioner
Lewis, would you have any objections to additional landscaping on the north side of the
Project; Scott Patterson, California Gold Development; is not opposed and believes
there is room for additional landscaping, City Attorney Vaughn, regarding the TIF
reimbursement answered in condition 5 of DA, Scott Patterson, California Gold
Development; appreciates the clarification, because offsite expenses are extensive is
there a possibility of a reimbursement agreement, City Attorney Vaughn, suggests that
he has a discussion with Public Works before the Project goes to City Council for
clarification, Commissioner Lewis, asked to add an additional condition that the trash
enclosure door remain closed and that landscaping be added to north boundary line;
Planning Director Paula, believes that it definitely would not hurt to add such conditions;
Commissioner Hixson, used to be employed my AM/PM believes it's a great company;
Commissioner Rosin; do we have to address the underground power question;
Planning Director Fitzgerald, the general requirement would be to underground, there
will be coordination with PG&E, Commissioner Mello, is happy to see something going
on the other side of the road, thinks it will benefit college students.

Motion by Lee, seconded by Faktorovich to adopt Planning Commission Resolution No.
2011-19 — Recommending approval of Annexation and Prezone #2011-01, the
Development Agreement for the project and Certification of the Mitigated Negative
Declaration (SCH #2011101054) for the property located at the northwest corner of
Badger Flat and Pacheco Boulevard The motion carried by the affirmative action of all
Commission Members present.

Motion by Lee, Seconded by Faktorovich to adopt Planning Commission Resolution No.
2011-20 — Conditionally approving Parcel Map #2011-02 and Site Plan # 2011-03 for
the property located at the northwest corner of Badger Flat and Pacheco Boulevard
adding additional landscaping to the northern boundary of the Project site The motion
carried by the affirmative action of all Commission Members present.

PLANNING DEPARTMENT REPORT: reported that we have been very busy, has
spoken with several people who want to bring forward projects, introduced her mom in
the audience, there will be no meeting before Christmas, Merry Christmas and Happy
New Year

PLANNING COMMISSION MEMBER REPORTS:




ARKADY FAKTOROVICH: Merry Christmas and wonderful and prosperous New Year.

VERN HIXSON: Introduced his son in law in the audience.

CHANDRA LEE: Nothing to report, have a good holiday

DEBORAH LEWIS: Wishes everyone a wonderful Merry Christmas and a safe and
happy New Year )

TOM MELLO: Merry Christmas and Happy New Year

TRACEY ROSIN: Reported that Stacy has a new baby girl who is beautiful, was
reading the newspaper and noticed that Larry Anderson is in default, Merry Christmas,
good luck to Paula in surgery, hopes to be reappointed

SUSAN TOSCANO: Merry Christmas everybody

ADJOURNMENT. The meeting was adjourned at the hour of 7.58 p.m.

APPROVED

Tom Mello, Commissioner

ATTEST

Crystal O’Bannon, Interim Planning Commission Secretary.






for a recommendation. The Planning Commission unanimously recommended approval
but there was some discussion on procedures to implement the Code.

Since that point, the Zoning Map and Ordinance were updated and the Rail Corridor (R-
C) Zoning Classification was created to allow for and facilitate the envisioned types of
development within the Rail Trail Corridor Regulating Code.

Staff has completed a full review of the document and has made some revisions relating
to housekeeping issues, the actual administration of the Code so that applications will
be required to go to the Planning Commission and the Street section portion so that the
Street Sections follow the Improvement Standards and Specifications and General Plan
EIR.

ENVIRONMENTAL:

The Rail Trail Corridor Regulating Code has been adequately analyzed in the Rail
Corridor Master Plan EIR, The General Plan EIR and the Zoning Ordinance Negative
Declaration. All the above mentioned documents are available at the Community
Development Department at: 520 J St., Los Banos, CA 93635.  Adoption of the Rail
Trail Regulating Code will not result in any new impacts. The Rail Trail Corridor
Regulating Code is a planning document which does not provide entitlements for any
project. All projects within the City will require separate environmental review in
accordance with CEQA Guidelines.

RECOMMENDATION:

Staff recommends that the Commission receives the staff report, open the public
hearing, take public comment, and recommend approval of the Rail Trail Corridor
Regulating Code.

Attachments.

1) Resolution 2012-01
2) Rail Trail Corridor Regulating Code



RESOLUTION NO. 2012-01

A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF LOS BANOS
RECOMMENDING APPROVAL OF THE LOS
BANOS RAIL TRAIL CORRIDOR REGULATING
CODE

WHEREAS, IN 1998 The Los Banos City Council adopted the Los Banos Rail
Trail Corridor Feasibility Plans, and

WHEREAS, this plan explored the idea of eliminating blight by removing the
railroad ties that had been abandoned by the Union Pacific Railroad and renovating the
property for use as an economic tool to help revitalize the downtown areas of Los
Banos, and

WHEREAS, in 2005 the Los Banos City Council approved the Rail Trail Corridor
Land Use and Zoning Map, and

WHEREAS, in 2008 RBF Consulting was hired by the Los Banos
Redevelopment Agency to create a Vision Poster and Regulating Code; and

WHEREAS, members of the community, Los Banos City Council, Los Banos
Planning Commission, and Los Banos Economic Development Committee gave input
for this plan, and

WHEREAS, this Regulating Code follows the Los Banos General Plan; and

WHEREAS, the Regulating Code was recommended for approval by the Los
Banos Planning Commission on December 9, 2009; and

WHEREAS, some minor modifications were made to the document so it was
brought back to the Planning Commission for a recommendation, and ‘

WHEREAS, the Planning Commission held a public hearing on the matter on
January 25, 2012; and

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the
City of Los Banos does hereby recommend approval of the Los Banos Rail Corridor
Regulating Code.

The foregoing Resolution was introduced at a regular meeting of the Los Banos
Planning Commission by Commissioner and seconded by Commissioner



on the 25" day of January, 2012. The Resolution was adopted by the
following vote:

AYES:
NOES:
ABSENT.
APPROVED
Planning Commission Chair
ATTEST

Crystal O’Bannon, Interim Planning Commission Secretary
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1 0 Introduction and User’'s Guide

Rail Trail Corridor In 2012, the City Staff made minor

1.0 Introduction and User’s Guide revisions to present to the Planning Commission and City
Council, keeping the same concepts and ideas.

1.1 Background

The Los Banos Rail Trail Corridor (the Corridor) is an
approximately 60-acre area located within the City of L.os
Banos (see Figure 1-1 Location Map). H Street, G Street,
Second Street, and a proposed extension of Santa Rita
Avenue generally define the borders of the Rail Trail Corridor
(see Figure 1-2' Rail Trail Corridor Boundary)

Most of the Rail Trail Corridor was previously owned by the
Union Pacific Railroad (UPRR). The City of Los Banos
Redevelopment Agency purchased land from the UPRR in
2005, and subsequently the City prepared a land use plan to
redevelop the Corridor with a multipurpose trail, a public plaza,
park space, and a mix of residential, commercial, and civic
uses. The multipurpose trail (the Rail Trail) and Henry Miller
Plaza were constructed in 2005 and the Community Center
was constructed in 2009, To date, the other properties along
the Rail Trail have not been redeveloped and most of the land
is vacant. A few properties are developed with residential
apartments and industrial buildings. Figure 1-3 (Oblique
Aerial) shows the existing conditions of the Corridor and
surrounding areas minus the Community Center Included s a
view of Downtown Los Banos, which is located south of the
Rail Trail Corridor Sixth Street, which is perpendicular to the
Rail Trail Corridor, is the “Main Street” of Downtown Los
Banos.

In 2007, the City hired RBF Consulting’s Urban Design Studio
to prepare a more specific vision for the Corridor The process
involved a series of visioning and design workshops with the
Planning Commission, City Council, and community members
A vision plan and this Regulating Code were prepared for the
Corridor based on the input from the workshop participants.
Section 2.0 (Vision) describes the vision for the future of the
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1.0 Introduction and User’s Guide

Step 9: Review Section 10.0 to gain an understanding of
terms and acronyms used throughout this Regulating
Code.

Step 10 Contact the City of Los Banos to discuss
questions, potential projects, or opportunities for
public/private partnerships.

City of Los Banos
520 J Street

Los Banos, CA 93635
(209) 827-7000

www losbanos.org
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3 0 Building Types and Reguiating Plan

3.0 Building Types and Regulating Plan
3.1 Building Types and Public Spaces

The Rail Trail Corridor is envisioned to be developed with a
variety of building types and public spaces. These building
types and public spaces are briefly described below.

Building Types

¢ Mixed-Use Buildings Two to three story buildings
designed for a mix of commercial and residential uses.
The ground floor generally contains storefronts for retail
stores, restaurants, and cafes. Upper floors generally
contain apartments, condominiums, and/or office space

¢ Commercial Buildings: One or two story buildings
designed for a mix of commercial uses, including retail,
restaurants, cafes, and office uses.

e Live-Work Buildings. One to two story buildings that

contain units in which the owner can both live and operate

certain types of office and service businesses.

e Stacked Flats: Two to three story buildings designed with

stacked residential units (condominiums or apartments).

Parking is provided in a podium parking level or a surface

parking lot that is surrounded by the residential units

e Courtyard Flats: Two story buildings designed for stacked

residential units (condominiums or apartments). The
residential units create a “U” shaped building that
surrounds a common courtyard.

In-Line Townhouses. Two story residential units that are
placed side-by-side to form a row of houses that face a
street, the Rail Trail, or Rail Trail Connection. The garage
is accessed from a rear alley

Cluster Townhouses. Two story residential units that are
placed side-by-side to form two rows of houses that face
each other and are separated by a common green. The
garage is accessed from a rear alley

Rear Yard Townhouses. Two story residential units that
are placed side-by-side to form a row of houses that face a
street Each unit contains a yard that is located between
the unit and an attached or detached garage that is
accessed from a rear alley A second unit is allowed
above the garage.

Cottage Houses: One to two story houses that have yards
and an attached or detached garage that is accessed from
arear alley A second unit Is allowed above the garage.

Family Entertainment Center One or two buildings
designed with entertainment uses, such as an arcade,
restaurants, party rooms, bowling alleys, and indoor
miniature golf

Public/Civic Buildings: Buildings designed for public or
civic purposes, such as a community center, bus depot,
library, museum, senior housing, public market, or aquatic
center.
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4.0 Subdivision Standards

4.2 Subdivision Standards

With the exception of Block Type G, all blocks undergoing
redevelopment shall be subdivided to create development
sites, public spaces, and alley networks Subdivision
standards for each block type are provided on the following
pages

Standards are not provided for Block Type G This block is
intended for public/civic uses and does not require further
subdivision
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4.0 Subdivision Standards

Block Type A

The blocks identified as Block Type A on Figure 4-1 shall be
subdivided into development sites based on the following
standards-

A The block shall be subdivided into five development sites

and a private alley network The specific location, design,

and size of the development sites and the alley network
may vary from block-to-block provided that the standards
below are achieved.

B. Development sites are required along the edges of all
sides of the block (see Figure 4-2).

C The edges of all development sites shall be setback at
least 25 feet from the centerline of the existing Rail Trall

and 10 feet from the edges of all existing exercise stations

along the Rall Trail.

D. The alley network shall have an “H” shaped configuration
that provides access to the back of all development sites
(see Figure 4-2) The alley network shall connect to H
Street (or G Street) at two locations. Alleys shall not
connect to numbered streets (Second Street, Fourth
Street, Seventh Street, and Ninth Street).

E. All alleys shall be 26-feet wide.

F At all alley intersections, a 10-foot curb radius shall be
provided

. All development sites shall have a minimum depth of 50

feet. Larger depths are required to accommodate certain
building types, such as Cluster Townhouses (70 feet),
Courtyard Flats (70 feet), Rear Yard Townhouses (80 feet),
and Cottage Houses (80 feet).

Rail Trail Connections shall be established at the following
locations:

Along the former right-of-way of Third Street between H
Street and the existing Rail Trail.

Along the former right-of-way of Third Street between G
Street and the existing Rail Trail.

Along the former right-of-way of Eighth Street between G
Street and the existing Rail Trail.

Along the former-right-of-way of Tenth Street between G
Street and the existing Rail Trail.

The Rail Trall Connections noted above shall be 80 feet
wide Section 8.1 provides the standards for the design of
Rail Trail Connections.
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4 0 Subdivision Standards

Block Type B

The block identified as Block Type B on Figure 4-1 shall be
subdivided into development sites based on the following
standards:

A

The block shall be subdivided into six development sites
and a private alley network Development sites are
required along the edges of all sides of the block (see
Figure 4-3).

The alley network shall provide access to the back of all
development sites (see Figure 4-3). The specific location
and design of the alley network may vary provided that the
standards below are achieved.

The edges of all development sites shall be setback at
least 25 feet from the centerline of the existing Rail Trail
and 10 feet from the edges of all existing exercise stations
along the Rail Trail.

If additional parking Is desired for surrounding uses,
Development sites 2, 3, and 4 and the alley between
development sites 3 and 4 may be developed as a public
parking lot (see Figure 4-3)

The alley network shall connect to Fourth Street and the
proposed Fifth Street Public Parking Lot. Alleys shall not
connect to H Street.

All alleys shall be 26 feet wide.

At all alley intersections, a 10-foot curb radius shall be
provided.

. All development sites shall have a minimum depth of 50

feet. Larger depths are required to accommodate certain
building types, such as Cluster Townhouses (70 feet) and
Courtyard Flats (70 feet)

The proposed Fifth Street Public Parking Lot shall be
established within the former right-of-way of Fifth Street
between H Street and the existing Rail Trail.
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4 0 Subdivision Standards

Block Type C

The blocks identified as Block Type C on Figure 4-1 are
relatively small blocks that are partially owned by the City of
Los Banos and private property owners. The private and
public lots have relatively small lot depths, which limits the

amount of development that can occur on each lot. Therefore,
the City encourages the merger of lots through a public-private

partnership or through lot consolidation to maximize the
development potential of each block As an incentive to
forming this partnership, the City may consider a land swap

that would give the private property owners the adjacent City-

owned parcels in exchange for the land required for Rail Trall
Connections and Corner Plazas.

The blocks identified as Block Type C on Figure 4-1 shall be
subdivided into development sites based on the following
standards:

A Each block shall be subdivided into multiple development
sites and a private alley network. At least one
development site is required along all four edges of the

block. The alley network shall provide access to the back

of all development sites (see Figure 4-4). The specific
location and design of the alley network may vary from
block-to-block provided that the standards below are
achieved.

B. The edges of all development sites shall be setback at
least 25 feet from the centerline of the existing Rail Trail

and 10 feet from the edges of all existing exercise stations

along the Ralil Trail.

C The alley network may connect to H Street, numbered
streets (Seventh Street and Ninth Street), and the Santa
Rita Avenue extension

- All alleys shall be 26 feet wide.

At all alley intersections, a 10-foot curb radius shall be
provided.

All development sites shall have a minimum depth of 40
feet. The Planning Commission may allow development
sites with depths of 35 feet in areas where space is limited
due to the Rail Trail's proximity to H Street. In order to
meet Standard G, larger depths are required for
Development Sites that are adjacent to Rail Trail
Connections and Corner Plazas.

. Development sites that are adjacent to the Rail Trail (but

that are not also adjacent to a street) may be developed as
parking for other development sites within the block.

. Alleys shall be located at least 30 feet from the edges of all

Rail Trail Connections and Corner Plazas

Rail Trail Connections shall be established at the following
locations.

Along the former right-of-way of Eighth Street between H
Street and the existing Rail Tralil.

Along the former-right-of-way of Tenth Street between H
Street and the existing Rail Tralil.

The Rail Trail Connections noted above shall be at least
80 feet wide Section 8 1 provides the standards for the
design of Rail Trail Connections

A Corner Plaza shall be established at the northeast corner
of Seventh Street and H Street  The plaza shali be defined
by a curved arc that has a radius of at least 35 feet The
plaza shall occupy at least 1,330 square feet Section 8.2
provides the standards for the design of Corner Plazas.
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4.0 Subdivision Standards

Block Type D

The block identified as Block Type D on Figure 4-1 shall be
subdivided into development sites based on the following
standards:

A.

The block shall be subdivided into two or three
development sites (see Figure 4-5).

The edges of all development sites shall be setback at
least 25 feet from the centerline of the existing Rail Trail
and 10 feet from the edges of all existing exercise stations
along the Rail Trail.

The edges of development sites shall be setback at least
130 feet from the centerline of Henry Miller Plaza

An alley shall be located between Development Sites 1
and 3. The alleys shall be 26 feet wide and 150 feet long.
The alley shall provide access to the parking facilities
within Development Sites 1 and 3. This standard does not
apply if Development Sites 1 and 3 are merged through a
public-private partnership or lot consolidation.

A Corner Plaza shall be established at the northwest
corner of Seventh Street and H Street. The plaza shall be
defined by a curved arc that has a radius of at least 35’
feet. The plaza shall occupy at least 1,330 square feet.
Section 8 2 provides the standards for the design of
Corner Plazas
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4.0 Subdivision Standards

Block Type E

The block identified as Block Type E on Figure 4-1 is currently
owned by both the City of Los Banos and private property
owners The City and private property owners are encouraged
to form a public-private partnership for the development of the
block. As an incentive to forming this partnership, the City
may consider a land swap that would give the private property
owners the City-owned parcels in exchange for the land
required for the new streets, the Median Park, and the Rail
Trail Connection.

A

The block shall be subdivided into multiple development
sites that are defined by existing and new streets, the
existing Rail Trail, and a private alley network. The exact
locations and layouts of the streets, alleys, development
sites, the Median Park, and the Rail Trail Connection are
fairly flexible and subject to change and refinement
through the subdivision process. The design of Block E as
illustrated on the Regulating Plan (Figure 3-1) and the
drawings on the following pages are for illustrative
purposes only The actual design of Block E may vary
from the illustrations, provided that the following standards
are achieved.

San Juan Avenue shall be extended into the block and
shall connect with a new Neighborhood Park Street that
connects with the planned Santa Rita Avenue Extension

The Neighborhood Park Street shall contain a Median Park
that is at least 100’ wide and occupies at least 22,800
square feet. Section 8.3 provides the standards for the
design of the Median Park.

. A Rail Trail Connection shall Iink the Median Park to the

Rail Trail. The Rail Trail Connection shall be at least 26
feet wide. Section 8 1 provides the standards for the
design of Ra'l Trail Connections

. All alleys shall be 26 feet wide

At all alley intersections, a 10-foot curb radius shall be
provided.

Development sites are required along the edges of the Rail
Trail, Rail Trail Connections, and all streets.

. The edges of all development sites shall be setback at

least 25 feet from the centerline of the existing Rail Trail
and 10 feet from the edges of all existing exercise stations
along the Rail Trail.

All development sites shall have a minimum depth of 70
feet.

The maximum size of any one development site shall be
175 acres
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4.0 Subdivision Standards

Block Type F

Block Type F is currently developed with apartment buildings
that are privately owned. A small strip of land that is owned by
the City of Los Banos is located between the apartment
property and the existing Rail Trail This block is not expected
to be redeveloped in the near future. However, if the property
is redeveloped, the City and the private property owner are
encouraged to form a public-private partnership for the
redevelopment of the block. As an incentive to forming this
partnership, the combination of the City owned land and the
private property would create a larger development site for a
redevelopment project.

If this block is redeveloped, it should be subdivided based on
the subdivision standards for Block Type A, with the exception
of the 50-foot minimum depth standard for a building type.
Given the relatively narrow distance between the Rail Trail and
G Street on this block, the minimum depth of the development
site shall be 40 feet.
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4.0 Subdivision Standards

Block Type G

Standards are not provided for Block Type G These blocks
are intended for public/civic uses and do not require further
subdivisions.
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4.0 Subdivision Standards

Block Type H

The block identified as Block Type H on Figure 4-1 shall be
subdivided into development sites based on the following
standards:

A

The block shall be subdivided into four development sites
and a rear alley network. The specific location, design,
and size of the development sites and the alley network
may vary provided that the standards below are achieved.

Development sites are required along the edges of all
sides of the block (see Figure 4-7)

The edges of all development sites shall be setback at
least 25 feet from the centerline of the existing Rail Trail
and 10 feet from the edges of all existing exercise stations
along the Rail Trail.

The alley network shall have an “H” shaped configuration
and provide access to the back of all development sites
(see Figure 4-7). The alley network shall connect to H
Street at two locations Alleys shall not connect to Fourth
Street

All alleys shall be 26-feet wide.

At all alley intersections, a 10-foot curb radius shall be
provided

Development sites shall have a minimum depth of 50 feet
Larger depths are required to accommodate certain
building types, such as Courtyard Flats (70 feet), Rear
Yard Townhouses (80 feet), Cottage Houses (80 feet), and
the Bus Depot (160 feet)

A Rail Trail Connection shall be established along the
former right-of-way of Third Street between H Street and
the existing Rail Trail The Rail Trail Connection shall be
80 feet wide. Section 8 1 provides the standards for the
design of Rail Trail Connections.
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4.0 Subdivision Standards

Block Type |

The blocks identified as Block Type | on Figure 4-1 shall be
subdivided into development sites based on the following
standards if the Family Entertainment Center alternative is
pursued:

A The blocks shall be subdivided to create a development
site for the Bus Depot (located at the northwest corner of H
Street and Fourth Street) and two development sites for
the Family Entertainment Center (one to the north of the
Rail Trail and one to the south of the Rail Trail)

B The edges of all development sites shall be setback at
least 25 feet from the centerline of the existing Rail Trail
and 10 feet from the edges of all existing exercise stations
along the Rail Trail.

C. The Bus Depot development site shalt have a minimum
width (as measured along H Street) of 160 feet

D. A Rail Trail Connection shall be established along the
former right-of-way of Third Street between G Street and
the existing Rail Trail The Rail Trail Connection shall be
80 feet wide. Section 8 1 provides the standards for the
design of Rail Trail Connections.
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5 0 Site and Building Standards

5.0 Site and Building Standards

As described in Section 3.0 (Building Types and Regulating
Plan), a variety of building types are allowed in the Rail Trail
Corndor The Regulating Plan (see Figure 3-1) identifies
locations where each building type is allowed The
development standards in this section are broken down by
each of the building types identified in the Regulating Plan:

e Mixed-Use Buildings

e Commercial Buildings

e Live-Work Buildings

e Stacked Flat Buildings

e Courtyard Flat Buildings

¢ In-Line Townhouse Buildings

e Cluster Townhouse Buildings

e Rear Yard Townhouse Buildings

e Cottage House Buildings

e Family Entertainment Center Buildings

The following types of standards are provided for each of the
above building types-

e Pedestrian Connections

e Site Design

¢ Mass and Height

¢ Window Fenestration and Frontages
e Projections

e Building Uses

¢ Parking Requirements

Page 5-1



Z2-G obed

Muejq Yo| Ajjeuonusiu abed siy |

spJepue)s buipjing pue sl 0 G

€

.

.

“

=y












5 0 Site and Building Standards

Mass and Height

A

@ m m O

Along the BTL, buildings shall be a minimum of two floors
and a maximum of three floors

If structured parking is provided, the top parking level shall
not be taller than the roof of the adjacent mixed-use
building. Parking levels may be visible from the Rail Trail,
the Fifth Street Public Parking Lot, and alleys if they are
designed in compliance with the standards in Section 6.3
(Parking Structure Facades).

The elevation of the ground level floor plate shall be built at
or near the elevation of the adjacent sidewalk or plaza so
that steps or ramps are not required to enter ground floor
businesses

Ground floor ceiling heights shall be 15 to 18 feet tall
Upper floor ceiling heights shall be 8 to 10 feet tall.

Upper floor step-backs are allowed, but not required.
Tower elements may project above roofline of the top floor
to provide height variety along the street. A clock tower I1s
required adjacent to the Corner Plaza (see Figure 2-7)

The following roof forms are allowed.

Flat Roof with Parapet or Cornice

Full Mansard Roof

Special Domed Roof

Pyramid Roof (only allowed on tower elements)
Shed Roof (only allowed where step-backs occur)

o7

—©

o

Sidewalk
or Plaza

Flat Roof w
Parapet or
Cornice

Ground Floor

A

ith

Roof

Full Mansard

r o
r 5" Parking Level.
1
8 to 10’
3° F'°°r®4 4" Parking Level
®;
810 10’
2" Floor 3" Parking Level
A
@ 15 o 18’ 2" Parking Level _|

1% Parking Level

Special Domed
Roof

Roof

i Pyramid I

Shed Roof
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5 0 Site and Building Standards

Projections

A

The following building elements may extend from ground
floor facades:

Shade Structures

Projecting Signs

The following building elements may extend from upper
floor facades:

Balconies

Bay Windows

Shade Structures: Window Shades and Trellises

Roof projections and overhangs may project up to 3 feet
from facades.

All of the above projections may encroach over an
adjacent sidewalk, plaza, walkway, or landscaped surface.
The above projections shall not encroach over an adjacent
private property

Design standards for the above projections are provided in
Section 6.0 (Architectural Design Standards).
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5.0 Site and Building Standards

Building Uses

A

The following uses are allowed on ground floor space that
has frontage along a front facade

Retail Uses

Service Uses

The following uses are conditionally permitted on ground
floor space that has frontage along a front facade:

Office Uses

The following uses are allowed on ground floor space that
does not have frontage along a front facade:

Retail Uses

Service Uses

Office Uses

The following uses are allowed on upper floors

Residential Uses (apartments and condominiums)

Home Occupations

Office Uses

Service Uses

The following uses are conditionally permitted regardless
of their location

Any retail, service, or office use that serves or sells
alcohol, occupies a floor area greater than 5,000 square
feet, and is open for business between the hours of 9:00
pm and 7 00 am.

Side
or P

The following uses are specifically prohibited.

Adult-oriented or adult-only businesses
New and used automobile sales
Drive-thrus

Gas stations, service stations, auto repair and
maintenance facilities

Business that sell lumber and building materials
Nurseries
Lodging uses (hotels, motels, boarding houses, etc.)

Outdoor storage, manufacturing and light/heavy industrial
uses

Kennels

— Front
Facade

®
©
b j ©
laza

V V
Ground Floor Space with Ground Floor Space
Frontage along Front without Frontage along
Facade Front Facade
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5.0 Site and Building Standards

Parking Requirements

A Apartments and Condominiums One parking space is
required for all units that are less than 1,000 square feet in
size. Two parking spaces are required for all units that are
1,000 square feet or greater in size All parking shall be
provided within the development site Every unit shall
have at least one dedicated parking spot. Off-street guest
parking spaces are not required

B. Retail, Office, and Service Uses: Four parking spaces are
required for every 1,000 square feet of leasable floor
space. Fractional space requirements shall be rounded up
to the next whole space. At least 75% of the required
parking spaces shall be located within the development
site or within a shared parking facility located on the same
block as the development site In lieu of providing the
remaining 25% of the required spaces, the property owner
may pay in-lieu parking fees to fund public parking
improvements for the Rail Trail Corridor (see Section 5.13-
In-Lieu Parking Program)

C. Secured bike parking, provided In the form of bike racks or
bike lockers, is required Bike parking shall be required at
a rate of one space per residential unit and one space per
4,000 square feet of leasable non-residential space. Bike
parking for residential units shall be located within parking
areas. Bike parking for non-residential uses shall be
located within parking areas or along pedestrian
connections to the Rail Trail

Page 5-10












5 0 Site and Building Standards

Mass and Height

A

B.

m m O O

A

Buildings shall have a maximum height of two floors.

or near the elevation of the adjacent sidewalk or plaza so
that steps or ramps are not required to enter ground floor
businesses

The elevation of the ground level floor plate shall be built at %

H A
— 8 to 10’
@ : 2" Floor @w

A

@ 15'to 18

Ground Floor

Ground floor ceiling heights shall be 15 to 18 feet tall.

Upper floor ceiling heights shall be 8 to 10 feet tall.
Sidewalk
or plaza

Tuck-Under Parking
(if provided) Alley

Upper floor step-backs are allowed.
Underground Parking (If Provided)

Tower elements may project above roofline of the top floor
to provide height variety along the street

The following roof forms are allowed

Flat Roof with Parapet or Cornice

Full Mansard Roof

Hip Roof

Pyramid Roof (only allowed on tower elements) @

Shed Roof (only allowed where step-backs occur) Hip%
Flat Roof with L |
Parapet or Full Mansard l |
Roof

Cornice
i Pyramid I Shed Roof

Roof
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5 0 Site and Building Standards

Projections

A. The following building elements may extend from ground
floor facades:

¢ Shade Structures

e Projecting Signs

B The following building elements may extend from upper
floor facades:

e Balconies

e Bay Windows

e Shade Structures. Window Shades and Trellises

C. Roof projections and overhangs may project up to 3 feet
from facades.

D. All of the above projections may encroach over an
adjacent sidewalk, plaza, walkway, or landscaped surface.
The above projections shall not encroach over an adjacent
private property

E. Standards for the above projections are provided in
Section 6.0 (Architectural Design Standards).
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5.0 Site and Building Standards

Building Uses
A. The following uses are allowed on the ground floor of the * Lodging uses (hotels, motels, boarding houses, etc )
building. e Outdoor storage, manufacturing and light/heavy industrial
uses
¢ Retail Uses
e Kennels
e Service Uses
o Office Uses
B. The following uses are allowed on upper floors of the
building:
e Office Uses ont
acade
e Service Uses
C The following uses are conditionally permitted regardless
of their location:
e Any retail, service, or office use that serves or sells — @
alcohol, occupies a floor area greater than 5,000 square Street, ;/l\/alkway
or Plaza

feet, and is open for business between the hours of 9:00
pm and 7:00 am.

D. The following uses are specifically prohibited:

* Residential uses

¢ Adult-oriented or adult-only businesses
¢ New and used automobile sales

e Drive-thrus

e (Gas stations, service stations, auto repair and
maintenance faclilities

¢ Business that sale lumber and building materials

e Nurseries
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5.0 Site and Building Standards

Parking Requirements

A

Retail, Office, and Service Uses: Four parking spaces are
required for every 1,000 square feet of leasable floor
space Fractional space requirements shall be rounded up
to the next whole space

At least 75% of the required parking spaces shall be
located within the development site or within a shared
parking facility located on the same block as the
development site. In lieu of providing the remaining 25%
of the required spaces, the property owner may pay In-lieu
parking fees to fund public parking improvements for the
Rail Trail Corridor (see Section 5.13 In-Lieu Parking
Program).

Secured bike parking, provided in the form of bike racks or
bike lockers, is required Bike parking shall be required at
a rate of one space per 4,000 square feet of leasable non-
residential space. Bike parking shall be located within
parking areas or along pedestrian connections to the Rail
Trail.
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5 0 Site and Building Standards

Mass and Height

A

@ m m ©

Each live-work unit shall have a maximum height of two
floors.

A mezzanine level is allowed to create an elevated loft
space that overlooks the ground floor. The mezzanine
level shall not be counted as a floor

The elevation of the ground level floor plate shall be built at
or near the elevation of the adjacent sidewalk or plaza so
that steps or ramps are not required to enter ground floor
businesses

Ground floor ceiling heights shall be 15 to 18 feet tall.
Upper floor ceiling heights shall be 8 to 10 feet tall.
Upper floor step-backs are allowed.

Tower elements may project above roofline of the top floor
to provide height variety along the street.

The second floor and/or mezzanine level may extend over
a level of tuck-under parking.

The following roof forms are allowed.

Flat Roof with Parapet or Cornice

Full Mansard Roof

Hip Roof

Pyramid Roof (only allowed on tower elements)
Shed Roof (only allowed where step-backs occur)

7y
OO
A
A
Mezzanine.
—] 1 Level ‘

15'to0 18’
Grouind Tuck-Under
Parking Alley

Underground Parking (If Provided)

H A
@————» P2 Floor‘@ 8 to 10’
2 \

15 to 18’

Ground Floor Parking Alley

Underground Parking (If Provided)

@ Hip%
Flat Roof with L 1
Parapet or Full Mansard | l

Roof

Cornice
i Pyramid I

Roof

Shed Roof
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5.0 Site and Building Standards

Projections

A

The following building elements may extend from ground
floor facades-

Shade Structures

Projecting Signs

The following building elements may extend from upper
floor facades.

Balconies

Bay Windows

Shade Structures: Window Shades and Trellises

Roof projections and overhangs may project up to 3 feet
from facades.

All of the above projections may encroach over an
adjacent sidewalk, plaza, walkway, or landscaped surface
The above projections shall not encroach over an adjacent
private property

Standards for the above projections are provided in
Section 6.0 (Architectural Design Standards).
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5.0 Site and Building Standards

Building Uses

A

The following uses are allowed on the ground floor and
mezzanine level of a live-work unit:
Residential Uses

Home occupations in compliance with Section 9-3 228 of
the Zoning Ordinance.

Service Uses that are limited to one employee in addition
to the residents of the unit.

Office Uses that are limited to one employee in addition to
the residents of the unit

The following uses are allowed on the second floor of the
building:
Residential Uses

Home occupations in compliance with Section 9-3 228 of
the Zoning Ordinance.

The following uses are conditionally permitted regardless
of their location

Any service or office use that is open for business between
the hours of 9 00 pm and 7 00 am.

The following uses are specifically prohibited:

Adult-oriented or adult-only businesses
Drive-thrus

Gas stations, service stations, auto repair and
maintenance facilities

Lodging uses (hotels, motels, boarding houses, etc )

Health clubs and gyms

Movie theaters

Pet grooming

Laundry and dry cleaning
Veterinary clinics

Medical services (doctors, chiropractors, dentists and
orthodontists offices, medical [aboratories, etc.)

Outdoor storage, manufacturing and light/heavy industrial
uses

Kennels
Blue printing/copy centers
Retail

2" Floor
Mezzanine
— | Level @

Ground
Floor : i Ground Floor Aliey
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5.0 Site and Building Standards

Parking Requirements

A

Two parking spaces are required for every live-work unit.
Every unit shall have at least one dedicated parking spot
that is located within the development site or within a
shared parking facility located on the same block as the
development site.

Off-street guest parking spaces are not required.

Secured bike parking, provided in the form of bike racks or
bike lockers, is required. Bike parking shall be required at

a rate of one space per unit. Bike parking shall be located

within parking areas or along pedestrian connections to the
Ralil Trail.
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5 0 Site and Building Standards

Site Design (see lllustration on the following page)

A

Building Setbacks: Buildings shall be setback at least:

5 feet from front and side property lines that are adjacent
to a street or alley

10 feet from side property lines that are shared with an
adjacent development site or the Rail Trail Connection.

No setbacks are required from property lines along the Rail
Trail.

Build-to-Line (BTL). The BTL shall be located within 5 to 10
feet of lot lines that are adjacent to streets and the Rail
Trail Connection. There is no specific BTL for property
lines along the Rail Trail. However, a front facade shall
face the Rail Trail. Front facades shall be built along at
least 75% each BTL.

Parking and Trash/Recycling Storage: Parking and
trash/recycling storage areas shall be located within a
podium parking level (located beneath the building) or a
surface parking lot. Surface parking lots are not allowed
along streets, the Rail Trail, and the Rail Trail Connection
(i e. buildings must be located between the surface parking
lot and streets, the Rail Trail, and Rail Trail Connections).
Surface parking is allowed along alleys. All trash/recycling
storage areas shall be sized to accommodate trash,
recycling, and green waste bins. All external
trash/recycling bins shall be located within a trash
enclosure. Trash enclosures shall be desighed with
materials, colors, and details that are compatible to those
used on the stacked flat building.

D

F

If podium parking is used, the development site shall
include at least one central courtyard that is located above
the parking level No dimension of the courtyard shall be
less than 26 feet in length. The courtyard is not required if
surface parking used

Access to parking facilities shall be provided by two-way
driveways that connect to a street or alley The maximum
width of a driveway shall be 26 feet. Upper floors of the
building may extend over driveway entrances.

All utility meters shall be located within equipment
enclosures that are located within the podium parking level
or a rear facade along the central parking lot.
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5 0 Site and Building Standards

Mass and Height

A

Buildings shall have a minimum of two and a maximum of
three floors. A level of podium parking is allowed beneath
the building and shall not be counted as a floor

If podium parking is provided beneath a segment of the
building, the elevation of the ground level floor plate shall
be within 36 to 72 inches above the grade of all adjacent
sidewalks If podium parking is not located beneath a
segment of the building; the elevation of the ground level
floor plate shall be 36 to 48 inches above the grade of the
all adjacent sidewalks.

Ceiling heights shall be 8 to 10 feet tall Vaulted ceilings
are allowed on the top floor if the ceiling vault starts within
8 to 10 feet of the floor

Upper floor step-backs are allowed If three floors of
housing are provided, the third floor shall step-back at least
5’ from the second floor

Tower elements may project above roofline of the top floor
to provide height variety along the street.

The following roof forms are allowed

Flat Roof with Parapet or Cornice

Full Mansard Roof

Hip Roof

Pyramid Roof (only allowed on tower elements)
Shed Roof (only allowed where step-backs occur)

Sidewalk

36" to 72"
Podium Parking Podium Parking

! 3rd Floor
7y A i
I & to 10° 2nd Floor

3

Courtyard Ground Floor

@ 5’ min.
step-back

I A
A 1 ~
©‘I‘8’ to 10 3rd Floor
: [ A N
D ; @w Ftoto 2nd Fioor
A
@ y 8010 Centralized Ground Floor
36" to 48" Surface Parking

Sidewalk

®

Fiat Roof with Full
Parapet or Mansard

|_Cornice Roof [ —]

i Pyramid |

Roof

Shed Roof
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5 0 Site and Building Standards

Projections

A The following building elements may project from ground
floor facades and extend Into setback areas.

¢ Shade Structures Window Shades and Trellises

e Stoops

B. The following building elements may project from upper
floor facades and extend over setback areas:

e Shade Structures: Window Shades and Trellises

C The following building elements may project from facades,
but are not allowed to extend into setback areas:

o Balconies

e Bay Windows

D Roof projections and overhangs may project up to 3 feet
from facades and may encroach over an adjacent sidewalk
or walkway (with a minimum vertical clearance of 8 feet)

E. Standards for the above projections are provided in
Section 6.0 (Architectural Design Standards).
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5.0 Site and Building Standards

Building Uses
A. The following uses are allowed on all floors of the building.

e Condominium Units

e Apartment Units

e Home occupations in compliance with Section 9-3.228 of
the Zoning Ordinance. @ @

B. All other uses are prohibited

Sidewalk ﬁ Podium Parking Podium Parking Podium Parking F
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5.0 Site and Building Standards

Parking Requirements

A

Apartments and Condominiums: One parking space is
required for all units that are less than 1,000 square feet in
size. Two parking spaces are required for all units that are
1,000 square feet or greater in size. All required parking
shall be provided within the development site

Every unit shall have at least one dedicated parking spot.
Off-street guest parking spaces are not required.

Secured bike parking, provided in the form of bike racks or
bike lockers, is required. Bike parking shall be required at

a rate of one space per unit. Bike parking shall be located
within parking areas.
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5.0 Site and Building Standards

Site Design (see lllustration on the following page)

A. A courtyard is required for each building. Three sides of
the courtyard shall be surrounded by the building. No
dimensions of courtyards may be less than 26 feet.
Courtyards shall open up to the Rail Trail (or G Street or
the Santa Rita Extension if the development site is not
adjacent to the Rail Trail). Courtyards shall contain a
combination of hardscaped and landscaped surfaces The
entrance to all units shall be accessible from the courtyard.

B. Building Setbacks: Buildings shall be setback at least.

o 5 feet from the front property line along H Street (or G
Street) A setback is not required from the front property
line along the Rail Trail.

o 5 feet from side and rear property lines. Building setbacks
may need to extend beyond 5 feet to accommodate
Standards D and E below.

C. Build-to-Line (BTL): There is no specific BTL for this
building type. However, front facades shall face the Rail
Trail (or G Street) and the interior courtyard

D Atleast 5 feet of landscaping shall be provided between
the building and adjacent walkways and/or parking lots

E. Parking and Trash/Recycling Storage™ Surface parking and

trash/recycling storage areas shall be located within zones
along alleys The maximum depth of the zone shall be 20
feet. All trash/recycling storage areas shali be sized to
accommodate trash, recycling, and green waste bins All
trash/recycling bins shall be located within a trash
enclosure. Trash enclosures shall be designed with
materials, colors, and details that are compatible to those
used on the courtyard flat building Parking and service
zones are not allowed along alleys where an adjacent
walkway is required (see Standard D under Pedestran
Connections).

Utility meters shall be located within the landscaped area
along the rear facade.

. Common mailboxes may be located within the courtyard or

a common area within the building.
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5.0 Site and Building Standards

Mass and Height

A
B.

Buildings shall have two floors.

The elevation of the ground level floor plate shall be built
within 24 to 48 inches above the adjacent sidewalk or

alley
Ceiling heights shall be 8 to 10 feet tall. : - \
®—>I : @ 81010 51 Fioor
Upper floor step-backs are allowed. = L
The following roof forms are allowed. :EI‘ @ 81019 Ground Fioor ﬁ:;,fj,fge
Flat Roof with Parapet or Cornice Alley
Hip Roof

Full Mansard Roof

Shed Roof (only allowed where step-backs occur)

| Flat Roof with

Parapet or Hip%
L Cornice

Full
Mansard
Roof

Shed Roof
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5 0 Site and Building Standards

Projections

A

The following building elements may project from ground
floor facades and extend into setback areas:

Stoops

Shade Structures: Window Shades and Trellises

The following building elements may project from upper
floor facades and extend over setback areas:

Shade Structures: Window Shades and Trellises

The following building elements may project from facades,
but are not allowed to extend into setback areas:
Balconies

Bay Windows

Roof projections and overhangs may project up to 3 feet
from facades and may encroach over an adjacent sidewalk
or walkway (with a minimum vertical clearance of 8 feet).

Standards for the above projections are provided in
Section 6.0 (Architectural Design Standards).
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5.0 Site and Building Standards

Building Uses

A

The following uses are allowed on all floors of the building:

Condominium Units
Apartment Units

Home occupations in compliance with 9-3.228 of the
Zoning Ordinance.

All other uses are prohibited.

o~

e |

2" Floor

@@

Ground Floor Surface

Parking

Alley
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5.0 Site and Building Standards

Parking Requirements

A

One parking space is required for all units that are less
than 1,000 square feet in size  Two parking spaces are
required for all units that are 1,000 square feet or greater
in size. All required parking shall be provided within the
development site. Every unit shall have at least one
dedicated parking spot. Off-street guest parking spaces
are not required.

Secured bike parking, provided in the form of bike racks or
bike lockers, is required. Bike parking shall be required at
a rate of one space per unit. Bike parking shall be located
within parking areas.
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5.0 Site and Building Standards

Site Design (see lllustration on the following page)

A

Lot Width: Townhouse lots shall have a width that ranges
from 18 to 28 feet.

Building Setbacks Buildings shall be setback at least’

5 feet from the front and external side property lines (side
property lines adjacent to a street or alley) Building
setbacks may need to extend beyond 5 feet to
accommodate Standard D below.

No setbacks are required from the rear property line and
from internal side property lines (property lines between
fwo adjacent townhouse units).

Build-to-Line (BTL): The BTL shall be located within 5 to 10
feet of front property lines that are adjacent to a street or
the Rail Trail Connection. The front facade of the units
shall be built along the BTL There is no specific BTL. for
the development site along the Rail Trail. However the
front facade of the building shall face the Rail Trail.

At least 5 feet of landscaping shall be provided between
buildings and common walkways on the development site.

Parking and Trash/Recycling Storage: Each townhouse
shall have a two-car garage that is accessible from the
alley Trash, recycling, and green waste bins shall be
stored in the garage of each unit

Utility meters and common mailboxes shall be located
within the landscaped area along the side facade of end
units. As an alternative, the utility meters for each unit may
be located along the rear facade within an equipment
enclosure that opens to the alley
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5.0 Site and Building Standards

Mass and Height

A

Each unit shall have two floors A parking level is allowed
beneath each unit and shall not be counted as a floor

The elevation of the ground level floor plate along the front
facade shall be built 36 to 48 inches above the elevation of
the adjacent sidewalk or common walkway

Ground floor ceiling heights shall be 8 to 14 feet tall.

Upper floor and ground floor ceiling heights shall be 8 to
10 feet tall

Upper floor step-backs are allowed
The following roof forms are allowed:

Flat Roof with Parapet or Cornice

Hip Roof

Gabled Roof

Shed Roof (only allowed where step-backs occur)

A | ©|gon
v Ground Floor

Ground Floor

Garage Alley

Flat Roof with
Parapet or
Cornice I ]

Gabled
Roof

Shed Roof
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5 0 Site and Building Standards

Projections

A

The following building elements may project from ground
floor facades and extend into setback areas.

Front porches and stoops

Shade Structures: Window Shades and Trellises

The following building elements may project from upper
floor facades and extend over setback areas:

Shade Structures Window Shades and Trellises

The following building elements may project from facades,
but are not allowed to extend into setback areas:
Balconies

Bay Windows

Roof projections and overhangs may project up to 3 feet
from facades and may encroach over an adjacent sidewalk
or walkway (with a minimum vertical clearance of 8 feet).

Standards for the above projections are provided in
Section 6 0 (Architectural Design Standards).
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5.0 Site and Building Standards

Building Uses

A

The following uses are allowed on all floors of the building.

Condominium Units
Apartment Units

Home occupations in compliance with 9-3 228 of the
Zoning Ordinance.

All other uses are prohibited.

®

2" Floor

@ Ground Floor |

Ground Floor

Garage

Alley
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5.0 Site and Building Standards

Parking Requirements

A All units shall have a two car parking garage Side-by-side
and tandem parking arrangements are allowed within the
garage.

B No off-street guest parking is required

C Each garage shall be designed with enough room to park
at least one bicycle
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5.0 Site and Building Standards

- Site Design (see lllustration on the following page)

A

Lot Width- Townhouse lots shall have a width that ranges
from 18 to 28 feet.

Common Green: Each development site shall contain a
common green that is at least 26 feet wide Townhouse
lots shall be located on opposite sides of the common
green

Building Setbacks: There are no specific building setbacks
for this building type. However, building setbacks may be
required to accommodate Standard E below.

Build-to-Line (BTL): The BTL is located along the edges of
the common green. The front facade of the units shall be
built along the BTL

At least 5 feet of landscaping shall be provided between
buildings and common walkways on the development site

Parking and Trash/Recycling Storage Each townhouse
shall have a two-car garage that is accessible from the
alley Trash, recycling, and green waste bins shall be
stored in the garage of each unit.

Utility meters and common mailboxes shall be located

within the landscaped area along the end units that are

adjacent to the alley intersections As an alternative, the
utility meters for each unit may be located within the
garage within an equipment enclosure that opens to the
alley
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5.0 Site and Building Standards

Mass and Height

A. Each unit shall have two floors. A parking level is allowed
beneath each unit and shall not be counted as a floor

B. The elevation of the ground level floor plate along the front @
facade shall be built 36 to 48 inches above the elevation of ]
the common green. l
C Ground floor ceiling heights shall be 8 to 14 feet tall
D. Upper floor and ground floor ceiling heights shall be 8 to ®—’ 4 @ oo 2" Floor
10 feet tall. 1
e @ 8 to 14' Ground Floor
E. Upper floor step-backs are allowed y Ground Floor
. ' Common Garage Alle
Green Y

F The following roof forms are allowed:

e Flat Roof with Parapet or Cornice

¢ Hip Roof
e Gabled Roof
e Shed Roof (only allowed where step-backs occur) @
Flat Roof with Hip Roof
Parapet or /\
Cornice f ]
Gabled

Roof

Shed Roof
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5.0 Site and Building Standards

Projections

A. The following building elements may project from ground
floor facades and extend into setback areas and the
common green

¢ Front porches and stoops

e Shade Structures: Window Shades and Trellises

B. The following building elements may project from upper
floor facades and extend over setback areas and the
common green:

e Shade Structures Window Shades and Trellises

C The following building elements may project from facades,
but are not allowed to extend into setback areas or the
common green:

¢ Balconies

o Bay Windows

D Roof projections and overhangs may project up to 3 feet
from facades and may encroach over an adjacent sidewalk
or walkway (with a minimum vertical clearance of 8 feet).

E. Standards for the above projections are provided in
Section 6.0 (Architectural Design Standards)
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5 0 Site and Building Standards

Building Uses
A. The following uses are allowed on all floors of the building.

o Condominium Units
e Apartment Units

e Home occupations in compliance with 9-3.228 of the
Zoning Ordinance

B. All other uses are prohibited.

@ 2" Floor

@ Ground Floor Ground Floor

: _I Garage Alley
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5 0 Site and Building Standards

Mass and Height
A. Buildings shall have two floors.
B. The elevation of the ground level floor plate along the front @

facade shall be built 36 inches to 48 inches above the
elevation of the adjacent sidewalk

C. Ceiling heights shall be 8 to 10 feet tall

( : ) ) " A
D. Upper floor step-backs are allowed. @ 81010 oM Ejger
._'. ! | Secopd Unit
E. The following roof forms are allowed. T (optional
@ 8'to 10°
e Flat Roof with Parapet or Cornice CrovndPoor] T | corage | Aty
Sidewalk

¢ Hip Roof
e Gabled Roof
e Shed Roof (only allowed where step-backs occur)

@ | Flat Roof with Hip Roof
Parapet or /\

Cornice

— ]

Gabled
Roof

Shed Roof
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5 0 Site and Building Standards

Building Uses

A

The following uses are allowed on all floors of the building:

Condominium Units
Apartment Units

Home occupations in compliance with 9-3.228 of the
Zoning Ordinance.

A second unit, as defined in Section 10.0, 1s allowed above
the garage.

All other uses are prohibited.

Sidewalk

2" Floor

®
®

Ground Floor

Rear
Yard

Second Uni
(optional)

Garage Alley
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5.0 Site and Building Standards

Parking Requirements

A

Ali units shall have a two car parking garage. Side-by-side
and tandem parking arrangements are allowed within the
garage.

If a second unit is provided, one additional parking space
Is required. This space may be located within the garage
or an uncovered parking space that 1s accessible from the
rear alley

No off-street guest parking is required

Each garage shall be designed with enough room to park
at least one bicycle.
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5.0 Site and Building Standards

Site Design (see lllustration on the following page)

A

Lot Width: Lots shall have a width that ranges from 30 to
40 feet.

Rear Yards: Each house shall contain a rear yard/side yard
that is at least 225 square feet in size with no dimension
less than 15 feet.

Building Setbacks: Buildings shall be setback at least:

10 feet from the front property lines

5 feet from one of the side property lines A setback of
zero is allowed on the other side property line Building
setbacks may need to extend beyond 5 feet or zero feet to
accommodate Standard E below.

No setbacks are required from the rear property line.

Build-to-Line (BTL). The BTL is located within 10 to 12 feet
of front property lines. The front facade of the units shall
be built along the BTL There is no specific BTL for the
development site along the Rail Trail. However the front
facade of the building shall face the Rail Trail.

At least 5 feet of landscaping shall be provided between
buildings and common walkways on the development site.

Parking and Trash/Recycling Storage Each townhouse
shall have an attached or detached two-car garage that is
accessible from the alley Trash, recycling, and green
waste bins shall be stored in the garage of each unit.

Utility meters and common mailboxes shall be located
within the landscaped area along the end units that are
adjacent to the alley As an alternative, the utility meters
for each unit may be located in the garage within an
equipment enclosure that opens to the alley.
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5 0 Site and Building Standards

e

Mass and Height

A.

B.

Buildings shall have two floors.

The elevation of the ground level floor plate along the front
facade shall be built 36 inches to 48 inches above the
elevation of the adjacent sidewalk

Ceiling heights shall be 8 to 10 feet tall.

Upper floor step-backs are allowed

The following roof forms are allowed:

Hip Roof
Gabled Roof

Shed Roof (only allowed where step-backs occur)

Ground Floor

Sidewalk

Rear
Yard

Second Unit
(optional)

Garage

Alley

@ Gabled

Roof

l |

Shed Roof
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5 0 Site and Building Standards

Projections

A

The following building elements may project from ground
floor facades and extend into setback areas.

Front porches and stoops

Shade Structures: Window Shades and Trellises

The following building elements may project from upper
floor facades and extend over setback areas:

Shade Structures: Window Shades and Trellises

The following building elements may project from facades,
but are not allowed to extend into setback areas.
Balconies

Bay Windows

Roof projections and overhangs may project up to 3 feet
from facades and may encroach over an adjacent sidewalk
or walkway (with a minimum vertical clearance of 8 feet).

Standards for the above projections are provided in
Section 6.0 (Architectural Design Standards).
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5.0 Site and Building Standards

Building Uses

A

The following uses are allowed on all floors of the building

Single-family residential

Home occupations in compliance with 9-3 228 of the
Zoning Ordinance

A second unit, as defined in Section 10.0, s allowed
above the garage.

All other uses are prohibited.

Sidewalk

2™ Floor

®
®

Ground Floor

Rear
Yard

Second Unit
(optional)

Garage Alley
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5 0 Site and Building Standards

Parking Requirements

A.

All houses shall have a two car parking garage Side-by-
side and tandem parking arrangements are allowed within
the garage

If a second unit is provided, one additional parking space
is required This space may be located within the garage
or an uncovered parking space that 1s accessible from the
rear alley

No off-street guest parking is required

Each garage shall be designed with enough room to park
at least one bicycle.
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5.0 Site and Building Standards

Site Design (see lllustration on the following page)
A. Building Setbacks: No setbacks are required.

B Build-to-Line (BTL)" There 1s no specific BTL for this
building type. However, the Family Entertainment Center
Buildings shall be located along the western edges of the
block along the West Entry and Second Street.

C. Parking and Service Zone: This zone includes the portions
of the development site that are to the east of the Family
Entertainment Center Buildings and that are setback at
least 20 feet from H Street and G Street. If provided
surface parking, trash/recycling storage areas, delivery
zones, and service areas shall be located in this zone.
However, as an alternative, delivery zones and service
areas may be located along a street if the delivery/service
entrance is designed to look like a primary building
entrance. All trash/recycling storage areas shall be sized
to accommodate frash, recycling, and green waste bins
All external trash/recycling bins shall be located within a
trash enclosure. Trash enclosures shall be designed with
materials, colors, and details that are compatible to those
used on the commercial buildings.

D Access to parking areas shall be provided from H Street or
G Street. The primary access driveway to the parking lot
to the south of the Rail Trail shall be located at the
intersection of H Street and Third Street.

E. Utility meters shall be located within equipment enclosures
that are located along a rear or side facade or within the
parking and service zone Ultility meters are prohibited
along facades that front a street.
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5 0 Site and Building Standards

Mass and Height

A

B.

Buildings shall have a maximum height of two floors.

The elevation of the ground level floor plate shall be built at
or near the elevation of the adjacent sidewalk or plaza so
that steps or ramps are not required to enter ground floor

Building heights shall not exceed 40 feet, tower elements
may project up to 50 feet.

Tower elements may project above roofline of the top floor
to provide height variety along the street Tower elements
are required on all corners of buildings that are along the H
Street, the Rail Trail, and the West Entry At least one
tower element is also required along H Street near a
building entrance (which may be a primary entrance for
customers or a service/delivery entrance that is designed
to look like a primary entrance).

Upper floor step-backs are allowed.
The following roof forms are allowed

Flat Roof with Parapet or Cornice

Full Mansard Roof

Pyramid Roof (only allowed on tower elements)

Shed Roof (only allowed where step-backs occur)
Special Roof as approved by the Planning Commission

X3

@ 50° max.

@—»

2™ Floor

Sidewalk
or plaza

Ground Fioor

Flat Roof with
Parapet or Full Mansard
Cornice Roof
i Pyramid |
Roof

Shed Roof
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5.0 Site and Building Standards

Projections

A

The following building elements may extend from ground
floor facades:

Shade Structures

Projecting Signs

Covered Walkways

The following building elements may extend from upper
floor facades

Balconies

Bay Windows

Shade Structures Window Shades and Trellises
Covered Walkways

Roof projections and overhangs (excluding covered

walkways) may project up to 3 feet from facades

A maximum of two covered walkways may be provided
over the Rail Trail and between Family Entertainment
Center Buildings.

All of the above projections may encroach over an
adjacent sidewalk, plaza, walkway, or landscaped surface.
The above projections shall not encroach over an adjacent
private property (except for covered walkways between
two Family Entertainment Center Buildings)

Standards for the above projections are provided in
Section 6 0 (Architectural Design Standards).

. If provided, covered walkway connecting between the

Family Entertainment buildings shall maintain a minimum
vertical clearance of 14 feet between the ceiling of the
covered walkway and the ground surface of the walkway
and Rail Trail

. Support posts, beams, and other vertical elements of the

covered walkways shall not be located within 2 feet of the
pavement along the Rail Trail.

Landscaping shall be provided along the edges of the
covered walkways. Where covering a plaza space, the
landscaping may be included In planters

The following roof forms are allowed on covered walkways:

Gabled or Hip Roof
Gambrel or Dome Roof
Pyramid Roof (only allowed on tower elements)

Shed Roof (only allowed in combination with another)
Gabled Hip Roof Gambrel
ROOfA f E Roof m
ﬁ;oof l I Shed Roof
Pyramid Roof
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5.0 Site and Building Standards

Building Uses

A. The following uses are allowed on all floors of the building:

¢ Family Entertainment Uses

B. The following uses are conditionally permitted regardless
of their location

o Any use that serves or sells alcohol, and is open for
business between the hours of 9:00 pm and 7-00 am

C. The following uses are specifically prohibited

e Adult-oriented or adult-only businesses @

e Drive-thrus | —
e Outdoor storage, manufacturing and Iight/heayy industrial
uses
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5.0 Site and Building Standards

Parking Requirements

A

Four parking spaces are required for every 1,000 square
feet of leasable floor space. Fractional space
requirements shall be rounded up to the next whole space.

All of the required parking spaces shall be located within
the development site or within a shared parking facility
located on the same or adjacent block as the development
site

Secured bike parking, provided in the form of bike racks or
bike lockers, is required Bike parking shall be required at
a rate of one space per 4,000 square feet of leasable floor
space. Bike parking shall be located within parking areas

or along pedestrian connections to the Rail Trail
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5 0 Site and Building Standards

Stormwater Management

A. Innovative and urban stormwater management designs
and techniques shall be used to address stormwater
treatment requirements. These designs and techniques
include, but are not limited to:

e Porous pavement and permeable surfaces;

e Treatment inlet boxes with skimmers or traps,

e Sub-surface basins for infiltration or detention;

¢ [Infiltration trenches,

e Catch basin inserts,

o Prefabricated multi-chamber water quality devices;
e Bio-retention swales or rain gardens;

¢ Underground cisterns and rain barrels, and

e Green roofs.

B. All stormwater management designs and techniques shall
be certified by a professional engineer that is competent in
hydrology, drainage, flood control, and stormwater
management.

C. A maintenance schedule shall be prepared for all
" stormwater management techniques used on the
development site. The maintenance schedule will identify
the timing of inspections and maintenance activities that
are required, including removing debris from inlet boxes,
replacing filters, pumping out accumulated sediment, and
mechanical sweeping.

. Property owners and/or homeowner’s associations shall be

responsible for all maintenance activities. Homeowner’s
Association fees shall include the associated costs to
implement the maintenance schedule for stormwater
facilities.

. Public spaces within the Rail Trail Corridor may be

designed as stormwater facilities for adjacent development
sites. However, the use of these public spaces as
stormwater facilities shall not reduce their functionality as
public spaces. All-public spaces that function as
stormwater facilities shall be designed to meet the
applicable standards in Section 8.0 (Public Spaces)
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5.0 Site and Building Standards

5.13 In-Lieu Parking Program

All mixed-use, commercial, and live-work development sites
within the Rail Trail Corridor shall be eligible to participate in
the In-Lieu Fee Parking Program per the requirements
provided below:

Fee Collection Process

Fees for all development projects participating in the In-Lieu
Fee Parking Program shall be paid to the City prior to iIssuance
of building permits. Upon receipt of the fee, the City shall
place the fee in a parking fund reserved for public parking
improvements within the Rail Trail Corridor The City will
maintain a record of all properties that have met their required
parking space obligation by paying the appropriate fee for the
spaces. Payment of this fee does not guarantee that parking
spaces will be constructed for the sole use of or in the
iImmediate proximity of that development.

Amount of Fee

The fee for each required parking space shall be fixed by
resolution adopted from time to time by the City Council, but in
no case shall the fee exceed the estimated current cost to the
City of providing required parking spaces to serve the
contemplated use The resolution will include allowances to
increase the fee based on an established cost index

Fees paid in accordance with this Code are collected to fund a
general public parking program serving the Rail Trail Corridor
and are not intended for any specific improvement project. The
fees paid shall be the most current fees as established by the
City Council.

Change or Cessation of Ownership and/or Use

The following apply to changes in use, ownership and
development of properties for which in-lieu parking fees have
been used to satisfy parking requirements pursuant to this
Ordinance

e Any satisfaction of parking requirements through the
payment of fees under this Program shall continue to apply
to the subject property in the event of a change in
ownership

e Any change of use of a property, or building addition or
redevelopment of a site, that requires more parking may
trigger additional parking requirements. The number of
spaces required by the change in use shall be the
difference between the number required by the new use or
structure and the number required by the previous use or
structure.

o If a structure is reduced in area, or wholly or partially
becomes vacant, or a use is replaced with a use for which
less parking is required according to this Regulating Code,
there shall be no change in the obligation for parking in-
lieu fees. There shall be no refund of in-lieu parking fees
Once satisfied, the obligation for parking in-lieu fees shall
be deemed to meet the parking requirement equal to or
less than that for which the in-lieu fee amount was
previously determined
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6.0 Architectural Design Standards

6.10 Storefronts

A

Storefronts shall be designed with traditional elements that
are found on typical “Main Street” buildings, such as-
Recessed entry doors;

Large display windows,

Transom windows,

Kickplates or bulkheads;

Building piers, columns, or posts, and

Cornices or horizontal expression lines defining the top of
the storefront.

These elements may be reinterpreted to create a more
modern storefront.

Storefronts shall be recessed into the wall plane by at least
6 inches and shall be framed by building piers, columns, or
posts, and a cornice or horizontal line.

Eféﬁic

< -

~

Building piers,
columns, or posts

Storefront recessed into wall plane
by at least 6 inches

ornice or horizontal
expression line

Transom
windows

Display
windows

Kickplate or
bulkhead

Recessed entry
door(s)

Page 6-12










































7.0 Streetscape Standards

7.2 Sidewalk Standards

Amenity and Paved Zones

A. Sidewalks shall be divided equally into two zones' an
amenity zone and a paved zone. The amenity zone shall
be located adjacent to the street and the paved zone shall
be located between the amenity zone and private property

B. Street trees, streetlights, sidewalk amenities, and public
utility equipment shall be located in the amenity zone. If
the adjacent building has ground-floor commercial uses,
the surface of the amenity zone shall consist of concrete or
brick pavers and metal tree grates. If the adjacent building
has ground-floor residential uses, the surface of the
amenity zone shall consist of decomposed granite or soil
with drought tolerant landscaping. [f the adjacent building
has other uses (live-work, public/civic, or family
entertainment), the surface of the amenity zone may
consist of concrete or brick pavers and metal tree grates,
or decomposed granite or soil with drought tolerant
landscaping. See “Sidewalk Amenities” below for
additional standards.

C The paved zone of the sidewalk shall consist of a sidewalk
paved with concrete or brick pavers. Items that may block
the path of pedestrians (i e. sidewalk amenities, public art,
outdoor dining, and planters) are prohibited in the paved
zone unless they are in compliance with “D” and “E” below.
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7 O Streetscape Standards

. Sidewalk amenities, public art, outdoor dining facilities
(also see “E” below), planters, and other items that may
block the path of pedestrians shall only be permitted within
the paved zone based on the following standards (as
illustrated on the following pates), and the “Sidewalk
Amenities” standards below:

The above items shall only be permitted in the paved zone
if an unobstructed flat walking surface (sidewalk and/or
tree grate) is maintained along the sidewalk. The
unobstructed flat walking surface shall be at least 5 feet
wide,

ltems placed within the paved zone shall not block a
building entrance or path leading to a building entrance,

Items placed within the paved zone shall not be
permanently attached to the building or the sidewalk, and

Items placed within the paved zone shall not block views
into adjacent storefronts

Outdoor dining shall require an Administrative Permit to be
issued by the Planning Director. Outdoor dining areas
shall only be permitted within the paved zone based on the
following standards and the graphics on the following
pages.

Outdoor dining areas must comply with the standards in
“D” above

Outdoor dining 1s only allowed directly in front of the
business serving the food.

If an outdoor dining area occupies an area that extends
more than 3 feet from the building facade, a dining area
barrier shall be used to define the edges of the dining area.
Dining area barriers shall be 36 to 42 inches tall. The
dining area barrier may be a sectional freestanding metal
or wood fence, freestanding posts connected by a rope or
chain with a maximum diameter of 1 inch, or a group of
planted pots or planter boxes that surround the dining
area. Chain link fences and fences with fabric inserts are
prohibited.

Tables, chairs, umbrellas, trash/recycle receptacles, and
outdoor heating devices (if approved by the Fire
Department) may be located in outdoor dining areas.
Service stations, bars, counters, shelves, racks, and sofas
are prohibited in outdoor dining areas

Umbrellas, outdoor heating devices, and other
elevated/raised items shall maintain a vertical clearance of
at least 7 feet
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7 0 Streetscape Standards

Sidewalk Amenities

Sidewalk amenities shall be provided in compliance with the
following standards (as illustrated on the graphic on the
following page), and the standards in “Amenity and Paved
Zones” section above

A Street trees shall be provided along all sidewalks to
provide a canopy of shade over the sidewalk. Street trees
along sidewalks shall be provided at intervals not to
exceed 40 feet. The 40-foot interval may only be modified
for driveway curb cuts and to avoid conflicts with public
utilities.

B. Pedestrian-scaled streetlights shall be provided along all
sidewalks at intervals not to exceed 80 feet. The
pedestrian-scaled streetlight shall not exceed a height of
12 feet. If the streetlight contains an extension arm, the
arm shall be directed toward the sidewalk.

C Tree grates are required for street trees that are planted a
paved amenity zone. Tree grates are not required for trees
planted within an amenity zone with decomposed granite

D. A bench, trash receptacle, and recycle receptacle shali be
provided within 100 feet of all street intersections along
streets with ground-floor commercial uses. These items
shall be grouped together and placed between two trees
and within 30 feet of a streetlight.

E. Bollards may be used along the edges of public spaces to
help separate vehicular and pedestrian traffic.

Four Inverted “U-Shaped” bike rack block shall be provided
in the amenity zone of the sidewalk, at intervals not exceed
300 feet.

Drinking fountains, kiosks, and other sidewalk amenities
may be used throughout the Corridor If used, these
amenities shall be located in the amenity zone of
sidewalks.
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7 0 Streetscape Standards

7.3 Street Sections

All existing streets within the Corridor shall be improved and
new streets shall be constructed consistent with the Los Banos
Improvement Standards and Specifications.

Page 7-9



“.

8.0 Public Spaces

8.0 Public Spaces

Henry Miller Plaza and the Community Center are the only
existing public space in the Corridor This multi-functional
plaza is designed around a fountain and statue of Henry Miller
A semi-curcular, tree-lined walkway connects H Street to the
Rail Trail and surrounds lawn areas.

New public spaces are envisioned within the Corrndor These
spaces include Rail Trail Connections, corner plazas, a
Median Park, and public spaces associated with the expanded
civic center and bus depot.

Figure 8-1 (Public Spaces) shows the required locations of
these public spaces The exact location, shape, and size of
the spaces may be modified based adjacent development
patterns
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9.0 Administration

zone. A variance shall not be granted if it gives special
privileges not shared by other property in the same vicinity and
zone. The process for obtaining a variance from this Code
shall be regulated by the Zoning Ordinance.

The following findings shall be made to issue a variance:

o Because of special circumstances applicable to the
property, including size, shape, topography, location or
surroundings, the strict application of this Regulating Code
deprives such property of privileges enjoyed by other
properties in the vicinity that are subject to the identical
development standards.

e The adjustment thereby authorized does not constitute a
grant of special privileges inconsistent with the limitations
upon other properties in the vicinity that are subject to the
identical development standards.

¢ The adjustment does not authorize a use or activity that is
not otherwise expressly authorized by land use regulations
governing the parcel of property.

The Planning Department shall keep a permanent record of all
decisions of the Planning Commission, as well as the ultimate
disposition of those applications that are appealed. The record
shall be available for public review

9.4 Amendments to the Regulating Code

The City Council may amend this Regulating Code, including
text and figures, whenever the public necessity, convenience,
or general welfare requires such amendment. The boundaries
of the Corridor may also be expanded to include adjacent
properties that are currently not within the Corridor Property
owners may also request amendments to the Regulating
Code Fees and Costs

Each development application in the Corridor will be subject to
certain fees. The fees will reimburse the City for the

reasonable costs of administering this Regulating Code and
other applicable City ordinances. Such fees shall be set by
resolution of the City Council. Project applicants shall pay all
required fees when the application is submitted to the
Community Development Department.

9.5 Applicable Sections from the Zoning Ordinance

In addition to the provisions of this Regulating Code, all
development applications and activities within the Corridor are
also subject to the City of Los Banos Zoning Ordinance

Should any conflict arise between the provisions of this
Regulating Code and the City of Los Banos Zoning Ordinance
(Title 9 of the City of Los Banos Municipal Code), the
provisions of the Municipal Code shall apply

9.6 Applicable Sections from the Zoning Ordinance

In addition to the provisions of this Regulating Code, all
development applications and activities within the Corridor are
also subject to the City of Los Banos Zoning Ordinance
Should any conflict arise between the provisions of this
Regulating Code and the City of Los Banos Zoning Ordinance
(Title 9 of the City of Los Banos Municipal Code), the
provisions of the Municipal Code shall apply
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10.0 Definitions

The following definitions are provided for terms used within
this Regulating Code. If a word or phrase is not defined, then
the word or phrase shall be defined as set forth in any
recognized treatise or authority on zoning, planning, or
architecture A dictionary shall be used to define common
words or phrases.

A

Alleys: A privately owned and maintained roadway that
provides access from streets to the rear of each development
sites within a block

Allowed Use: A use that is permitted to occur in a specific
building at a designated location

Apartment: A residential unit that is within a larger complex of
residential units, all of which are rented by separate individuals
or households

Awning: A covered architectural projection that extends from
the exterior wall of a building for the purpose of providing
shade or shelter

B

Balcony: A platform that projects from an upper floor of a
building.

Bay Window: A window and related structure that extends
outward from an exterior building wall and thereby forms an
alcove in the adjoining interior space.

Block: An area that is completely surrounded by a
combination of streets, the existing Rail Trail, a planned Rall
Trail Connection, or the planned Fifth Street Public Parking
Lot

Build-to-Line (BTL): A line parallel to a property line along
which a front facade must be built along. BTL standards are
established by building type in Section 5.0.

Building Facade: A wall or series of walls that together make
up a side of a building.

Building Frontage: The side of the building that faces the
front of the parcel.

Building Height: The height of the building as measures by
the number of allowed floors. Within the Rail Trail Corridor,
the maximum building height is limited by the maximum
number of floors and the maximum ceiling height for each
floor

Bulbout: An extension of the sidewalk into the parking lane at
intersection and mid-block crosswalks. Bulb-outs reduce the
length of pedestrian crossings and help to slow vehicle traffic.

Bulkhead: A short wall or protective barrier located below
storefront windows Bulkheads sometimes contain
landscaping

Cc
City: City of Los Banos.

Civic Center: The area bounded by the Second Street, G
Street, the existing alley, Seventh Street, and the Rail Trail.
This area is may accommodate a community center, public
market, senior housing, library, and/or museum An expansion
of this are to F Street could accommodate an aquatic center

Page 10-1
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Mixed-Use Buildings: Two to three story buildings designed
for a mix of commercial and residential uses The ground floor
generally contains storefronts for retail stores, restaurants, and
cafes Upper floors generally contain apartments,
condominiums, and/or office space.

Median Park: A neighborhood park located within the median
of a planned street that would extend from the San Juan
Avenue Extension to the Santa Rita Avenue Extension

N, O

Office (Use): Any business establishment that provides
administrative or clerical work or service-related work that
does nhot require the customer or client to be on site to receive
the service Office uses include (but are not limited to) banks,
financial institutions, and administrative and professional
offices for architects, engineers, consultants, marketing

agents, travel agents, insurance and real estate agents, and
lawyers.

P

Parapet: A low wall projecting from the edge of a roof
Parapets may be designed with details and cornices.

Parking and Service Zone: The area of a development site
that may be occupied by parking, trash and recycle
receptacles, and loading and service zones

Parking Garage: An enclosed building that accommodates
parking spaces for residential units. Parking garages may be
attached or detached from the building and may be covered by
habitable space.

Paseo: A pedestrian-only corridor that is lined on either side
with buildings that generally have shops, restaurants and
cafes, or entertainment uses on the ground floor

Paved Zone: The area of a sidewalk adjacent to a building.
This area shall be paved and is generally free of items that
may Impede pedestrian circulation, except as specified in
Section 7 2 (Sidewalk Standards).

Plaza: “Public Plaza” that may not be open to the public.

Podium Parking: Parking spaces that are covered by the
ground floor of a building and are completely enclosed by
walls Podium parking may occur at or below the grade of the
adjacent sidewalk

Porch: See “Front Porch”
Promenade, The: See “Rail Trall Promenade”

Public/Civic Buildings: Buildings designed for public or civic
purposes, such as a community center, bus depot, library,
museum, public market, or aquatic center

Public / Private Partnership: A development agreement
entered into by the City of Los Banos and the property owner
or developer, in which both parties participate in the planning,
financing, and construction of a development project.

Public Plaza: A type of public space that includes hardscape
(paving) and is open to the public. Plazas often have buildings
along at least one edge and are usually accessed from
sidewalks

Public Space: An outdoor gathering area that is available for
use to the public Types of public spaces envisioned for the
Corridor include Rail Trail Connections, Corner Plazas, a
Median Park, Civic Center Public Spaces, and a Bus Depot.
Standards for each of these public spaces are established in
Section 8.0 (Public Spaces).

Q
No definitions.
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Stacked Flats: Two to three story buildings designed with
stacked residential units (condominiums or apartments).
Parking is provided in a podium parking level or a surface
parking lot that is surrounded by the residential units.

Stoop: A platform in front of a building entrance, which may or
may not be covered by a roof. Standards for stoops are
established in Section 6.14 (Front Porches and Stoops).

Surface Parking: Parking spaces that are not covered by a
building and are not enclosed by walls. Surface parking is
also known as a “parking lot”.

T

Townhouse: A building that is designed for a single-family
unit and is attached to at least one adjacent unit, which may
have common walls. See “Cluster Townhouse”, “In-Line
Townhouse”, and “Rear Yard Townhouse” for specific types of
townhouses allowed in the Corridor

Transom Windows: A short window placed above a door or
window Transom windows are generally no more than 2 feet
in height and are usually as wide as the door or window that
they are on top of

Transparency: A measurement of how transparent or “see
through” a window, fence, or wall is. Transparency is the
opposite of opacity (i.e. a fence that is 25% transparent is 75
opaque).

Trellis: A structure, usually made from interwoven wood or
metal pieces, that is attached to the roof or building wall used
for shade or to support climbing plants.

Tuck-Under Parking: Parking spaces that are covered by the
upper floor of a building, but are otherwise open

U
Upper Floor: A floor that is above the ground floor

\'

No definitions.

w

Walkway: A pedestrian path that is similar to a sidewalk, but
may not be located adjacent to a street. Walkways are often
provided on private development and within public spaces

West Entry: A planned plaza at the western entrance to the
Rail Trail on Second Street.

X,Y

No definitions.

Z

Zoning Ordinance: Title 9 (Planning and Zoning) of the City
of Los Banos Municipal Code, and all subsequent chapters,
articles, and sections.
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