PLANNING COMMISSION  Mesting Date: July 13, 2023
t
AGENDA REPORT em

BY: Kristyn Bitz, Senior Planner

FROM: Craig Hoffman, Community Development Director
SUBJECT Morali Estates Rezone - Architecture
RECOMMENDATION

Receive City Staff presentation; and

Receive Applicant presentation; and

Open public hearing to receive comments; and

Upon closing the public hearing, make a recommendation to the City Council.

PoONE

City Staff does not support the current request and is not recommending approval.

LOCATION  North of Arlene Court / Elk Hills Drive, east of State Route 99 / E Stockton
Boulevard., south of Adare Way, and west of Emerald Vista Drive.

Figure 1: Project Location
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OWNER / APPLICANT 50 Galt, LLC
2646 Dupont Drive, Suite 60 #520
Irvine, CA 92612

ZONING R1C (Maximum-Density Single-Family)
GENERAL PLAN

DESIGNATION Low Density Residential (LDR)

EXISTING USE Partially improved site for residential development
SURROUNDING North: Existing single-family residential

LAND USE South: Existing single-family residential

East: Existing single-family residential
West: State Route 99

DISCUSSION

The Morali Estates Subdivision (Project), originally approved in 2005, included a Rezone of
the property from R1A-PD to R1C-PD, a Tentative Subdivision Map (TSM), and project
architecture (floor plans and elevations). The conditional approval of the residential
architecture was embedded within the ordinance approving the rezone. This means the
Project’s architecture can only be modified or completely changed through the Rezone
process. Typically, a residential subdivision is subject to the City’s Design Review (DR)
process. The DR process involves the architecture to be both presented to and decided by
the Planning Commission. In the case of this particular Project, for the reasons discussed, a
full Rezone application was required to change the architecture. The project land use
designation of R1C-PD is not being modified, nor is the project map. The applicant is
proposing only to change the project architecture, which in this case means adoption of a
rezone ordinance since the original action by Council to approve the project contained both
the rezone and the architecture approvals in a single ordinance. The Planning Commission
will therefore make a recommendation to the City Council on the proposed “rezone”
ordinance.

Background and History

The Project is a 50 unit subdivision located in the City of Galt’s northeast area. In 2005, the
project received conditional approval of the below listed entitlements:

e Rezone from R1A-PD to R1C-PD (City Council Ordinance 2005-04)
e Architecture (City Council Ordinance 2005-04)
e Tentative Subdivision Map (Planning Commission Resolution 2005-03 PC)

The project site is 12.6+ acres in size. The density count is 3.97 units per acre. The density
count is consistent with the R1C zoning designation density range of 0-6 dwelling units per
acre. The final map was recorded on January 15, 2021. Street names and addresses were
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assigned in 2022.

The subject property was zoned R1C in 1990. The zoning was changed to R1A-PD in August
1999 as part of the comprehensive rezoning of several properties in the City after the City
Council determined the City had an overabundance of R1C-zoned lots. This was viewed as a
contributing factor to what was perceived as a trend toward monotony of building styles, which
was limiting housing opportunities within the community. The City Council’s intent in rezoning
these properties to a larger lot size was to encourage more diversity in building styles than
what existed in the City at the time.

With the approval of the initial Project development proposal in 2005, the property’s zoning
was changed to R1C-PD, its current designation. The PD suffix stands for “Planned
Development.” The effect of being in both a residential and a planned development zone
district is to require that the developer obtain approval of the proposed floor plans and building
elevations from the City Council based upon recommendations from the Planning
Commission.

The architecture proposed for the Morali Estates project in 2005 was a main driver for the
eventual approval of the Rezone. Without the approved architecture, this Rezone most likely
would not have been approved. Copies of the floor plans and elevations are included as
Exhibit A. The approved rezone ordinance included the following language and requirements
for architecture:

“SECTION 2. The floor plans and elevations approved by the City Council
for Morali Estates and filed in the official file for the Morali Estates Project, are
the only approved floor plans and elevations for the subdivision’s homes and
shall not be placed whereas two identical elevations will be directly across from
nor adjacent to one another. Lots 1-8, 21 & 22, and 44-50, those abutting
existing single story homes in neighboring subdivisions, shall be restricted to
only single story floor plans and there shall be no less than 15% (8 homes) of
any one floor plan nor more than 34% (17 homes) of any one floor plan to
ensure diversity. The Planning Department will review the submitted floor plans
and elevations to ensure that no two substantially similar elevations are located
adjacent to or directly across from one another. Any changes requested for the
approved floor plans or elevations, except for minor alterations to be
determined by the Planning Director, shall constitute a rezone and require a
rezone application and subsequent public hearing.

The following additional stipulations shall also apply to the approved
architectural review submittal:

1. The developer should make every effort to locate air conditioning
condensers away from windows in the side yards, providing the air conditioning
condensers do not encroach on the required five foot setback with a six foot
high solid fence separating the equipment from the adjacent property per Galt
Municipal Code, 18.20.060 (E). This will allow for more pool construction and
design options in the rear yards. Any model homes built need to reflect the
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locations of the equipment.

2. All garage doors shall have window lights as an option to enhance the
“curb appeal” of residences with prominent garage features such as Plan 3.

3. Plan 3 shall offer a wrought iron security gate option for the entrance to
the courtyard.

4. Floor Plans 2 and 4 shall offer a front porch as an option to facilitate
neighborhood socialization.

5. Lots 1-8, 21 and 22, and 44-50, those abutting existing single story
homes to the north and east, shall be restricted to only single story floor plans.”

At this time, the Project applicant is proposing all new architecture (floor plans and elevations)
to replace the current approved architecture from 2005. In accordance with Ordinance 2005-
04, the proposed architecture application must be processed as a Rezone application instead
of a Design Review application. A rezone application is subject to a recommendation by the
Planning Commission, with official approval or denial by the City Council.

Project Description

The project applicant submitted a rezone application to the Planning Division in accordance
with Ordinance 2005-04. The intent of their rezone application is to obtain approval of the
proposed architecture modification.

Tables 1 and 2 compare the approved architecture components with the proposed
architecture components. Table 3 lists the differences between the approved and proposed
architecture.

Table 1: Approved Morali Estates Architecture (2005)

Floorplan Square | Bedrooms | Bathrooms Garage Elevations
Footage
Plan 1 (single story) 1,500 3 2 2-car recessed garage 3
Plan 2 (single story) 1,775 3-4 2-3 2-car recessed garage 3
Plan 3 (single story) 2,015 3 3 2-car recessed garage 3
Plan 4 (two story) 2,420 5 3 2-car recessed garage 3




PLO770 PC STAFF REPORT
MORALI ESTATES REZONE

JULY 13, 2023

Table 2: Proposed Morali Estates Architecture (2023)

Floorplan Square | Bedrooms | Bathrooms Garage Elevations
Footage

Plan 1 (single story) 1,908 3 2 2-car garage forward 3
design

Plan 2 (two story) 1,921 3 + flex 2.5 with flex | 2-car garage forward 3
room, or 4 | room, 3 with design

4 bedrooms

Plan 3 (two story) 2,023 4 3 2-car garage forward 3
design

Plan 4 (two story) 2,203 4 + |oft 3 2-car garage forward 3
design

Table 3: Architecture Comparison
Approved Proposed

Floorplans: three separate single-story, and
one two-story.

Floorplans: one single-story, and three two-
story. The two-story floorplans are nearly
identical in layout.

Elevations: Living space is projected
forward of garage door. All elevations are
distinctively different from one another.

Elevations: Living space is set back behind
garage door. All two-story floorplans have
nearly identical elevations because the
floorplans are nearly identical.

Color schemes: 9 total schemes inclusive of
4 paint colors. 6 schemes also include
stone or brick facade.

Color schemes: 6 color schemes. 2
schemes include 5 paint colors; 2 schemes
include 3 paint colors, and 2 schemes
include 4 paint colors. Only 2 of the
schemes include stone or brick facade.

Garage design: 2 car, recessed garage
door.

Garage design: 2 car, prominent garage
door.

Entrance / front porch: Front door prominent
design; porch options on plans 2 and 4.

Entrance / front porch: No prominent entries
are proposed.
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Figure 2: Approved Site Plan (2005)
All lots at the north and east are required to be one-story homes
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Figure 3: Approved Elevations and Floorplans (2005)
Plan 1 Shown
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Figure 4: Proposed Site Plan (2023)
Lot 45 proposes a two-story home (not in accordance with the current approval)
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Figure 5: Proposed Elevations and Floorplans (2023)
Plans 2, 3, and 4 Shown
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The two-story floorplans are nearly identical.
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ANALYSIS

Because Ordinance 2005-04 requires a rezone application for changes to the approved
architecture, the Planning Commission will not make Design Review findings, nor will the
Commission approve or deny the rezone request. Instead, the Planning Commission must
consider the Rezone request, and make a recommendation to the City Council. The City
Council has final jurisdiction over the Rezone request.

Rezone Request

Pursuant to Municipal Code Section 18.68.150 (B), the Planning Commission shall not
recommend approval or conditional approval unless it first finds that:

FINDING: The proposed development amendment is in conformance with the Galt General
Plan and any specific plan; and

FINDING: The public necessity, convenience, and general welfare require or clearly permit
the adoption of the proposed amendment.

At the time of the original application in 2005, the City Council reviewed the Rezone request,
and determined that the City had an overabundance of R1C zoned lots. This was viewed as
a contributing factor to what was perceived as a trend toward monotony of building styles,
which can have the effect of limiting housing opportunities within the community. City
Council’s intent in rezoning the properties to a larger lot size was to encourage more diversity
in building styles than existed in the City at the time.

The 2005 applicant prepared an architecture submittal that was consistent in massing,
architectural detail, and a unique product that the City desired. This architecture was
approved as part of the project design. The original architecture took advantage of the larger
and wider lots. The architecture included a porch and living space forward design. The
garage was recessed on all four floor plans and was not a dominant feature. This architecture
was more of a “ranch” style housing product.

The proposed 2023 architecture changes are not consistent with the design intent and
direction from 2005. The applicant has ignored the original concerns of the Planning
Commission and City Council to present a set of designs that are monotonous and will not
contribute to a unique and variable neighborhood. The concerns from 2005 remain valid now,
and are embedded within the zoning ordinance. This is not a simple design review
application, given the nature of the original approval and the clear direction to formally review
any changes in the project architecture.

The applicant should focus on the residential design, and look to provide a design consistent
with the original approvals. The proposed housing product would not meet the current
municipal code design guidelines standards and conditions that the Planning Commission
requires of projects. The applicant has essentially prepared two house plans: a single story
garage forward design, and three two-story home types that are identical to each other from a
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floorplan and elevation standpoint. This will create a lack of architectural diversity and add to
project monotony.

City staff will not be able to make the following suggested findings in the affirmative:

e The proposed architecture will not be monotonous in design and will provide visual
interest.

e The proposed architecture will encourage more diversity in building styles than
currently exists in the City.

e The proposed project will not place two identical elevations directly across from nor
adjacent to one another.

e Lots 1-8, 21 & 22, and 44-50, those abutting existing single story homes in
neighboring subdivisions, would be restricted to only single story floor plans.

e There shall be no less than 15% (8 homes) of any one floor plan nor more than 34%
(17 homes) of any one floor plan to ensure diversity

e Floor plans and elevations will be varied to ensure that no two substantially similar
elevations are located adjacent to or directly across from one another.

e Floor plans shall offer a front porch as an option to facilitate neighborhood
socialization.

These findings and design direction were vital in the approval of the project in 2005. The
applicant’'s updated proposal is in conflict with the foundation of this original project and
approved architecture.

ENVIRONMENTAL STATUS

CEQA Guidelines Section 15182(c) states that where a public agency has prepared an EIR
on a specific plan after January 1980, a residential project (including land subdivisions, zoning
changes, and residential planned unit developments) undertaken pursuant to and in
conformity to that specific plan is exempt from CEQA as long as an event described in
Section 15162 has not occurred. Section 15162 only requires a subsequent environmental
document where there have been (1) substantial changes in the project, or to the
circumstances under which the project is undertaken, involving new significant environmental
effects or a substantial increase in the severity of previously identified significant effects; or (2)
new information of substantial importance showing that the project will have new or more
severe significant environmental effects, or that there are new or different mitigation measures
or alternatives that could reduce one or more significant effects on the environment, but the
project proponent declines to adopt that mitigation measure or alternative.

The project is within the Northeast Area Specific Plan boundaries, for which an EIR was
prepared and certified by the City in 1987. As identified in this staff report, the density and
infrastructure of the proposed updates to the project are consistent with the adopted Specific
Plan. Further, none of the events described in CEQA Guidelines Section 15162 have
occurred since the adoption of the Specific Plan, and the project is therefore exempt from
additional CEQA review.
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ATTACHMENTS (available as links)

1/ Ordinance 2005-04

2
3
4

Exhibit A — Approved Architecture |

Planning Commission — March 10, 2005 Staff Report |

Proposed 2023 Architecture |

Revised Proposed 2023 Architecture |
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https://www.cityofgalt.org/home/showpublisheddocument/43066/638242358977330000
https://www.cityofgalt.org/home/showpublisheddocument/43068/638242358986870000
https://www.cityofgalt.org/home/showpublisheddocument/43070/638242358993900000
https://www.cityofgalt.org/home/showpublisheddocument/43072/638242359017030000
https://www.cityofgalt.org/home/showpublisheddocument/43122/638248341448341178

	3. Plan 3 shall offer a wrought iron security gate option for the entrance to the courtyard.
	4. Floor Plans 2 and 4 shall offer a front porch as an option to facilitate neighborhood socialization.
	5. Lots 1-8, 21 and 22, and 44-50, those abutting existing single story homes to the north and east, shall be restricted to only single story floor plans.”

