Meeting Date: April 9, 2026

G PLANNING COMMISSION il
CITYOrGALT]l AGENDA REPORT

FROM: Jenny Carloni, Community Development Department
BY: Stacy Schafer, Associate Planner
SUBJECT Dry Creek West

RECOMMENDATION
That the Planning Commission resolve to recommend that the City Council approve the following
as to the proposed Dry Creek West project (“Project”):

e Addendum to the Dry Creek Oaks Subdivision Project Initial Study and Mitigated
Negative Declaration (“IS/MND”);

¢ Amendment to the City’s General Plan to change the land use designation for a portion
of the Project site to Medium High Density Residential (‘“MHDR”);

e Rezone a portion of the Project site to Medium-High-Density Multiple Family
Residential (“R3”);

e A Tentative Subdivision Map (“TSM”);

e Design Review approval; and

e Conditional Use Permit (CUP) for a multi-family residential use in the Commercial zone

LOCATION Boessow Rd and S Carillion Blvd
North of Dry Creek Ranch Golf Club, east of Crystal Way, south of
Boessow Rd, and west of S Carillion Blvd.
(APNs 150-0092-034, -035, and -036).

OWNER / APPLICANT CRV Investments, LLC Riverland Homes, Inc
1800 Lone Oak Rd., Suite 8 4170 Douglas Blvd., #150
Weatherford, Tx 76086 Granite Bay, CA 85746

EXISTING GENERAL
PLAN DESIGNATION Commercial (C), High Density Residential (HDR)

PROPOSED GENERAL

PLAN DESIGNATION Commercial (C), High Density Residential (HDR) and Medium-High
Density Residential (MHDR)

EXISTING ZONING Commercial (C), High-Density Multiple Family Residential (R4)

PROPOSED ZONING Commercial (C), High-Density Multiple Family Residential (R4), and
Medium-High-Density Multiple Family Residential (R3)

EXISTING USE Vacant land
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DRY CREEK WEST

SURROUNDING USE North: Single-Family Residences under construction
South: Vacant Highway Commercial land
East: Single-Family Residences
West: Vacant and Light Industrial

Figures 1 and 2: Original Dry Creek Oaks Project Area and Dry Creek West Project Location

PROJECT SITE
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Figures 3 and 4: Current and Proposed General Plan Designations
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DISCUSSION

Background
The proposed Dry Creek West Project (“Project”)

is to develop an approximately 59+acre site into
commercial and residential uses. The site is
located at the southwest corner of Boessow Road
and S. Carillion Boulevard, in the City of Galt,
. (il California and identified by Assessor Parcel

il Numbers (APNs) 150-0092-034, -035, and -036.
| “Ull The site is flat and undeveloped.

In 2015, the City made various approvals for a
large project generally known as the Dry Creek
i Oaks project, including an Initial Study/Mitigated
| = 1ll Negative Declaration (“IS/MND”) for CEQA
| "4 purposes. That total project area is approximately
| 85.16 acres. The first portion is in development as
'{l the age-restricted residential subdivision to the
L1 east of S. Carillion Blvd. The remaining portion, the
Dry Creek West project, now comes for approval.

i

| Project Description

The Project has three components: (1) mixed-use,
1 with retail on the first floor and apartments on the
second floor in the northern-most portion of the
site, (2) single-family dwellings, constructed in row
¢# home configurations, and (3) age-restricted
‘74 triplexes to the most southern portion. Site
'fd improvements include improvement to portions of
= Boessow Road and S. Carillion Blvd. fronting the

i property, full utility infrastructure, and various open
spaces. The Project also contemplates a future
: assisted living facility to be built and operated by
-==i Others on the southernmost portion of the property.

EEEFEE

To effectuate this, the Project requires an
< addendum to the IS/MND, general plan
= amendment (“GPA”), rezone, tentative subdivision
=*1 map (“TSM”), design review, and a conditional use
A permit (“CUP”). All are before the Commission
now. The GPA and rezone are necessary to
moderately increase the allowed dwelling units and
configuration on the site. The proposed TSM will
{ subdivide the site into 172 separate parcels and
adjust a lot line. A CUP is necessary to have
residential use in a commercial zone and within the
Commission’s sole authority. Design review is
within the Planning Commission’s authority.
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First Component: Commercial / Mixed Use (Parcel 150-0092-034)

The first component of the Project is a mixed-use development of five buildings on 2.67 acres in the
northernmost portion of the Project site. Four of buildings will be two-story with retail spaces on the
first floor (3,034 square feet per building) and three residential apartments on the second floor of
each building, for a total of 12 apartments (680 square feet to 1070 square feet per unit). There will
be 84 parking spaces with vehicular entrances and exits from both Boessow Road and S. Carillion
Blvd. and a community plaza and dining patio area. The fifth building is a use to be determined and
designed later.

Figure 8: Commercial/Mixed Use Building

Second Component: Single-Family Row Homes

The second component of the Project is 160 single-family homes in four- and five-unit row
configurations across the middle 15.54 acres of the Project. The row configuration is such each unit
is structurally independent on its own lot, separate from adjacent units by an air gap extending from
the foundation to the roof sheeting, while sharing the roof and exterior wall “skin” with adjoining units
and the appearance of an attached product. The homes in the four-unit building range in size from
1,934 square feet to 2,433 square feet and in the five-unit buildings from 1,950 square feet to 2,433
square feet. Onsite resident amenities include parking, pickleball courts, a parklet with play structure,
half basketball court, seating, and a shade shelter. A homeowner’s association (“HOA”) will maintain
the community amenities as well as the front yard landscaping of each home. 596 total parking
spaces will be provided, including 252 garage spaces.

Figure 9: Single-Family Row Home 4-unit
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Figure 10: Single-Family Row Home 5-unit

Third Component: Senior Apartments

The third component of the Project is 68 senior dwelling units in generally triplex, one duplex,
configurations on 6.07 acres in the southern portion of the Project site. All are single story. Each
three-unit building will feature two 2-bedroom 2-bath triplexes at 1,026 or 1,035 square feet and one
1-bedroom 1-bath apartment at 686 square feet. The single duplex will feature one 1-bed 1-bath
apartment at 686 square feet and one 2-bed 2-bath apartment at 1,026 square feet. The on-site
manager will occupy one of the duplex apartments. Each building will be alley-loaded with attached
single-stall garages. A garage is assigned to each unit, and the fourth garage will be available to rent
on a first-come first-served basis. There will also be 68 parking spaces throughout the community.
One of the attached garage spaces will be used as a management and rental office.

Figures 11, 12, and 13: Senior Triplex, Duplex, and Garage Buildings
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Assisted Living Facility (Parcel 150-0092-036)

The remaining 4.20-acre parcel (including the retention basin) at the southernmost part of the Project
site will be developed at a later time by an assisted living facility operator. It will be subject to design
review at that time.

ANALYSIS
The proposed Project requires Planning Commission recommendation to City Council for approval
of the following to effectuate the plans:

A CEQA Addendum to the 2015 Dry Creek Oaks IS/MND

GPA from Commercial (C)/High Density Residential (HDR) to MHDR on portions of the site
Rezone from C/R4 to R3

Tentative Subdivision Map

CUP for Residential use in a Commercial zone

Design Review

As a preliminary matter, the Project covers three parcels — P1, P2, and P3. The TSM will adjust the
lot lines and create new lots, once effectuated. Most notably, the lot line between P1 and P2 will be
moved north and the lot line between P2 and P3 will be moved south resulting in P2 significantly
expanding to encompass the bulk of the Project footprint. The remainder of P1 will be left intact for
the Project’s First Component — mixed use. The remainder of P3 will be left intact for the anticipated
assisted living facility.

Further, while the Commission typically reviews and acts on project design review and conditional
use permits, when a project requires Council approval of a component, both go to the Council for
final decision per GMC 18.68.020.F.2. Thus, the Commission’s proposed action for the Project is to
make a recommendation to the Council on both.

CEQA IS/MND Addendum

The Commission is asked to resolve to recommend that the City Council accept the Addendum to
the Dry Creek Oaks Subdivision Project Initial Study/Mitigated Negative Declaration (“IS/MND”)
attached hereto as Exhibit B.

The project site is within the Dry Creek Oaks Project, which was approved in 2015 via various actions
including adoption of the IS/MND. The majority of the proposed development is consistent with what
was anticipated for the site pursuant to the Dry Creek Oaks Project and was fully analyzed within
the adopted IS/MND. The portion of the proposed Project requiring the General Plan Amendment
and Rezone, however, was not anticipated to have residential development and, therefore, requires
an Addendum to the original IS/MND demonstrating the City considered and mitigated any significant
impacts from that change. After analysis by the City’s CEQA consultant, the Addendum identifies
there is no substantial evidence that the Project would have a significant effect on the environment
beyond that which was evaluated in the Dry Creek Oaks Subdivision Project Initial Study/Mitigated
Negative Declaration.

General Plan Amendment

The three parcels are currently designated in the General Plan: P1 — commercial (“C”), P2 — high
density residential (“‘HDR”), and P3 - HDR. Mentioned above, P2 will be expanded by the TSM to
encompass portions of P1 and P3. The Project proposes to develop the resulting P2 area, 21.61
acres, with 160 single-family row homes and 68 senior homes, totaling 228 units, resulting in a
density of 10.55 du/ac.
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The existing General Plan designations C nor HDR allow for such a density, thus, a GPA is required
for the expanded P2 area. (Leaving the remainders of P1 and P3 intact.) Medium High Density
Residential (MHDR) permits density up to 14 du/ac. The Project proposes GPA for the expanded P2
area to MHDR. The Project meets all other requirements of the underlying designation.

Pursuant to GMC Section 18.68.160 (E), an amendment to the General Plan may be adopted only
if (1) the proposed amendment is internally consistent with the General Plan and (2) the public
necessity, convenience, and general welfare require or clearly permit the adoption of the proposed
amendment. These are addressed below.

FINDING #1: The proposed amendment is internally consistent with the General Plan.

DISCUSSION: Approval of the requested GPA to MHDR is consistent with the City’s General Plan
and consistent with neighboring communities as determined by staff in general review of the entire
general plan and as specifically detailed in the following policies:

Policy C-3.1 Through Traffic: The proposed design of the single-family dwellings and senior
apartments for Dry Creek West create internal streets for the residents. This will minimize high
volume and high-speed traffic through developments.

Policy COS-5.3 Encourage compact development patterns and infill to reduce vehicle trips and air
pollution: The Dry Creek West TSM aligns with Galt’'s sustainability efforts and environmental
resource balancing due to the fact it's a more compact design. It's also an infill project which reduces
vehicles trips and air pollution because residents will be accessing existing nearby services and
amenities.

Policy COS-6.2 Encourage energy-efficient building orientation, landscaping, and site planning: The
Project proposes single-family dwellings in row formation and senior housing in triplex/duplex
formation which offer excellent natural heating and cooling opportunities primarily through their
shared walls, which drastically reduce exposed surface area for heat loss or gain. They leverage
passive solar heating, compact design for efficiency, and the "stack effect" for natural ventilation to
create temperate, energy-efficient indoor environments.

Policy H-1.2 Provide a variety of residential densities and housing types to meet the needs of all
economic segments of the community: Not all community members can afford to purchase a large
house on a large lot; likewise, not all community members want to live in a large house on a large
lot which results in a need for alternative housing options. The Dry Creek West project is an example
of residential density and housing types that meet the needs of all economic segments of the Galt
community — single-family row homes and senior homes.

Policy PFS-1.12 Require new development to pay its fair share of the cost of public facilities,
infrastructure, and services: Approval of the Dry Creek West project will not burden existing residents
and maintains fiscal balance because the development will pay its fair share of the cost of public
facilities, infrastructure, and services.

FINDING #2: The public necessity, convenience, and general welfare require or clearly permit
the adoption of the proposed amendment.

DISCUSSION: The public necessity, convenience, and general welfare permit the adoption of the
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proposed GPA. As noted above, the proposed GPA is compatible with the overall General Plan
plans, goals, and criteria and the proposed density, though different than originally anticipated, is
compatible with adjacent existing neighborhoods. For this reason, the Project is a matter of public
necessity, convenience, and improvement to the general welfare and the GPA is merited.

Rezone

The three parcels are currently zoned: P1 — commercial (“C”), P2 — High-Density Multiple Family
Residential (“R4”), and P3 — R4. Mentioned above, P2 will be expanded by the TSM to encompass
portions of P1 and P3. The Project proposes to develop the resulting P2 area, 21.61 acres, with 160
single-family row homes and 68 senior homes, totaling 228 units, resulting in a density of 10.55
du/ac.

The existing zoning C nor R4 allow for such a density, thus, a rezone is required for the expanded
P2 area. (Leaving the remainder portions of P1 and P3 intact.)) Medium-High Multiple Family
Residential (“R3”) permits density of 8 to 14 du/ac. The Project proposes rezone for the expanded
P2 area to R3. The Project meets all other requirements of the underlying zone.

Notably, state law limits the City’s ability to inhibit housing opportunities, like by, as proposed here,
a “downzone” or approving a project with less units than anticipated in the City’s Housing Element
(“HE”) to meet the City’s share of regional housing needs allocation (“‘RHNA”). Across parcels P1,
P2, and P3, the City’s HE anticipated 282 dwelling units. The Project proposes 240 dwelling units
(12 mixed-use, 120 single-family, 68 senior). However, the City has uniquely active housing
development and is in the unique position that it has a surplus of RHNA units — 1,534. If the City can
make requisite findings, the rezone can move forward.

Pursuant to GMC Section 18.68.150 (B) and Government Code section 65863, the City Council may
approve a rezone only if the following findings are made:

FINDING #1: The proposed rezone is in conformance with the Galt General Plan and any
applicable specific plan. (GMC 18.68.150(B)(1), Gov. Code, 8 65863(b)(1)(A).)

DISCUSSION: Approval of the requested rezone is consistent with the City’s General Plan as
reviewed by staff generally and as discussed above, incorporated herein by reference — it was
anticipated for residential development, it is largely surrounded by residential uses, and circulation,
energy efficiency, and thoughtful planning principles are all being met. The Project is not located
within any specific plan. The Project conforms with all General Plan policies, specifically as to
residential development including, but not limited to, thoughtful expansion, service by public
services, and reasonable densities, coverage, and uses.

FINDING #2: The public necessity, convenience, and general welfare require or clearly permit
the adoption of the proposed amendment. (GMC 18.68.150(B)(2).)

DISCUSSION: Approval of the rezone promotes the public necessity, convenience, and general
welfare, as reviewed by staff and as discussed above. Specifically, the Project will provide more
housing opportunities amidst a housing crisis in the community and broader state, thoughtful
transportation and circulation expansions, and housing while maintaining the character of the area.
These all support a finding that the Project promotes public necessity, convenience, and general
welfare.

FINDING #3: The remaining sites identified in the City’s Housing Element are adequate to
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meet the City’s RHNA count.

DISCUSSION: The Project site, specifically parcels P2 and P3, is designated for residential use
and is included in the City’s HE inventory of suitable sites. The parcels were anticipated to develop
282 units and all for “lower income” households. The Project proposes, across P1, P2, and P3 to
develop 240 units and all for market rate households. Thus, the Project will remove 282 lower
income units from the City’s inventory, and 42 units overall. However, the City has a surplus of
residential capacity and, therefore, can make up for these numbers elsewhere. (See, City Housing
Element Existing Conditions Report, Table 7.46.) Specifically, the City will require 240 units
identified for higher incomes be offered at lower income levels and reduce its RHNA surplus to
account for the loss of 42 units, as shown in the table below. Thus, remaining sites in the City’s
housing Element are adequate and meet the City’s RHNA count.

Parcel Units proposed in Units proposed by Total
Housing Element project

150-0092-034 0 12 12

150-0092-035, -036 282 228 -54

Total 282 240 -42

RHNA Surplus Identified in Housing Element 1,534

Remaining RHNA Surplus Identified in Housing Element 1,492

Tentative Subdivision Map

The Project requires lot line adjustments and subdivisions to accommodate the proposed
development. This is to be accomplished with the proposed tentative subdivision map (“TSM”). The
TSM would redistribute P1, P2, and P3, approximately 59+t-acres, into 12 parcels — P1 as the
northernmost parcel for mixed-use commercial, P3 as the southernmost parcel for an assisted senior
living facility, and the remainder middle portion into ten lots for the single-family row homes and
triplex/duplex senior homes. The approval will be subject to standard conditions of approval.

Pursuant to GMC Section 18.64.040.08 (A), the Planning Commission may approve or conditionally
approve a tentative map when the following three findings are made:

FINDING #1: That the proposed subdivision, together with the provisions for its design and
improvement, is consistent with the General Plan and any applicable specific plan.

DISCUSSION: The TSM is consistent with the City’s General Plan as determined by staff and as
discussed infra. Specifically, the Project meets the plans, goals, and specific criteria of each
applicable plan and land use regulation.

FINDING #2: That the housing needs of the surrounding region have been balanced against
the public service needs of the City’s residents and available fiscal and environmental
resources pursuant to Section 66412.3 of the California Government Code;

DISCUSSION: The TSM, as proposed, balances the housing needs of the surrounding Galt region
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against the City’s public services needs as determined by staff and discussed infra. Specifically, the
Project proposes diverse, dense housing on vacant property in a substantially residential area of the
City. This Project is especially unique and necessary for proposing diverse senior living facilities -
first independent dwellings in formations that encourage independence but maintain a sense of
community in the triplex/duplex configurations. In the same vein, the Project also plans for assisted
living facilities, which, being near to independent living, allows for long-term options for seniors while

staying “in” the same community.

FINDING #3: Except for condominium conversion projects where no new structures are
added, that the design of the proposed subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision, as described in Section
66473.1 of the Subdivision Map Act and any guidelines promulgated by the City Council;

DISCUSSION: The TSM provides, to the extent feasible, for future passive or natural heating or
cooling opportunities in the subdivision as determined by staff and discussed herein. Specifically,
the Project proposes single-family dwellings in a row formation, which offer excellent natural heating
and cooling opportunities primarily through their almost-shared walls, which drastically reduce fully-
exposed surface area for heat loss or gain. In the same vein, the triplex/duplex senior housing allows
for efficient heating and cooling via use of shared walls — less heat/cooling loss. Both designs
leverage passive solar heating, compact design for efficiency, and the "stack effect" for natural
ventilation to create temperate, energy-efficient indoor environments. In addition, the proximity to,
and incorporation of, open spaces proposed in the Project plans further promote air and light
movement between the buildings.

Pursuant to GMC Section 18.64.040.08 (B) the Planning Commission shall deny approval of a
tentative map if any of the following 10 findings can be made. As discussed herein, none of the
following findings can be made.

1. That the proposed map is not consistent with the General Plan and applicable specific plans;

2. That the design or improvement of the proposed subdivision is not consistent with the General
Plan and applicable specific plans;

3. That the site is not physically suitable for the type of development;

4. That the site is not physically suitable for the proposed density of development;

5. That the design of the subdivision or the proposed improvements are likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife or their
habitat;

6. That the design of the subdivision or the type of improvements is likely to cause serious public
health problems;

7. That the design of the subdivision or the type of improvements will conflict with easements of
record or assessments established by court judgment, acquired by the public at large, for
access through or use of property within the proposed subdivision. In this connection, the
Planning Commission may approve a map if it finds that alternate easements, for access or
for use, will be provided, and that these will be substantially equivalent to ones previously
acquired by the public;

8. That all requirements of the California Environmental Quality Act and the rules and
procedures adopted by the City Council pursuant thereto have not been met;

9. That the proposed map fails to meet or perform any of the requirements or conditions of this
chapter or the Subdivision Map Act, unless upon appeal the City Council finds and determines
that such failure is a result of a technical and inadvertent error which does not materially affect
the validity of the map;
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10.That the discharge of waste from the proposed subdivision into an existing community sewer
system would result in, or add to, violation of existing requirements prescribed by the state
Regional Water Quality Control Board.

Design Review

Project has three components — mixed-use, single-family row homes, and senior triplex/duplex. Each
requires design review. The complete design plans are attached hereto, select information and
images are included for heightened notice.

Per GMC 18.68.100 (B) Design Review, design review should be approved or conditionally approved
if the project can be found to be in full conformance with all the following requirements:

1. Exterior Building Design. The exterior building design, including construction materials and
color, shall be compatible with the surrounding neighborhood.

2. Additional development standards for multiple-family and nonresidential development shall
comply with the following standards:

a. Location and Position of Uses and Buildings on a Site. The location and position of uses
and buildings on a site shall provide for an appropriate use of space on the site and shall
be compatible with the surrounding vicinity.

b. Site Security. The developer shall provide security equipment and procedures sufficient to
ensure public safety at all times, as determined by the Galt Police Department.

c. Exterior Lighting. The developer shall provide exterior lighting sufficient to illuminate entire
site.

3. Drainage Facilities and Utilities. All storm drainage facilities shall be placed underground in
conformance with City standards. All utility distribution facilities installed in and for the purpose
of supplying service shall be placed underground, except equipment appurtenant to underground
facilities, such as surface-mounted transformers, pedestal-mounted terminal boxes, meter
cabinets, and concealed ducts. The developer is responsible for complying with the requirements
of this section and shall make the necessary arrangements with the utility companies involved in
the installation of said facilities.

4. Applicable specific plan requirements.

5. Galt Landscape Design Guidelines.

6. Applicable provisions found in the Galt Municipal Code and all applicable standards and
specifications not otherwise included in this code.

First Component: Commercial/Mixed Use

Exterior Wall Treatments: The elevations will include a combination of stucco with 515 square feet
of frontage glazed, two different paint colors, and masonry rock veneer. There will also be overhangs
over the first-floor windows and doors that help provide architectural diversity.

Architectural Diversity: The project meets all the design guidelines for commercial development per
GMC 18.20.060 Commercial zoning districts general design standards requiring:

e Facades greater than fifty (50) feet in length, measured horizontally, shall incorporate wall
plane projections or recesses having a depth of at least three percent (3%) of the length of
the facade and extending at least twenty percent (20%) of the length of the facade. No
uninterrupted length of any facade shall exceed fifty (50) horizontal feet. Ground floor
facades that face public streets shall have arcades, display windows, entry areas, awnings,
or other such features along no less than sixty percent (60%) of their horizontal length.
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Community Plaza Area: The project will feature a community plaza area between the second and
third buildings and provide circular picnic tables, tiered seating with café tables, and landscaping.

Dining Patio Area: The project will provide a dining patio area next to building four with circular dining
tables with umbrellas at each.

Figure 14 and 15: Tiered seating, café tables, and umbrellas

Second Component: Single-Family Row Homes
Roofing: Both four- and five-unit buildings will feature asphalt shingle roofing material.

Exterior Wall Treatments: The elevations include a combination of stucco, board and batten, and
masonry veneer. Each plan has a different color variance that flows with each other to provide a
uniform but unigue elevation. Front porches are also featured on elevations A, B, D1, and E on the
five-unit buildings and elevations A, D2, and E on the four-unit buildings.

Garage Door: The project will feature one light near the garage door and one light near the front
door for each unit. There is a variation of garage door styles (one per plan).

Front Door Variation: The project will feature a different door for each plan.

Community Parklets: There will be three parklets throughout the community that include a pickleball
court, basketball half-court, “tot” play structure, multi-use turf areas, outdoor workout pavilion with
exercise equipment, and picnic and seating areas. The parklets will managed and maintained by the
community’s HOA.

Third Component: Senior Triplexes/Duplex
Roofing: The triplex buildings and duplex will feature asphalt shingle roofing material.
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Exterior Wall Treatments: Elevation for Triplexes and duplex will be stucco with a center order and
two-color variation. The elevations will also feature window trim and diamond design accents to
enhance the appearance.

Garage Door: The project will have a garage space for each unit and an exterior light next to each
unit’s garage door.

Walls, Fencing and Signage: The sound wall will back the row homes on S. Carillion Blvd., be
placed between the row homes and all play areas, and between the commercial/mixed use project
and the row homes. The horizontal wood fence will be placed with shrubs between the senior
triplex buildings. A good neighbor fence will be placed between the row homes. Each community,
the commercial/mixed use, row homes, and senior triplexes, will have its own entry signage on S.
Carillion Blvd. The Row Home signage is a corten steel panel in a black powder-coated steel frame
mounted to the masonry wall into the community. Carillion Commons in a corten steel panel
bracketed to black powder-coated steel posts with a 2-inch-wide wood border.

Figures 17 and 18: Sound Wall and Material Legend
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Figures 21, 22, and 23: Good Neighbor, Sideyard, and Horizontal Wood Fencing
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Conditional Use Permit

The Galt Municipal Code requires a project applicant obtain a conditional use permit (“CUP”) for
mixed-use residential in the commercial zone. The remainder of P1 will be mixed-use to
accommodate the proposed mixed-use of shops on ground floor and residential units on the
second floor. P1 is zoned commercial. Thus, a CUP is required.

Per GMC section 18.68.130(B), a CUP may be approved, or conditionally approved, so long as the
following findings can be made:

The Planning Commission may approve or conditionally approve an application for a conditional
use permit if it finds all of the following:

1. The proposed use is consistent with the goals and policies of the General Plan and any
applicable specific plan.

2. The proposed use is consistent with the purpose of the applicable zoning district or
districts.

3. The proposed use is listed as a use subject to a conditional use permit in the applicable
zoning district or districts or a determination of similar use has been made in accordance
with the procedures set forth in Section 18.68.090.

4. The proposed use meets the minimum requirements of this code applicable to the use
and complies with all other applicable laws, ordinances, and regulations of the City and the
state of California.

5. The proposed use will not be materially detrimental to the health, safety, or welfare of the
public or to property and residents in the vicinity.

6. The proposed use is suitable for the site and is compatible with neighboring uses.

As discussed infra, the proposal meets all underlying plans and goals for the area — residential
uses with some commercial mixed in. This is a site specifically zoned and designated for
commercial uses but meant to be “compatible with the surrounding residential neighborhoods.”
Given the specific property fronts a major through-way, this is a reasonable place in the overall
development to have commercial uses but while blending in with the surrounding and developing
residential uses. Thus, it makes planning sense to have mixed-use here. 12 units are proposed,
three per building. Multiple-family dwelling, three or more is allowed with a conditional use permit.
(See, GMC Table 18.20-1.)

ATTACHMENT(S):

Resolution 2026- 10 Recommending CC accept the Addendum to the Dry Creek Oaks IS/MND
Exhibit A Addendum
Resolution 2026- 11 Recommending CC approval of Project General Plan Amendment
Exhibit A GPA Exhibit
Resolution 2026- 12 Recommending CC approval of Project Rezone
Exhibit A Rezone Exhibit
Resolution 2026- 13 Recommending CC approval of Project TSM
Exhibit A Tentative Subdivision Map
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Exhibit B Conditions of Approval

Resolution 2026- 14 Recommending CC approval of Project Design Review
Exhibit A Design Review

Resolution 2026- 15 Recommending CC approval of Conditional Use Permit
Exhibit A CUP



