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To: Bryan H. Montgomery, City Manager

From: Kenneth W. Strelo, Senior Planner

Subject: Emerson Ranch Neighborhood 6 Work Session

Summary

This is a work session on an application submitted by Mike Evans of DeNova Homes
(“Applicant”) requesting approval of Emerson Ranch Neighborhood 6, including 1) a General
Plan Amendment to designate approximately 16 acres of an existing approximately 25 acre
undeveloped commercial site from “Commercial” to “Multi-Family, Low”, 2) a Rezone to
amend a Planned Development (P-1) District, 3) a Vesting Tentative Map to subdivide
approximately 16 acres into 105 single family lots with associated improvements, and 4) a
Final Development Plan for the portion of the P-1 District modified by the tentative map.

Since this is a work session, there are no draft findings, conditions of approval, or Staff
recommendation for approval or denial, and hence, no process to approve or deny the
project. The purpose of this Work Session is to encourage discussion on the proposed
project.

Background

Emerson Ranch Subdivision Approvals

City Council approval of the Emerson Ranch Subdivision occurred in September of 2010.
That project approval included 567 single family dwelling units, an approximately 24-acre
commercial site, a neighborhood park, stormwater pond, trails, and design review of homes,
walls and landscaping within the 140-acre Emerson Ranch. In May of 2013, per the request
of a new developer (Brookfield Homes), the City Council approved an amendment to the
Final Development Plan (See Figure 1) along with updated home design review. That
approval included minor changes to internal road circulation and the typical lot sizes and
setbacks in Neighborhoods 1, 2, 3 and 5; removal of the “Z" lot design from the original plan;
relocation of the lots adjacent to the park; and other minor changes to lot layout and
common landscaped areas. The total lot number, ingress and egress locations, general
circulation, park location, and overall density of the project remained the same.
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Figure 1.

Approved Final
Development Plan
showing the 5
neighborhoods, street
layout, park, pond, and
commercial site.

Commercial Site General Plan Designation History

Prior to adoption of the Emerson Ranch Subdivision in 2010, there were approximately 12
acres of commercially designated land split between the Emerson Ranch and Gilbert Ranch
(located directly east, across Sellers Avenue and approved as Vesting Tentative Map 9033)
properties. The General Plan Amendment approved with the Emerson Ranch Vesting
Tentative Map combined the commercial acreage onto the Emerson property and enlarged
it to approximately 24 acres.

Original Apartment Alternative Not Approved

As part of the original Emerson Ranch Subdivision 8032 application, the Environmental
Impact Report (“EIR”) (including the Draft and Final EIRs and Partially Recirculated EIR),
included the following project alternatives analyses: No Project/No Development
Alternative; Minimum Density Clustered Development Alternative; All Residential Alternative;
On-Site School Alternative; and Apartment and Commercial Akernative (“apartment
alternative™). The City Council certified the EIR with the proposed project, thereby not
approving any of the project alternatives.

The apartment alternative would have allowed 12 acres of the approximately 24 acre
commercial site to be developed as an apartment complex in the event development of the
commercial center was unsuccessful. Given the lack of established criteria and thresholds
in that proposal, the City Council introduced the project’s rezone ordinance (P-1 District) in
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2010, and made findings to delete the apartment altemative as a permitted use and delete
the apariment site plan and references in the Planned Development ("PD”) Plan and Design
Review packet. In order to acknowledge the applicant's concem that development of the
entire commercial acreage may be not feasible, language was added allowing
reconsideration of the apartment altemative no sooner than March of 2013. Prior to the
proposed project, an application for reconsideration had not been proposed.

Proposed Project

What is being proposed?

The area of land associated with the .
proposed project lies within the existing Figure 2.
approved Emerson Ranch Subdivision. : -
Specifically, the land is currently a part
of the approximately 25 acres of
“Commercial” designated land located
in the southeast corner of the
subdivision at the northwest corner of
Sellers Avenue and East Cypress
Road (See Figure 2). The proposed
project would occupy a majority of the
eastern and northern portion of that
land, leaving approximately eight acres
(after road dedication) of commercial
land in the southeast corner of the
Emerson Ranch Subdivision.
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The applicant is proposing to amend the General Plan designation on approximately 16 of
the approximately 25 acres of the “Commercial’ designated land to “Muiti-Family, Low”
(maximum gross density of 9.6 dwelling units per acre) and then subdivide those
approximate 16 acres into 105 single family residences (resulting in 6.56 dwelling units per
acre). If approved, the available space for commercial development would be reduced from
approximately 25 acres to approximately eight acres and the number of single family
residential units within the Emerson Ranch Subdivision would increase from 567 to 672
dwelling units.

How does this compare to what is currently approved in Emerson.Ranch?

The Emerson Ranch Subdivision currently has five residential “neighborhoods”, each with
different average lot sizes, specific development regulations, and house plans and
architecture. The proposed project would create a sixth residential neighborhood.
Comparisons of the existing and proposed neighborhoods are in Table 1, below:
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Table 1. Summary of Existing and Proposed Emerson Neighborhoods

Average Min. Side
Numberof | Min. Lot | Typical Lot Lot Sige Yard
Lots Width (ft.) | Depth (ft.) Sethacks
(sq. ft.) (ft)
Neighborhood 1
(Merritt) 97 60 100 6,780 5and 5
Neighborhood 2 221 48 100 5,428 5and 5
(Laurel)
Neighborhood 3
(Orchard) 86 43 85 3,970 5and 5
Neighborhood 4 60 40 90 4,940 5 and 5
{un-named)
Neighborhood 5
(Willow) 103 44 72 3,400 5and 5
Proposed Not
Neighborhood 6 105 45 80 4065 | gpecified

For the sake of comparison, the proposed Neighborhood 6 would rank fourth out of six in
average lot sizes (Neighborhood 1 being the largest). The combined average lot size of
Neighborhoods 1-5 calculates out to approximately 5,018 square feet per lot. With the
addition of Neighborhood 6, as proposed, the combined average lot size would calculate out
to approximately 4,869 square feet per lot. This means Neighborhood 6 would have an
average lot size of approximately 950 square feet less than the existing approved combined
average lot size, and impact that existing combined average lot by reducing it approximately
150 square feet per lot.

Changes to Subdivision Layout

As proposed, the General Plan Amendment proposed as part of Emerson Ranch
Neighborhood 6 would essentially “shrink” the commercial area down into the southeast
comer of the subdivision by pushing the commercial site’s western boundary further east,
and its northern boundary further south. Residential streets would border a majority of the
west and north edges of the commercial site. This results in a change from the approved
layout, which had the subdivision entry street off of East Cypress Road bordering the
western edge of the commercial site, and the rear yards of approximately 15 homes
bordering the northern edge of the commercial site (See Figure 1). As proposed, the side
yards of two homes would border the commercial site. One of those two homes, along with
nine additional homes would back up to East Cypress Road, and the other home, along with
six additional homes would back on Sellers Avenue (See Figure 2).
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In regards to internal circulation, the proposed project would create an additional street off of
the subdivision entry street. That 3-way intersection would be located approximately 300
feet north of East Cypress Road. Also, an existing street curve that created three pie
shaped lots within Neighborhood 4 would be punched through in order to provide access to
the northern portion of Neighborhood 6.

Proposed Home Designs

On April 16, 2015, DeNova Homes submitted an application for Design Review of the
homes fo be proposed as part of Emerson Neighborhood 6. Staff has not had adequate
time to analyze the proposed homes or Development Plan, but the applicant has requested
the plans be included in this work session to aid in discussion to which Staff has agreed.

Work Session Discussion

Why a Work Session?

In general, a work session environment allows for less formal discussion and potentially
more open dialogue than a formal public hearing setting. Specifically, over the past couple
of years, three of the neighborhoods within Emerson Ranch Subdivision have been the
subject of proposed design review applications for house designs, landscaping, street trees,
and other design related aspects of the development. When the design review for
Neighborhood 3 (Orchard) was brought to public hearing, the Council asked questions
related to the smalier lot sizes (average 3,970 square feet). Staff's response included a brief
explanation of P-1 (Planned Development) Districts, and how they may contain
development regulations (e.g. minimum lot size, setbacks, building height) specific to a
given project to allow for smaller lots (smaller than the conventional R-6 District, which is
6,000 square feet minimum) in order to achieve General Plan gross densities when a project
includes other amenities (in this case a park, stormwater pond and trails). Also, as a
formality, the formerly approved vesting tentative map included the lots at their respective
sizes. During the hearing for Neighborhood 3, Staff announced that there were two
additional neighborhoods that would eventually have design review presented at a public
hearing, and that those neighborhoods also had smaller lots. The proposed project is not
one of those previously approved neighborhoods and is not the part of a previously
approved vesting tentative map.

Since, 1) Emerson Neighborhood 6 is not a part of the existing approved vesting tentative
map, 2) these small iots have not previously been approved, and 3) the applicant is seeking
to amend the General Plan Land Use diagram to accommodate them, Staff felt it best to
present this item in a less formal setting to allow the Council to ask questions of the
applicant and as to the underlying reasons for requesting less commercial area and more
small lot single family homes. The desired outcome is to allow the applicant to present the
project in more depth to the Council than what is normal for a public hearing, and allow the
Council to seek dialogue while not being presented with a legislative and land use
entitlement decision.
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Ideas for Discussion

The Council may choose to discuss or ask questions regarding any details of the proposed
project. In addition to any topics that may arise, Staff suggests the following potential topics
for discussion:

What, if any, are the long-term impacts of reducing the amount of vacant available
acreage of Commercial designated land in the East Cypress Road/Corridor area?

Currently, there are approximately 65 acres of vacant “commercial” land east of the
railroad tracks and within the City of Oakley. Approximately, 40 of those acres are
located within the East Cypress Corridor Specific Plan, and there is an option to allow
20 of those acres to be developed with residences rather than commercial square
footage, potentially resulting in a total of approximately 45 acres of vacant
commercial land. At build out, the approved tentative maps on East Cypress Road
and planned new units in the East Cypress Corridor, including Summer Lake South,
could provide approximately 5,700 new residences.

Is there a community benefit achieved by adding additional small-lot residential units
to Emerson Ranch that were not anticipated with the original P-1 District?

The purpose of a P-1 District is to allow diversification in the relationship of various
uses, buildings, structures, lot sizes and open spaces to ensure compatibility, with
surrounding land uses, and to ensure substantial compliance with the General Plan
and the intent of the Municipal Code in requiring adequate standards necessary to
satisfy the requirements of the public health, safety and general welfare.

Are there other desirable layout designs (streets, lots, etc.), densities, lot sizes, or
land uses that could replace a portion of the Commercial land, or is the existing
commercial land use preferred?

Recommendation

City Council receive the Staff Report and conduct a work session on the proposed project.

Attachments

1.
2.
3.

Vicinity Map

Approved Emerson Ranch Subdivision 2032 Final Development Plan
Applicant’s Plans (Proposed Vesting Tentative Map, Development Plan, Design
Review of Homes)




Attachment 1

Vicinity Map
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