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REGULAR MEETING OF THE
CITY OF CONCORD
PLANNING COMMISSION

Wednesday, October 5, 2016
6:30 p.m. — Council Chamber
1950 Parkside Drive, Concord

Planning Commission Members:

Carlyn Obringer, Chair LaMar Anderson, Commissioner

Jason Laub, Vice Chair Ray Barbour, Commissioner
Dominic Aliano, Commissioner

REGULAR MEETING
6:30 p.m. — Council Chamber

I ROLL CALL
II. PLEDGE TO THE FLAG
III. PUBLIC COMMENT PERIOD

IV. ADDITIONS/ CONTINUANCES / WITHDRAWALS
V. CONSENT CALENDAR
1. 9/21/16 Meeting Minutes
VI. COMMISSION CONSIDERATIONS
VII. PUBLIC HEARINGS - None
VIII. STUDY SESSION
1. Argent Concord (PL16333 — UP, DR) — Study Session for a new high density
residential building with approximately 171 new residential units, and podium
and subterranean parking on a 1.57-acre site at 2400 Willow Pass Road. The
General Plan designation is Downtown Mixed Use; Zoning classification is DMX

(Downtown Mixed Use, 10,000 sg. ft. minimum lot area); APN 126-082-008.
Project Planner: Afshan Hamid @ (925) 671-3281

IX. STAFF REPORTS/ANNOUNCEMENTS

X. COMMISSION REPORTS / ANNOUNCEMENTS
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XI.  FUTURE PUBLIC HEARING ITEMS

XIl.  ADJOURNMENT

NOTICE TO PUBLIC

ADA ACCOMMODATION

In accordance with the Americans With Disabilities Act and California Law, it is the policy of the City of Concord to offer its
public programs, services and meetings in a manner that is readily accessible to everyone, including those with disabilities. If
you are disabled and require a copy of a public hearing notice, or an agenda and/or agenda packet in an appropriate alternative
format; or if you require other accommodation, please contact the ADA Coordinator at (925) 671-3021, at least five (5) days in
advance of the hearing. Advance notification within this guideline will enable the City to make reasonable arrangements to
ensure accessibility.

APPEALS

Decisions of the Planning Commission on use permits, variances, major subdivisions, appeals taken from decisions of the Zoning
Administrator or staff interpretations of the Zoning Code may be appealed to the City Council. Appeals and the required filing
fee must be filed with the City Clerk within ten (10) days of the decision.

If you challenge any of the foregoing described actions in court, an appeal first of said actions to the Zoning Administrator,
Planning Commission, and/or City Council (as applicable) in the manner and within the time period established in Development
Code Chapter 18.510 (Appeals and Calls for Review) is required, you may be limited to raising only those issues you or someone
else raised at the public hearing described in this notice, or in written correspondence delivered to the Zoning Administrator
and/or Planning Commission (as applicable) at, or prior to, said public hearing.

APPLICANT’S SUBMITTAL OF INFORMATION

Submittal of information by a project applicant subsequent to the distribution of the agenda packet but prior to the public hearing
may result in a continuance of the subject agenda item to the next regularly scheduled Planning Commission meeting, if the
Commission determines that such late submittal compromises its ability to fully consider and evaluate the project at the time of
the public hearing.

CONSENT CALENDAR

Adoption of the Consent Calendar may be made by one motion of the Planning Commission, provided that any Commissioner,
individual, or organization may request removal of an item from the Consent Calendar for separate consideration. If a request for
removal of an item from the Consent Calendar has been received, the Chair may defer action on the particular item and place the
same on the regular agenda for consideration in any order s/he deems appropriate.

CORRESPONDENCE

Correspondence and writings received within 72 hours of the scheduled Planning Commission meeting that constitute a public
record under the Public Records Act concerning any matter on the agenda is available for inspection during normal business
hours at the Permit Center located at 1950 Parkside Drive, Concord. For additional information contact the Planning Division at
(925) 671-3152.

HEARINGS

Persons who wish to speak on hearings listed on the agenda will be heard when the hearing is opened, except on hearing items
previously heard and closed to public comment. Each public speaker should limit their comments to three (3) minutes or less.
The Chair may grant additional time. The project applicant normally shall be the first person to make a presentation when a
hearing is opened for public comment. The project applicant’s presentation should not exceed ten (10) minutes unless the Chair
grants permission for a longer presentation. After the public has commented, the item is closed to further public comment and
brought to the Planning Commission level for discussion and action. Further comment from the audience will not be received
unless requested by the Commission. No public hearing or hearing shall commence after 11:00 p.m. unless this rule is waived by
majority vote of the Commission.
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MEETING RECORDS

Planning Commission meetings are available for viewing on the City’s website, www.cityofconcord.org and at the Concord
Public Library. Copies of DVDs of the Planning Commission Meeting are available for purchase. Contact the Planning Division
at (925) 671-3152 for further information.

NOTICE TO THE HEARING IMPAIRED

The Council Chamber is equipped with Easy Listener Sound Amplifier units for use by the hearing impaired. The units operate in
conjunction with the Chamber's sound system. You may request the Easy Listener Phonic Ear Personal Sound Amplifier from
the staff for personal use during Commission meetings.

ROUTINE AGENDA ITEMS AND CONTINUED ITEMS

All routine and continued items will be considered by the Planning Commission at the beginning of the meeting. There will not
be separate discussions of these items unless a request is made prior to the time the Planning Commission considers the motions.

SPEAKER'S CARD

Members of the audience who wish to address the Planning Commission should complete a speaker's card available in the lobby
or at the front bench. Submit the completed card to staff before the item is called, preferably before the meeting begins.

TELEVISED MEETINGS

All Planning Commission meetings are broadcast live on Astound Broadband channel 29 and Comcast channel 28. The meeting
is replayed on the Thursday following the meeting at 8:00 a.m., 2:00 p.m. and 8:00 p.m. Replays are also broadcast on Fridays
and Saturdays. Please check the City website, http://www.cityofconcord.org/about/citynews/tvlistings.pdf or check the channels
for broadcast times.

NEXT PLANNING COMMISSION MEETINGS:

October 19, 2016: 6:30 pm — Council Chamber
November 2, 2016: 6:30 pm — Council Chamber



http://www.cityofconcord.org/
http://www.cityofconcord.org/about/citynews/tvlistings.pdf

REGULAR MEETING OF THE
CITY OF CONCORD PLANNING COMMISSION
COUNCIL CHAMBER, 1950 PARKSIDE DRIVE
CONCORD, CALIFORNIA

Wednesday, September 21, 2016

A regular meeting of the Planning Commission, City of Concord, was called to order by Chair
Obringer at 6:32 P.M., September 21, 2016, in the City Council Chamber.

ROLL CALL

COMMISSIONERS PRESENT:  Chair Carlyn Obringer
Vice Chair Jason Laub
Commissioner Dominic Aliano
Commissioner LaMar Anderson
Commissioner Ray Barbour

STAFF PRESENT: Laura Simpson, Planning Manager
Margaret Kotzebue, Senior Assistant City Attorney
G. Ryan Lenhardt, Senior Planner
Frank Abejo, Principal Planner
Kevin Marstall, Senior Civil Engineer

PLEDGE TO THE FLAG

Vice Chair Laub led the pledge.

PUBLIC COMMENT PERIOD

None was heard.

ADDITIONS / CONTINUANCES / WITHDRAWALS

None were announced.

CONSENT CALENDAR

No public comment was heard.

APPROVAL OF MINUTES

Motion was made by Commissioner Aliano, and seconded by Vice Chair Laub to
approve the meeting minutes of August 17, 2016. The motion was passed by the
following vote:

AYES: Aliano, Laub, Anderson, Barbour, Obringer

NOES: None

ABSTAIN: None
ABSENT: None
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VI.

VII.

COMMISSION CONSIDERATIONS
There were none.
PUBLIC HEARINGS

Concord Village (PL15438 — UP, MP, DR) — Application for a Use Permit and Design
Review for a 230-unit apartment project with approximately 3,000 sq. ft. of amenity
space and a Minor Use Permit for a density bonus to increase the density to 110 units per
net acre on a 2.3 gross acre site at 2400 Salvio Street and 2401 and 2471 Willow Pass
Road. The General Plan land use designation is Downtown Mixed Use; zoning
classification is DMX (Downtown Mixed Use); APN’s: 126-083-011, -012, -013.
Pursuant to the provisions of the California Environmental Quality Act (CEQA) of 1970,
as amended, and pursuant to Section 15332 “In-Fill Development Projects,” the project is
classified as a Class 32 Categorical Exemption, as the project is 1) consistent with the
City’s General Plan and zoning; 2) occurs within city limits on a project site no more than
five acres substantially surrounded by urban uses; 3) the project has no value as habitat
for endangered, rare or threatened species; 4) there will be no significant effects relating
to traffic, noise, air quality or water quality; and 5) the site can be adequately served by
all required utilities and public services. Therefore, no further environmental review is
required. Project Planner: G. Ryan Lenhardt @ (925) 671-3162 This item was
continued from the August 17" meeting.

Senior Planner, Ryan Lenhardt, presented the project and answered questions from the
Planning Commission.

Public Comment

Motion was made by Vice Chair Laub and seconded by Commissioner Aliano to
continue the public hearing to a date uncertain. The motion passed by the following vote:

AYES: Laub, Aliano, Anderson, Barbour, Obringer
NOES: None
ABSTAIN:  None
ABSENT: None

Shiva Murugan Cultural Center (PL15426 — UP, DR, RT) — Application for a Use
Permit Amendment, Design Review, and Protected Tree Removal to demolish an existing
Shiva Murugan Temple, annex building, residence with carport, and a cottage, and
construct a new Temple and annex building measuring 7,075 sq. ft. and 6,731 sg. ft.
respectively, on a 0.73-net acre site at 1803 Second Street. The General Plan designation
is Commercial Mixed Use; Zoning classification is CMX (Commercial Mixed Use);
APN’s 113-011-008, -010, -016, and -017. Pursuant to the provisions of the California
Environmental Quality Act (CEQA) of 1970, as amended, and pursuant to Section 15332
“In-Fill Development Projects,” the project is classified as a Class 32 Categorical
Exemption, as the project is 1) consistent with the City’s General Plan and zoning; 2)
occurs within city limits on a project site no more than five acres substantially surrounded
by urban uses; 3) the project has no value as habitat for endangered, rare or threatened
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species; 4) there will be no significant effects relating to traffic, noise, air quality or water
quality; and 5) the site can be adequately served by all required utilities and public
services. Therefore, no further environmental review is required. Project Planner: G.
Ryan Lenhardt @ (925) 671-3162

Senior Planner, Ryan Lenhardt, presented the project and answered questions from the
Planning Commission.

Sharad Lal, architect from SKL Associates, explained the history and features of the
project and answered questions from the Planning Commission.

Public Comment

Ravi Nadesan expressed his gratitude to the Temple board and City staff for their
assistance with the project.

George Charron, property owner, expressed his concerns with parking, sidewalks and
drainage.

Melanie Charron, property owner, expressed her concerns with homeless people around
the neighborhood, drainage and parking issues.

Ken Alcock, of Milani & Associates, addressed drainage issues on the site and how it
will be alleviated.

Ross Wells, landscape architect at HWA Landscape Architecture, answered questions
about the bioswales on the project.

Motion was made by Vice Chair Laub and seconded by Commissioner Aliano to adopt
Resolution No. 16-25PC approving Shiva Murugan Cultural Center Use Permit
Amendment, Design Review, and Protected Tree Removal (PL15426 - UP, DR, RT),
subject to the Conditions of Approval set forth in Attachment A to Resolution 16-25PC.
The motion passed by the following vote:

AYES: Laub, Aliano, Anderson, Barbour, Obringer
NOES: None
ABSTAIN: None
ABSENT: None

The Tire Shop (PL16121 — UP) — Application for a Use Permit to establish an
Automotive Maintenance Service business specializing in tire repair and maintenance at
2900 Willow Pass Road. The General Plan designation is Commercial Mixed Use;
Zoning classification is CMX (Commercial Mixed Use); APN 113-041-033. Pursuant to
the provisions of the California Environmental Quality Act (CEQA) of 1970, as
amended, this project is classified as Categorically Exempt pursuant to Section 15301
Class 1 “Existing Facilities,” and therefore no further environmental review is required.
Project Planner: Frank Abejo @ (925) 671-3128
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VIII.

Principal Planner, Frank Abejo, presented the project and answered questions from the
Planning Commission.

Kevin Marstall, Senior Civil Engineer, answered a question from the Commission
regarding a deferred improvement agreement.

Waseem Iqgbal, representing the applicant, spoke about the project and answered
questions from the Planning Commission.

Jawaal Ibrahim, project applicant, explained the recycling of the tires and when and how
the business would be operating.

Public Comment

Motion was made by Vice Chair Laub and seconded by Commissioner Aliano to adopt
Resolution 16-26PC approving The Tire Shop Use Permit (PL16121 — UP), subject to the
Conditions of Approval set forth in Exhibit A to Resolution 16-26PC with an additional
condition of an eight foot tall fence be constructed along the southern property line prior
to final inspection and hours of operation from Monday through Saturday, 8:00 am to
7:00 pm. The motion passed by the following vote:

AYES: Laub, Aliano, Anderson, Barbour, Obringer
NOES: None
ABSTAIN:  None
ABSENT: None

STAFF REPORTS / ANNOUNCEMENTS

Planning Manager Laura Simpson announced the ribbon cutting of Oakmont Senior
Living Center on September 22" at 4:00 p.m.

COMMISSION REPORTS/ANNOUNCEMENTS

Commissioner Aliano mentioned he has been in the Oakmont Senior Living Center and
stated staff did an excellent job on the project.

FUTURE PUBLIC HEARING ITEMS

Planning Manager Laura Simpson announced that Frank Abejo has been promoted to
Principal Planner and also announced at the September 27" City Council Meeting the
recommendation of the adoption of the Bicycle and Pedestrian Plan will be considered
and the October 5™ Planning Commission will have a study session on the Argent
Concord project and the October 19™ meeting will have the Planning Division work
program and a right of way vacation project.

Chair Obringer announced on Saturday, September 24" from 10:00 am to 2:00 pm there
will be a ribbon cutting of the Detroit Avenue Bike and Pedestrian improvements and all
of the public is invited.
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Xl. ADJOURNMENT

Chair Obringer asked that tonight’s adjournment be in memory of Dick Allen who passed
away recently. Vice Chair Laub moved to adjourn at 9:18 P.M. Commissioner Aliano
seconded the motion. Motion to adjourn was passed by unanimous vote of the
Commissioners present.

APPROVED:

Laura Simpson, AICP
Planning Manager

Transcribed by Grant Spilman,
Administrative Coordinator



STUDY SESSION ITEM

Concord REPORT TO PLANNING COMMISSION

DATE: October 5, 2016
SUBJECT: STUDY SESSION REGARDING ARGENT CONCORD

Recommendation:  Staff recommends that the Planning Commission hear the request and provide
direction. No formal action by the Planning Commission is required.

| Introduction

This study session intends to provide the Planning Commission an opportunity to discuss the “Argent
Concord” development and to provide direction to staff and the applicant regarding the
inconsistencies between the applicant’s proposal and the Development Code requirements. Any
additional recommendations by the Planning Commission will be examined by staff and addressed as
part of the applicant’s formal review with Planning Commission at a later date.

1L Background
On March 30, 2016, the applicant, David Jones, and the project architect, KTGY for Argent Concord

at 2400 Willow Pass Road, a new multi-family residential development, appeared before the Early
California Architectural Review Committee (ECAR) and Design Review Board (DRB) for a
preliminary review (prior to any application). In general there was support for the modern design, and
the ECAR and DRB recommended a four sided architecture be further developed.

On April 26, 2016, the applicant filed a preliminary application for Design Review. On May 12,
2016, the DRB conducted a Conceptual Design Review of the preliminary application. The applicant
further developed the design based on comments from the March 30" ECAR meeting. The
Development Code requires Preliminary Application review for all infill residential projects. The
purpose of the review is to provide feedback on project requirements and potential issues and to guide
applicants prior to preparing a formal application. The Board provided the applicant with comments
regarding the site design, architecture, and landscaping. Overall the DRB was supportive and
provided more detailed comments on the architecture.

On August 12, 2016, the applicant filed a formal application for a Use Permit, Minor Use Permit and
Design Review.

The Development Advisory Committee (DAC) reviewed the application on August 23, 2016 and on
September 9, 2016 deemed the application incomplete. The DAC raised concerns about loading and
unloading proposed on Concord Boulevard, parking stall widths at certain locations. Staff noted the
requirement for a Parking Demand Study and Transportation Demand Management program to
support the request for reduced parking within the Transit-oriented Overlay District, and an Initial
Study for CEQA review. The DAC also requested that clarifications be made on the site plan,
elevations, and the landscape plan. The DAC comment letter has been forwarded to the applicant.
Some of the comments raised in the DAC letter are being referred to the Planning Commission as part
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1.

of a Study Session, as the developer is requesting some variations related to parking from standard
development regulations.

A Preliminary Design Review is scheduled with the Design Review Board for September 22, 2016. A
summary of the Board’s comments will be shared with the Planning Commission at the October 5,
2016 meeting.

A Neighborhood Meeting is scheduled for September 27, 2016. A summary of the comments and
issues raised at the Neighborhood Meeting will be shared with the Planning Commission at the
October 5, 2016 meeting.

Proiect Description

The 1.53 net acre site is one parcel, with four street frontages, bordered by Salvio Street, Willow Pass
Road, East Street, and Port Chicago Highway. The site is mostly flat and is considered an infill
property. The site currently has the vacated Blockbuster Video building and associated parking lot,
which is proposed to be demolished. Vegetation is limited to street trees and some onsite landscaping,
much of which will be removed once development begins.

The proposed seven-story building is a contemporary residential architecture with an open courtyard
feature on the third floor facing west and a three level garage, combination below grade and podium
style with 272 parking spaces. The building is oriented toward East Street with residential entries on
Willow Pass Road and Concord Boulevard. The garage entrance is off Port Chicago Highway only.
The development offers a mix of studios, one-bedroom, two-bedroom, and townhomes units. The
amenities include a bike storage/work area and pet area on the first level, swimming pool and
courtyard area on the third level. The site plan indicates one vehicular access off Port Chicago
Highway, which is supported by the Planning, Engineering and Transportation Divisions. East Street
will serve as the primary elevation with townhome units. The applicant is proposing a loading zone
off Concord Boulevard.

The apartment units range in size from 645 sq. ft. to 1,350 sq. ft. in three different plan types. The
layout is a double loaded corridor, which offers residents either interior courtyard views or exterior
facing views. Each of the units has a small deck. The modern architecture incorporates an
asymmetrical design with two main masses, each mass being complimentary to the other, yet having a
slightly different architectural language. The L shaped mass on Willow Pass Road and Port Chicago
Highway acts as the main residential entrance with articulated bays, balconies and overhanging eaves.
The rectangular mass on Concord Boulevard is defined by planes, with bays projecting from the main
plane, and the roofline is a crisp 90 degree with a fascia on top. Bridges connect the two masses.

The applicant is proposing a defined pedestrian edge along all four streets with special paving, trees
and landscape areas. The proposed landscaping includes a third level, above the podium garage,
which includes a pool, metal shade structures, lounge areas, cooking areas with grills. Sheet L3.1,
depicts many of the site furnishings proposed. The furnishings are in keeping with the more
contemporary style of architecture and will complement the project.
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Discussion

The purpose of the study session is to solicit the Planning Commission’s direction on a preferred path
forward for Argent Concord. Staff has identified the following Development Code requirements
italicized below followed by a brief description of how the project complies with the standard and
staff’s recommendation for discussion.

1) Site Plan
The Downtown Mixed Use (DMX) district requires front and corner side yard setbacks of 10 feet.

The building has four primary streets and is proposed as a full development block on one parcel.
The building front is Concord Boulevard. The majority of the building maintains a 10 foot
setback, except at the townhome entrance and patio area. The building at the townhome projects 8
feet into the setback.

The building comer side yard setbacks are along Port Chicago Highway. The building is
maintaining a two foot setback.

e Discuss whether the site should be redesigned to meet the setbacks, or whether the
development standards should align with the stated guidelines in the Downtown Specific Plan
(DTSP). For instance, in the DMX zone, the development code calls for 10 feet setbacks for
the front and comer sides of parcels and zero feet setbacks for the rear and interior sides.
However, (similar to the interpretation provided in the neighboring Concord Village project),
because the project is a full block development and irregularly-shaped, the development code
also provides that the planning division shall determine setbacks on a case-by-case basis in
this instance. (Section 18.150.140 (C)(7). The DTSP states that all new development on
primary streets should build to zero front lot line with exceptions for any usable, publicly-
accessible, at grade open space such as small plaza, pocket park, or a pedestrian alley. Here,
the building is on a full development block on one parcel in the downtown area where zero lot
lines are encouraged; accordingly, staff is in support of zero lot line on all four primary streets.
The applicant is proposing to landscape around the perimeter of the site with street edge
plantings and perimeter plantings which will help soften the pedestrian edges.

Loading and service areas shall be on the same site for which they are required, ensure loading,
unloading and vehicle maneuvers take place on site, and not within the public rights-of-way
(Section 18.160.150).

The configuration of the loading/unloading area/trash enclosure as currently designed occurs
within the right-of~way on Concord Boulevard. The proposed design may pose other traffic,
circulation, and safety issues. The width of the loading and unloading area is undersized.
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e The loading/unloading and trash enclosure area should be reconfigured so that trash
receptacles are not transported across the sidewalk into the public right of way, and the vehicle
loading/unloading zone is situated as close to the building as possible.

The Downtown Corridors Plan was recently adopted by City Council on September 13, 2016.
The guidelines express a cohesive vision. They provide direction to City staff members charged
with improvements to the public right-of-way. While the focus is on the three study corridors,
many of the guidelines could readily be applied to other streets. The guidelines propose new
street light standards for pedestrian and street lighting.

The Civil plan indicates removal and replacement of lighting. Staff would like to see the new
standard for street lights applied to the development.

¢ Discuss whether the new street light standards are applicable to new developments as part
of improvements within the right-of-way.

Parkin

The rﬁulti-family residential use classification requires 272 parking stalls based on the proposed
number and type of bedrooms.

The project proposes 272 parking stalls where 342 parking stalls are required. The project is
deficient by 70 parking spaces. Several of the parking stalls adjoin columns or other obstructions
and do not meet the minimum dimensional requirements. The removal and/or modification of
these parking stalls will exacerbate the amount of deficient parking.

o Discuss whether a reduction of 25 percent is appropriate with the approval of a Use Permit, a
parking demand study and transportation demand management program or whether the
applicant should pay a fee to the city in lieu of providing the required parking. (Section
18.160.050 “Adjustments to parking requirements,” and Section 18.160.060 ‘“Parking
requirements for the DP and DMX districts). The applicant may also review Off-Street
Parking as an option, Section 18.160.060 A, as an alternate for deficient parking spaces.

Certain parking spaces need re-designing due to the presence of columns or walls to meet
Parking Design Standards. The CDC requires separation of each parking space by two-feet on
obstructed side by wall or column. (Section 18.160.090).

Parking space usability is reduced when adjacent to a column or a wall.

e Discuss possible support of the current parking design layout, as parking spaces adjacent to
columns and walls is impeded or will not be accessible.

The City of Concord is anticipated to adopt the Bicycle, Pedestrian & Safe Routes to Transit Plan in
September 2016. The Bike & Ped Plan, 5-22, updates the recommended requirements for short term
and long term bicycle parking. Under Table 5-3, based on the multi-family land use, 0.10 spaces per
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unit are recommended for short term bicycle parking and 0.75 spaces per unit are recommended for
long term bicycle parking.

e Discuss whether the project should follow the anticipated Bike & Ped Plan requirements for
short term and long term parking.

Additional spaces would be devoted for bicycle parking to meet the Bike & Ped Plan.
V. Fiscal Impact
The proposed would have a negligible fiscal impact on the City.

VI. Public Contact

Courtesy notification was mailed to all owners and occupants of property within three-hundred (300)
feet of the subject parcel at least 10 days prior to the study session, and has also been posted at the
Civic Center and at the subject site at least 10 days prior to the study session.

VII. Summary and Recommendations

Staff recommends the Planning Commission review the plans, consider the preliminary issues
identified by staff, and provide direction regarding the Development Code requirements. Any
additional recommendations by the Planning Commission regarding the above issues will be
examined by staff and brought forward as part of the applicant’s formal development application at a

later date.
Prepared by: Reviewed by: .
(! A9
Afshan Hamid, AICP Laura Simpson, AICP
Senior Planner - Planning Manager
afshan.hamid@cityofconcord.org laura.simpson@cityofconcord.org
Exhibits:

A - Written statement date stamp received 9/23/2016
B-  Project plans date stamp received 9/23/2016
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