CITY OF

ANTIQCH

CALIFORNIA

TO: ANTIOCH PLANNING COMMISSION

DATE: October 18, 2023

SUBMITTED BY: Meredith Rupp, Partnership for the Bay’s Future Fellow
APPROVED BY: Zoe Merideth, Acting Planning Manager

SUBJECT: Zoning Text Amendments (LA2023-0004)

STAFF RECOMMENDATION

Staff recommends that the Planning Commission adopt a resolution recommending the
City Council adopt text amendments to Title 9 Chapter 5 of the Municipal Code to
implement Housing Element programs, codify legislation, and clarify existing regulations
(LA2023-0004).

BACKGROUND

As part of the Partnership for the Bay’s Future Policy Grant work (see previous agenda
item), staff comprehensively reviewed the Antioch Municipal Code (AMC) while
establishing a new zoning district. This exercise presented an opportunity to also do
general updates on the AMC to codify State and federal legislation, implement Housing
Element programs, and provide clean up and clarification.

ENVIRONMENTAL REVIEW

The proposed Zoning Text Amendments are exempt from CEQA under Section
15061(b)(3), the “Common Sense” Exemption. This exemption can be used when it can
be seen with certainty that there is no possibility that the ordinance may have a significant
effect on the environment. The ordinance merely amends the Antioch Municipal Code
requirements to implement Housing Element programs, codify State and federal law, and
add clarification and correction of small typos. The zoning text amendments do not
directly or indirectly authorize or approve any actual changes in the physical environment.
When a specific development project occurs that is subject to the ordinance, it will be
subject to environmental review pursuant to CEQA, if applicable. Based on the above
information, the Zoning Text Amendments are exempt from CEQA under the “Common
Sense” Exemption.
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ANALYSIS

The goal of this planning effort is to implement Housing Element programs, codify State
and federal law, and provide clarification and upkeep of the AMC. The project scope
consists of Zoning Text Amendments to various Articles in Title 9, Chapter 5 of the AMC.

Table 1 summarizes the proposed Zoning Text Amendments and the mechanism or
impetus for creating them. The policies triggering the Zoning Text Amendments are
explained more thoroughly below.

AMC Section Summary of Amendment(s) Reason for Amendment(s)
9-5.203 Adds the definition of a major | This definition is needed to
Definitions transit stop, consistent with State | implement  Housing  Element
law. A major transit stop is|Program 4.1.6, related to
defined as any of the following: | Assembly Bill (AB) 2097.
e An existing rail or bus rapid
transit station See also: updates to AMC Section
e A ferry terminal served by | 9-5.1703.1 “Parking
either a bus or rail transit | Requirements by Use.”
service
e The intersection of two or
more major bus routes with a
frequency of service interval
of 15 minutes or less during
the morning and afternoon
peak commute periods
9-5.601 Revises Note B in Table 9-5.601 | Allows for more inclusive language
Height, Area | Height, Area &  Setback | to be used.
& Setback Regulations for Primary
Regulations Structure to apply to all religious
for Primary facilities, not just churches.
Structure
9-5.603 Requires 5-foot side and rear | Planning staff is requesting this
Accessory yard setbacks for accessory | change to bring the accessory
Buildings structures  (previously  zero | buildings zoning section into line
setback was required). with the California Building Code
and to minimize impacts to next
Exempts portable storage sheds | door neighbors when a resident
in rear yards from the new 5-foot | builds a large accessory building.
setback requirements. Front and
street side yard setbacks would
still apply.
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exceptions to this rule are also
codified by reference to State
law.

AMC Section Summary of Amendment(s) Reason for Amendment(s)

9-5.1703.1 Exempts development within | Implements Housing Element
Parking one half-mile of major transit | Program 4.1.6, Review and
Requirements | stops from  City  parking | Revise Residential Parking
by Use requirements. Certain | Requirements, which commits the

City to codify new parking
requirements pursuant to AB
2097. Per AB 2097, parking

minimums are now prohibited
within a half-mile of major transit
stops.

Removes the per-bed parking
stall requirement for emergency
shelters. With the revision,
emergency shelters would be
required to provide one off-street
parking space per employee on
the largest shift.

Implements Housing Element
Program 3.1.5, Emergency
Shelters and Transitional Housing,
which commits the City to comply
with Government Code Section
65583. Per State law, parking for
emergency shelters must have
sufficient parking to accommodate
staff and shall not require more
parking for emergency shelters
than other residential uses.

Requirements

parking reduction requests and
9-5.1704(C)(2), which listed
required components of parking

9-5.1602 Adds “inches” as the unit of | Corrects a typo.
Height measure for fences, walls, and

Restrictions plantings in the front yard.

9-5.1704 Combines 9-5.1704(C)(1), which | Removes redundancies.
Parking listed application materials for

Use
Regulations

residential land uses.

demand studies, into one

subsection.
9-5.3803 Removes large- and small-family | Implements State law (Health and
Table of Land |day cares as regulated | Safety Code Section 1597.40),

which prohibits local jurisdictions
from restricting the use of a facility
as a family daycare home.

Amends where senior group
housing and family care homes
are permitted to ensure they are
permitted by-right no differently
than single-family homes when
serving six or fewer residents
and to generally allow facilities in
more zones:

Implements Housing Element
Program 3.1.1, Housing
Opportunities for Special Needs
Groups and State law, as codified
in State Health and Safety Code
Sections 1267.8 and 1566.3, to
remove barriers to the
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AMC Section

Summary of Amendment(s)

Reason for Amendment(s)

e Senior group housing would
be permitted by-right (instead
of conditionally) in RE, RR, R-
4, and R-6 zones and
conditionally permitted
(instead of prohibited) in WF
zone

e Family care homes would be
conditionally permitted
(instead of prohibited) in WF
and H zones

development of residential care
facilities and group housing.

Removes manufactured,
modular and mobile homes as
distinct residential uses.

Implements State law (California
Government Code Section
65852.3) requiring jurisdictions to
subject manufactured homes only
to the same regulations as
conventional single-family
residential dwellings.

“second residential
“‘Accessory Dwelling

Changes
unit” to
Unit.”

Makes the Iland use table
consistent with terminology used
in the rest of the AMC.

Permits transitional housing in all
zones where multi-family
residential is  conditionally
permitted or permitted (i.e., the
R-10, R-20, R-25, R-30, MCR, H,
ES, and CIH zones).

Implements Housing Element
Program 3.1.5, Emergency
Shelters and Transitional Housing,
which commits the City to
implement State legislation (AB
2162) to remove barriers related to
where and how transitional
housing is permitted.

Permits religious assembly uses
to the same level allowed for
public assembly uses; religious
assembly uses would be
conditionally permitted (instead
of prohibited) in the RE, RR, OS,
M-1, and M-2 zones.

Codifies the federal Religious
Land Use and Institutionalized
Persons Act to ensure religious
assembly uses are not any more
restricted than nonreligious
assembly or institution uses.

Corrects which California
Government Code sections are
cited in Note 17 related to by-
right approval of supportive
housing.

Implements feedback from HCD
on the Housing Element and
clarifies the applicability of State
law.

9-5.3804
Manufactured
Home

Entirely removes regulations that
would apply to manufactured
homes.

Implements State law (California
Government Code Section
65852.3), which requires the City
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AMC Section Summary of Amendment(s) Reason for Amendment(s)

to subject manufactured homes
only to the same development
standards as a conventional
single-family residential dwelling.
Table 1. Proposed Zoning Text Amendments Summary

Housing Element Implementation

The Housing Element includes several programs to update the AMC to implement State
laws intended to accelerate housing production, streamline housing approval, and
support housing affordability. In particular, Housing Element Programs 3.1.1, 3.1.5, and
4.1.6 call for updates to the AMC by September 30, 2023 to amend parking regulations
and allowable land uses for various residential developments.

Attachment A contains the full text of these Housing Element Programs with the actions
applicable to the proposed Zoning Text Amendments underlined.

State and Federal Law

In addition to the laws mentioned in Housing Element Programs 3.1.1, 3.1.5, and 4.1.6,
there are other State and Federal laws which need to be incorporated into the AMC:

e California Health and Safety Code Section 1597.40, which states that “local
laws regulations, or rules shall not directly or indirectly prohibit or restrict the use
of a facility as a family daycare home, including, but not limited to, precluding the
operation of a family daycare home.”

e California Government Code Section 65852.3, which requires the City to
subject manufactured homes only to the same development standards as a
conventional single-family residential dwelling.

¢ Federal Religious Land Use and Institutionalized Persons Act (42 U.S. Code
Section 2000cc), which prohibits jurisdictions from imposing any regulations that
restrict religious assembly uses any more than nonreligious assembly or
institution uses.

The City has been acting in compliance with these laws when specific development
proposals are submitted, but the proposed Zoning Text Amendments would codify these
laws and more clearly bring the City into compliance.

ATTACHMENTS

A. Resolution recommending the City Council adopt Zoning Text Amendments
Exhibit A: Zoning Amendments
B. Select Housing Element Programs




ATTACHMENT "A"

PLANNING COMMISSION
RESOLUTION # 2023-XX

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING THAT THE CITY COUNCIL ADOPT TEXT AMENDMENTS TO TITLE 9
CHAPTER 5 OF THE MUNICIPAL CODE TO IMPLEMENT HOUSING ELEMENT
PROGRAMS, CODIFY LEGISLATION, AND CLARIFY EXISTING REGULATIONS
(LA2023-0004)

WHEREAS, on January 24, 2023, the Antioch City Council adopted the 2023-2031
Housing Element update that accommodates the City of Antioch’s (City) regional housing need
allocation of 3,016 housing units, comprised of 792 (26%) very-low income units, 456 (15%) low-
income units, 493 (17%) moderate-income units, and 1,275 (42%) above moderate-income units;

WHEREAS, the 2023-2031 Housing Element identifies a program that sets forth a
schedule of actions, each with a timeline for implementation, to implement the policies and
achieve the goals and objectives of the housing element through the administration of land use
and development controls, the provision of regulatory concessions and incentives, and the
utilization of appropriate federal and state financing;

WHEREAS, Housing Element Program 3.1.1 Housing Opportunities for Special Needs
Groups includes an action to “amend the Zoning Ordinance by September 30, 2023, to allow for
residential care facilities and group homes for 7 or more persons within zoning districts that permit
residential development;”

WHEREAS, Housing Element Program 3.1.5 Emergency Shelters and Transitional
Housing includes actions to “remove the per-bed parking stall requirement associated with
emergency shelters,” to “amend the Zoning Ordinance by the end of January 31, 2023 to allow
supportive housing as defined by AB 2162 (2018) within all zoning districts which allow for multi-
family development,” and to “amend the Zoning Ordinance by September 30, 2023, to allow for
transitional housing as defined, as a permitted use in zones allowing residential uses, subject to
the standards and procedures of residential uses in the same zone;”

WHEREAS, Housing Element Program 4.1.6 Review and Revise Residential Parking
Requirements includes an action to “amend the City’s Zoning Ordinance by the end of September
30, 2023 to ensure compliance with AB 2097 (2022) which prohibits minimum parking
requirements for eligible housing developments within half a mile of a major transit stop;”

WHEREAS, State Law prohibits the City from precluding or restricting the operation of
family daycare homes (Health and Safety Code Section 1597.40);

WHEREAS, State Law requires the City to subject manufactured homes only to the same
development standards as a conventional single-family residential dwelling (Gov. Code Section
65852.3);

WHEREAS, federal Law prohibits the City from imposing any regulations that restrict

religious assembly uses any more than nonreligious assembly or institution uses (42 U.S. Code
Section 2000cc);

Page | 1

A1



WHEREAS, the Antioch Municipal Code (AMC) regulates development within the City of
Antioch;

WHEREAS, regular maintenance and upkeep of the AMC ensures it remains clear and
up to date;

WHEREAS, AMC Title 9, Chapter 5, Article 2 “Definitions,” Article 6 “Height and Area
Regulations,” Article 16 “Fences, Walls, Hedges and Screen Plantings,” Article 17 “Parking
Requirements,” and Article 38 “Land Use Regulations” establish and define the zoning districts,
allowable land uses, and development standards within the City of Antioch;

WHEREAS, the proposed Zoning Text Amendments to the abovementioned Articles
would implement Housing Element programs and State and federal laws related to emergency
shelters, transitional housing, supportive housing, family day-cares, residential care facilities,
parking minimums near transit stops, manufactured homes, and religious assembly uses;

WHEREAS, small typos and areas needing clarification were identified throughout the
AMC and would be corrected with the proposed changes;

WHEREAS, the ordinance is not considered a project under the California Environmental
Quality Act under the common sense exemption (CEQA Guidelines 150361(b)(3)) because it will
not have a direct or reasonably foreseeable indirect physical change or effect on the environment;

WHEREAS, a public hearing notice was published in the East County Times and posted
in three public places pursuant to California Government Code Section 65090 on October 6, 2023
for the public hearing held on October 18, 2023; and

WHEREAS, the Planning Commission held a public hearing and considered all public
comments received, the presentation by City staff, the staff report, and all other pertinent
documents regarding the proposed request.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Antioch hereby RECOMMENDS that the City Council adopt text amendments to Title 9 Chapter
5 of the Municipal Code, attached hereto as Exhibit A, to implement Housing Element programs,
codify legislation, and clarify existing regulations.

Page | 2

A2



| HEREBY CERTIFY the foregoing resolution was duly adopted by the Planning Commission of
the City of Antioch at a regular meeting thereof held on the 18th day of October 2023.

AYES:
NOES:
ABSTAIN:

ABSENT:

Kevin Scudero
Secretary to the Planning Commission
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EXHIBIT A

ZONING TEXT AMENDMENTS
(SEPARATE PAGE)
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PROPOSED ZONING TEXT AMENDMENTS
§ 9-5.203 DEFINITIONS.

For the purpose of this chapter, the following definitions shall apply unless the context
clearly indicates or requires a different meaning.

MAJOR TRANST STOP. Consistent with California Public Resources Code Section
21064.3, a site containing any of the following:

(a) An existing rail or bus rapid transit station

(b) A ferry terminal served by either a bus or rail transit service

(c) The intersection of two or more major bus routes with a frequency of service
interval of 15 minutes or less during the morning and afternoon peak commute periods.
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ARTICLE 6: HEIGHT AND AREA REGULATIONS AND TABLE
§ 9-5.601 HEIGHT AND AREA REGULATIONS.

The following chart and text are adopted as the city’s basic height and area
regulations. First find the appropriate zoning district on the left hand side of the table.
Read across the chart opposite the specific zone in question and the height or area
requirement for that zone, or a letter, will appear in the appropriate column. If a letter
appears in any cell, it refers to the, requirement listed in the footnotes following the
table.

Table 9-5.601 Height, Area & Setback Regulations for Primary Structure
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§ 9-5.603 ACCESSORY BUILDINGS.

_(A) Inresidential districts, the maximum allowable height is 15 feet for accessory
structures. Detached accessory structures shall be located behind the required front

yard setback and cover no more than 40% of the rear yard area required for the main
building. The minimum side yard for accessory structures is 20 feet on corner lots and zere
5 feet on interior lots. Ne-minimumA 5 foot rear yard setback is required, unless the
property is a double-frontage lot in which case a 10 foot rear yard setback is required.

(1) _Exception. Portable storage sheds are exempt from setback requirements when
placed in the rear yard. The required minimum setback from the front property line and/or
street side yard property lines (for corner lots) must be maintained. A shed is considered
portable when it meets the following criteria and does not need a building permit:

(a) Freestanding, moveable, and has no permanent foundation

(b) Less than 120 square feet in area

(c) Building height no greater than 8 feet

(d) Does not contain plumbing or electrical installations

_(B) Inthe event an accessory building is attached to the main building, it shall be
considered structurally a part of the main building and shall comply in all respects with the
requirements of this chapter applicable to the main building. Unless so attached, an
accessory building in a residential district shall be at least five feet from any dwelling
building existing or under construction on the same lot or any adjacent lot. In the case of a
corner lot adjacent to a reversed frontage lot, accessory buildings shall not project beyond
the front yard required or existing on the adjacent reversed frontage lot.
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ARTICLE 16: FENCES, WALLS, HEDGES AND SCREEN PLANTINGS
§ 9-5.1601 GENERAL REQUIREMENTS.

(A) Fences, walls, hedges, and other structures or vegetation shall not obstruct a clear
vision zone.

(B) Barbed wire, razor ribbon and other similar wire shall be prohibited on top of any
fence. Exceptions may be granted by the Zoning Admini-strator for special circumstances.

(C) Where chain link fencing is proposed or required adjacent to a public right-of-way,
park or open space, the fence fabric, pots, toprails, and hardware shall be vinyl clad.

(D) All retaining walls that are adjacent to public streets shall be placed outside the
right-of-way and shall be constructed of decorative masonry block or an equivalent
material approved by Community Development Department staff.

(E) All fences existing at the time of the adoption of this chapter which then became
non-conforming due to height and/or setback requirements can remain subject to the
provisions of the non-conforming use regulations of this chapter.

(F) Walls between residential and non-residential uses shall be of masonry
construction.

§ 9-5.1602 HEIGHT RESTRICTIONS.

(A) For fences adjacent to a public right-of-way, fence height shall be measured from
the finished grade at the fence location. Should the back of side-walk be at a higher
elevation than finished grade, the fence height shall be measured from the back of side-
walk.

(B) For interior and rear yard fences, height shall be measured from the grade level of
the property line. In the event the ground elevation is not the same on both sides of a
fence or wall, the height thereof may be measured from the higher ground elevation.

(C) No fence, wall, hedge or screen planting shall exceed a maximum height of 36
inches in the required front yard. All such fences shall be located outside the public right-
of-way unless an encroachment permit is issued by the Director of Public Works.

(D) Fences, hedges or screen plantings shall be a minimum height of 30 inches around
or within a parking lot.

(E) No fence, wall or similar structure shall exceed six feet in height in any zoning
district, with the following exceptions:

(1) In commercial and industrial districts, the maximum height may be eight feet
subject to approval of an administrative use permit by the Zoning Administrator. Higher
walls may be approved by the Planning Commission if required by an acoustical study,
and there are no feasible alternatives that would allow for a wall eight feet in height or less.
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(2) In residential districts, a masonry sound wall built adjacent to an arterial street or
school site may be eight feet in height subject to a documented sound study. Higher walls
may be approved by the Planning Commission if required by an acoustical study and there
are no feasible alternatives that would allow for a wall eight feet in height or less.

(3) In residential districts the fence height on interior side and rear property lines may
be increased to eight feet, provided that the top two feet of such is constructed of open
lattice, wrought iron, tubular steel, or a similar material.

(Ord. 897-C-S, passed 10-25-94; Am. Ord. 1064-C-S, passed 12-15-05) Penalty, see § 9-
5.2904

§ 9-5.1603 SETBACKS; STREETSIDE AND SIDEYARD FENCES.

(A) Fences of up to six feet may be placed within the required corner sideyard building
setback or at the public right-of-way line.

(B) The following restrictions shall apply:
(1) The fence does not obstruct a clear vision zone.
(2) In cases where the fence is to be built in conjunction with a retaining wall, and the
wall face is exposed to the street, the fence shall be setback a minimum of three feet from

the retaining wall.

(Ord. 897-C-S, passed 10-25-94) Penalty, see § 9-5.2904
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ARTICLE 17: PARKING REQUIREMENTS
§ 9-5.1701 PURPOSE.
The specific purposes of the off-street parking and loading regulations are to:

(A) Ensure that off-street parking and loading facilities are provided for new land uses
and for enlargements of existing uses in proportion to the need for such facilities created
by each use.

(B) Establish parking standards for commercial uses consistent with need and with the
feasibility of providing parking on specific commercial sites.

(C) Ensure that off-street parking and loading facilities are designed in a manner that
will ensure efficiency, protect the public safety, and where appropriate, insulate
surrounding land uses from adverse impacts.

(D) Contribute to a balanced transportation system with a choice or transit, bicycle,
pedestrian, and private automobile modes.

(E) Encourage the use of bicycles by providing safe and convenient places to park
bicycles.

(F) Facilitate the development of common parking area that serve multiple
establishments or uses.

(G) Minimize the area of land consumed by parking by allowing reductions to the
number of required spaces near major transit stations, for uses with lower parking demand
characteristics, and for shared parking facilities serving uses with different peak demand
times.

(Ord. 897-C-S, passed 10-25-94; Am. Ord. 2089-C-S, passed 6-24-14)
§ 9-5.1702 BASIC REQUIREMENTS.

(A) At the time of initial occupancy of a site, construction of a structure, or alteration or
enlarge-ment of a site or structure, off-street parking facilities and off-street loading
facilities shall be provided in accord with the regulations prescribed in this chapter. Any
building or structure moved from one lot to another shall provide parking as required for a
new building.

(B) The number of additional parking spaces or loading berths required for an alteration
or enlarge-ment of an existing use or structure, or for a change of occupancy, shall be
provided before the alteration, enlargement, or change of occupancy is allowed.

(C) If more than one use is located on a site other than a shopping center, the number
of off-street parking spaces and loading berths to be provided shall be equal to the sum of
the required spaces prescribed for each use.
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(D) Off-street parking and loading facilities required by this article for any use shall not
be considered as providing parking spaces or loading berths for any other use except
where a shared parking arrangement applies or a joint facility exists. Such a facility shall
contain not less than the total number of spaces or berths as required individually, or fewer
spaces may be permitted where adjoining uses on the same site have different hours of
operation and the same parking spaces or loading berths can serve both without conflict,
according to the procedures and required findings of § 9-5.1704, Parking Reductions.

(E) Parking ratios for shopping center uses shall assume 90% of the available spaces
are located at the front of a building. No more than 10% of the required parking is to be
provided at the rear of a building and this parking should be designated and enforced as
employee parking.

(F) If, in the application of the requirements of this chapter, a fractional number is
obtained, one parking space or loading berth shall be required for a fraction of more than
one-half, and no space or berth shall be required for a fraction of one-half or less.

(G) Any off-street parking specifically required for a given use shall be without charge.

(H) Off-street parking must be located on the same site as the use it serves, except
where off-site parking has been approved according to the procedures and standards of §
9-5.1705, Off-Site Parking Facilities.

(Ord. 897-C-S, passed 10-25-94; Am. Ord. 2089-C-S, passed 6-24-14) Penalty, see § 9-
5.2904

§ 9-5.1703 [RESERVED].
§ 9-5.1703.1 OFF-STREET PARKING REQUIREMENTS BY USE

(A) Off-street motor vehicle parking spaces shall be provided according to the following
table. Each land use shall be provided with at least the number of off-street parking spaces
stated in the table.

(1) The requirements of this chapter do not apply to development within one half-mile
of a major transit stop, except as provided in California Government Code Section
65863.2.

(B) When the table does not list a proposed use, the Zoning Administrator shall
determine the most appropriate equivalent use and the number of parking and loading
spaces required. In order to make this determination, the Zoning Administrator may require
the submission of survey data from the applicant or direct a study to be conducted at the
applicant’s expense. The Administrator’s determination may be based on the most recent
data published by the Institute of Transportation Engineers or comparable analyses.

TABLE: 9-5.1703.1: OFF-STREET PARKING REQUIRED

Use Classification Off-Street Parking Spaces
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RESIDENTIAL

Multi-family residential 1.5 spaces per unit up to 2
bedrooms; one space to be
covered

2 spaces per unit =3
bedrooms; one space to be
covered plus 1 space per
5 units for guest parking

(Applies to all multi-
family units)

Convalescent facilities 1 per 2 residents

Single-family residential (attached) 2 spaces per unit, one of
which must be covered, plus
1 space per 5 units for guest
parking

Single-family residential (detached) 2 spaces per unit in a garage,
plus one guest parking space
on the street within close
proximity to the unit served

Elderly residential (Senior Housing Overlay)® .75 covered space per unit,
plus guest parking as
determined during project

review

PUBLIC AND SEMI-PUBLIC

Clubs and lodges 1 per 100 sq. ft. of floor area
which is used for assembly
purposes

Emergency shelters 1 space per employee on the
largest shift plas-030-spaces
b

Day care, general and preschools 1 per employee on the largest

shift plus 1 per 8 children
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Government offices

1 per 250 sq. ft. of gross floor
area

Hospitals

1 per bed, plus 1 space per
employee on the largest shift

Maintenance and service facilities

1 per 400 sq. ft. of gross floor
area

Park and Recreation Facilities

As specified by zoning
permit or use permit for
private facilities based upon
L.T.E. studies

Public Safety Facilities

As specified by use permit

Religious assembly

1 per 4 fixed seats, and/or 1
per 50 sq. ft. of seating area if
there are no fixed seats

Schools, public or private

As specified by use permit,
as per I.T.E. studies

Utilities, major

As specified by use permit,
as per L.T.E. studies

COMMERCIAL/RETAIL/OFFICE

Ambulance services

1 per ambulance, plus 1 per
employee on the largest shift

Animal sales and services:

Animal boarding

1 per 400 sq. ft. of gross floor
area

Animal grooming

1 per 400 sq. ft. of gross floor
area

Animal hospitals (veterinary clinic)

1 per 250 sq. ft. of gross floor
area

Artists’ studios

1 per 1,000 sq. ft. of gross
floor area
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Banks and savings and loans:

1 per 250 sq. ft. of gross floor
area

Drive-up service

Queue space for 5 cars per
teller

Building materials and services; hardware

1 per 300 sq. ft. of sales floor
area; plus 1 per 1,000 sq. ft.
of outdoor storage and/or
interior warehouse area

Chapels and mortuaries

1 per 3 seats and/or; 1 per 50
sq. ft. of seating area if no
fixed seats

Commercial recreational and entertainment:

Bowling alleys

6 per lane

Electronic game centers

1 per 2 machines

Golf courses 4 per each hole, plus 1 per
200 sq. ft. of floor area

Gymnasium 1 per 100 sq. ft. of floor area

Skating rinks 1 per 3 fixed seats, and/or 1

per 50 sq. ft. of seating area if
there are no fixed seats; plus

1 per 75 sq. ft. of floor area
for skating

Swimming pools

1 per 150 sq. ft. of pool area

Tennis and racquetball clubs

4 per court

Theaters

1 per 3 fixed seats, and/or 1
per 35 sq. ft. of seating area if
there are no fixed seats

Other commercial recreation and entertainment

As specified by the Zoning
Administrator, as per .T.E.
studies
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Computer gaming and internet access business

As specified by use permit
and required parking study
(§ 9-5.3835)

Eating and drinking establishments:

1 per employee on the largest
shift

General restaurant

1 per 3 seats

Cocktail lounge/bar

1 per 2.5 seats

Fast food

1 per 50 sq. ft. of gross floor
area for public seating plus
queue space for 6 cars if
drive-up service provided

With outdoor seating

1 additional space per 3 seats

Take-out only/no seating

1 per employee on the largest
shift plus additional spaces as
determined by the Zoning
Administrator

Gas station/ service station B

2 per service bay plus 1 per
employee on the largest shift;
with no less than 4 parking
spaces provided

Gymnasium 1 per 100 sq. ft. of floor
space

Health clubs 1 per 200 sq. ft. of floor
space

Nurseries 1 per 1,000 sq. ft. of outside

display and/or interior
warehouse area, plus 1 per
300 sq. ft. of sales floor area

Offices, business, and professional

1 per 250 sq. ft. of gross floor
area

Offices, medical and dental

1 per 225 sq. ft. of gross floor
area
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Music or dance studio, martial arts training or similar facility

1 per 250 sq. ft. of gross floor
area

Mini-storage

1 per 100 rental units plus 1
per caretaker

Personal services (barber shop, beauty shop)

2 spaces per chair

Recycling facility:

Large collection

6 spaces per facility
minimum

Processing facility

10 spaces per facility
minimum

Research and community development

1 per 250 sq. ft. of gross floor
area

Retail sales not listed under another use classification

5 spaces/1000 sq. ft. of gross
floor area

Shopping center

5 spaces/1000 sq. ft. of gross
floor area

Furniture and appliance stores, households equipment, and
furniture repair and warehouse sale

1 per 400 sq. ft. of gross floor
area

Automobile rentals

1 per 4,000 sq. ft. of outdoor
area plus 1 per rental vehicle

Automobile washing:

Fully automated

7 spaces outside washing
area

Coin-operated

1 queuing space per bay

Vehicle/equipment repair

4 per service bay or 1 per 225
sq. ft. of gross floor area
whichever is greater

Vehicle/equipment sales and rentals, and other outdoor storage

1 per 4,000 sq. ft. of outdoor
display area

A21



Visitor accommodations:

Bed and breakfast inns 1 per guest room; plus 2
spaces
Hotels, motels and time share facilities 1 per guest room; plus 1 per

employee on the largest shift
and one per 50 sq. ft. of
banquet or conference seating

area

Warehousing, distribution, storage 1 per 1,000 sq. ft. of gross
floor area

INDUSTRIAL

Light manufacturing 1 per 400 sq. ft. of gross floor
area

Heavy manufacturing 1 per employee on the largest
shift

A Parking for senior housing projects may be reduced during project review to less than 0.75
space per unit based upon residents’ ages and vehicle ownership patterns and must be
documented by studies prepared by the project proponents, according to the procedure and
findings in § 9-5.1704, Parking Reductions.

B For a service station combined with a food mart, one space per 250 square feet of retail sales
area shall be provided (office and bathroom areas may be excluded from calculations) in
addition to the required employee parking, and service bay parking, if any. In no case shall
there be less than four spaces provided for a service station or six spaces provided for a service
station combined with a food mart. If combined with a towing service, in addition to the above
requirements, one additional space per towing vehicle shall be provided at the rear of the site.

(Ord. 897-C-S, passed 10-25-94; Am. Ord. 930-C-S, passed 7-29-97; Am. Ord. 1064-C-S,
passed 12-13-05; Am. Ord. 2075-C-S, passed 11-26-13; Am. Ord. 2089-C-S, passed 6-24-
14) Penalty, see § 9-5.2904

§ 9-5.1704 PARKING REDUCTIONS.

(A) Purpose. The purpose of this section is to establish procedures and criteria for
allowing reductions to the number of required automobile parking spaces for projects that
are anticipated to generate lower-than-usual parking demand due to factors such as
proximity to major transit stops and stations, the characteristics of the use, or
implementation of transportation demand management measures, as well as for shared
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parking facilities serving uses with different peak demand times. These provisions are also
intended to allow modifications to parking standards when necessary to preserve the
architectural or historical character of a structure or property.

(B) Qualifying projects. Reduced parking requirements may be considered for the
following types of projects:

(1) Senior housing. The required parking for a senior housing development may be
reduced below the normally required 0.75 spaces per dwelling unit for projects anticipated
to generate lower parking demand due to vehicle ownership patterns of the residents
and/or characteristics of the project (e.g., proximity to commercial services, proximity to
public transportation systems).

(2) Shared (joint) parking facilities. Parking facilities that are cooperatively established
and operated to serve multiple uses and these uses generate parking demands primarily
during hours when the remaining uses are not in operation.

(38) Transit-supportive development. Residential or mixed-use projects that contain no
more than 50 dwelling units and are located within one-half mile of a major transit stop.

(4) Infill sites. Residential or mixed-use projects that contain no more than
30 dwelling units and are located on infill sites.

(5) Uses near public parking facilities. Uses located within one-quarter mile of a
publicly accessible parking facility, the use of which is not limited to a specific business or
activity during the use's peak parking demand. Such parking facilities shall meet the
requirements of § 9-5.1705, Parking Location/Off-Site Parking Facilities.

(6) Projects incorporating TDM measures. Projects for which the developer proposes
a set of transportation demand management (TDM) measures-such as rideshare
programs, shuttle services, bicycle trip-end facilities, staggered work shifts, and
telecommuting programs-projected to reduce parking demand generated by the use. Such
projects shall be required to document the implementation and impacts of such programs,
as described in division (E), Monitoring of TDM Programs, below.

(7) Historic structures. Projects for which allowing a reduction in the number of
required spaces (and/or modifications to dimensional requirements for parking areas) will
facilitate the re-use of an existing building that is an historic resource as defined by the
State Public Resources Code or is a designated historic building.

(C) Procedure. A request for a reduction to the number of parking spaces consistent
with the requirements of this section shall be processed as a use permit, according to the
procedures of Article 27. Any parking reduction that is not in accordance with this section
(i.e., is not a qualifying project pursuant to division (B) or cannot meet the findings for
approval in division (D)) shall require a variance.
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(21) Parking demand study. in-orderto-evaluate-aproposed-project's-compliance-with
the-required-findings-for-approval; In addition to other application materials required for the

consideration of the use permit, the Zoning Administrator may require submittal of a
parking demand study prepared by an independent traffic engineering professional
approved by the city that substantiates the basis for granting a reduced number of spaces.
and The parking demand study may includes any of the following information:

(a) Total square footage of all uses within existing and proposed development and
the square footage devoted to each type of use.

(b) A survey of existing on-street and on-site parking within 350 feet of the project
site.

(c) Parking requirements for the net change in square footage and/or change in
use, based on the requirements of § 9-5.1703.1, Off-Street Parking Requirements by Use.

(d) Estimated net change in parking demand between existing and proposed
development, using any available existing parking generation studies from the Institute for
Transportation Engineers (ITE) or other sources. If appropriate parking demand studies
are not available, the city may require the applicant to conduct a parking demand survey of
a development similar to the proposed project.

(e) Comparison of proposed parking supply with parking requirements and net
change in parking demand.

(f) A shared parking analysis, as appropriate.

(g) A description of proposed transportation demand management measures, such
as preferential carpool spaces, telecommuting or staggered work shifts, provision of transit
passes or other transit incentives for residents or employees, incorporation of spaces for
car share vehicles, bicycles, or other measures that will result in reduced parking demand.

(h) Other information as required by the city.

(D) Required findings for approval. In addition to the required findings for approval of
any use permit in § 9-5.2703, Required Findings, an application for a use permit for a
parking reduction may only be approved if the Zoning Administrator or the Planning
Commission makes all of the findings of this section that are applicable to the particular
project, as stated.

(1) All projects. For any project for which a parking reduction is requested, the Zoning
Administrator or the Planning Commission must make all of the following findings based on
information in the record:

(a) The use will adequately be served by the proposed parking;
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(b) Parking demand generated by the project will not exceed the capacity of or have
a detrimental impact on the supply of on-street parking in the surrounding area; and

(c) If required, a parking demand study prepared by an independent traffic
engineering professional approved by the city supports the proposed reduction.

(2) Shared (joint) parking. Where a shared parking facility serving more than one use
is proposed, the Zoning Administrator or Planning Commission may only approve a
parking reduction if it finds that:

(@) The peak hours of use will not overlap or coincide to the degree that peak
demand for parking spaces from all uses will be greater than the total supply of spaces;

(b) The proposed shared parking to be provided will be adequate to serve each use;

(c) A written agreement between landowner(s) and the city, in a form satisfactory to
the City Attorney, has been submitted to and approved by the Zoning Administrator. This
agreement shall be in a form capable of and subject to being recorded to constitute a
covenant running with the land and shall include:

1. A guarantee that there will be no substantial alteration in the uses that will
create a greater demand for parking;

2. A guarantee among the landowner(s) for access to and use of the shared
parking facilities;

3. A provision that the city may require parking facilities in addition to those
originally approved upon a finding that adequate parking to serve the use(s) has not been
provided; and

4. A provision stating that the agreement shall not be modified or terminated
without the approval of the Community Development Director and City Attorney.

(38) Other parking reductions. For applications for a parking reduction that do not
involve a shared parking facility, the Zoning Administrator or Planning Commission may
only approve a use permit if it finds that special conditions-including, but not limited to, the
nature of the proposed operation; proximity to frequent transit service; transportation
characteristics of persons residing, working, or visiting the site; or because the applicant
has undertaken a transportation demand management program-will reduce parking
demand at the site below the level of the normal requirement.

(E) Monitoring of TDM programs. Any project that is granted a parking reduction on the
basis of TDM measures that will be incorporated to reduce parking demand shall submit
an Annual Status Report to the city. The report shall be in a manner prescribed by the
Zoning Administrator, and shall describe the implementation and maintenance of TDM
measures and the parking demand generated by the project. Annual Status Reports will be
reviewed to determine if property owners have implemented and/or maintained the TDM
program. City staff may request auditable documentation to determine compliance.
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(1) Revocations. A use permit issued to allow a parking reduction may be revoked by
the Planning Commission according to the procedure in § 9-5.2707.1, Violation,
Revocation, Fine.

(2) After holding a hearing, the Planning Commission may revoke or modify the use
permit for a parking reduction if any one (or more) of the following findings are made:

(@) The use permit was obtained by misrepresentation or fraud.

(b) The land use for which the permit was granted has ceased or has been
suspended for six or more consecutive calendar months.

(c) The conditions of the permit have not been met, or the permit granted is being or
has recently been exercised contrary to the terms of the approval or in violation of a
specific statute, ordinance, law or regulation.

(Ord. 2089-C-S, passed 6-24-14)
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ARTICLE 38: LAND USE REGULATIONS
§ 9-5.3802 INTRODUCTION TO LAND USE REGULATIONS.

(A) The charts and text in § 9-5.3803 are adopted as the city's basic land use
regulations. The uses shown in this chart are divided into five groups:

(1) Residential;
(2) Public and semi-public;
(3) Commercial;
(4) Industrial; and
(5) Temporary uses.
(B) To determine in which zone a specific use is allowed:
(1) Find the use on the left hand side of the table.

(2) Read across the chart until either a number or a letter appears in one of the
columns.

(3) If a number appears, this means that the use is allowed in the zone represented
by that column, but only if certain special requirements are met. The requirements
applicable to that use are listed in this article. The number appearing in the zoning column
corresponds to the number of the footnote.

(4) If a “P” appears in the column, the use is permitted in that zone by right. If a “U”
appears in the column, a use permit is required. If an “A” appears, an administrative use
permit is required which can be issued by the Zoning Administrator or designated staff. If
no letter or number appears in the column, then the use is not allowed in that zone.

(5) The Planning Commission shall interpret the appropriate zone for any land use not
specifically mentioned in this chart and not similar to any use listed.

(6) If a specific use does not appear in the chart, contact the Community
Development Department for assistance.

(7) Inthe Hillside Planned Development (HPD), Planned Development (PD),
Combining (B), Manufactured Housing Combining (T), and Senior Housing Overlay (SH)
Districts use permit approval is required for all uses.

(8) In the Mixed Use Medical Facility (MUF) District, a final development plan and use
permit approval is required for all uses. Processing of final development plans and use
permits in the MUMF District shall be as outlined in the Planned Development District (PD)
section of this chapter.

(C) Legend.
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P Permitted by right

U Use permit

A Administrative use permit

(—) Not allowed

(*) Regulations of base zoning district apply

(1to 29) - See Land Use Footnotes
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ATTACHMENT "B"

SELECT HOUSING ELEMENT PROGRAMS

3.1.1 Housing Opportunities for Extremely Low-Income Households and Special
Needs Groups. Expand housing opportunities to meet the special housing needs of the
elderly; persons with disabilities, including those who have developmental disabilities;
large families; extremely low-income households; female-headed households;
farmworkers, and individuals experiencing homelessness. Encourage the development of
housing opportunities which typically serve special needs groups by facilitating the
development of emergency shelters, transitional housing, single room occupancy (SRO)
units, ADUs and JADUSs, residential care facilities, and high-density multifamily housing,
including:

e Continue to support affordable housing development for special-needs groups
throughout the city, including in areas that are predominantly single-family
residential. Special needs groups include seniors; persons with disabilities,
including developmental disabilities; female-headed households; and homeless
persons, to reduce the displacement risk for these residents from their existing
homes and communities.

e Continue to promote the use of the density bonus ordinance, and application
process streamlining, to encourage affordable housing, with an emphasis on
encouraging affordable housing in high-resource areas and areas with limited
rental opportunities currently

o Facilitate the approval process for land divisions, lot line adjustments, and/or
specific plans or master plans resulting in parcel sizes that enable affordable
housing development Identify and reach out to Bay Area Regional Agricultural Plan
to be on their contact list with in 1 year of Housing Element adoption.

e Develop a program by April 30, 2024, to prioritize City funding proposals to
affordable housing developments that are committed to supporting special needs
residents (e.g., homeless populations, extremely low income, seniors, disabled
populations, single-female households).

¢ Amend the Zoning Ordinance by the end of January 31, 2023, to allow “supportive
housing” as defined by AB 2162 (2018) within all zoning districts which allow for
multi-family development. Supportive housing uses shall be reviewed consistent
with the review of multifamily uses within the same zoning district.

e Amend the Zoning Ordinance by January 31, 2023, to allow for “low barrier
navigation centers” as defined by AB 101 (2019) as a permitted use, by-right within
mixed use and nonresidential zoning districts which allow for multi-family
development and subjected to streamlined review and approval.

¢ Amend the Zoning Ordinance by January 31, 2023, to rezone 46 parcels to the
city’s R-35 zoning district which allows for the by-right development of multi-family
uses between 25 and 35 dwelling units per acre, at and above that of the city’s
default density necessary to accommodate housing for lower-income residents.

¢ Develop and adopt Multi-family Residential Objective Design Standards by the end
of January 31, 2023, to simplify and facilitate the review, permitting and
development of multi-family residential uses within the City’s R-10, R-20, R-25,
and R-35 zoning districts.

e Amend the Zoning Ordinance by September 30, 2023, to allow for residential care
facilities and group homes for 7 or more persons within zoning districts that permit
residential development.
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o Amend the Zoning Ordinance by September 30, 2023, to revise the required
findings for approving residential care facilities and group homes for 7 or more
persons to be objective, and consistent with state law.

Responsible Agency: Community Development Department
Implementation Schedule: Ongoing.
¢ Amend the Zoning Ordinance by January 31, 2023, to allow for “low barrier
navigation centers” as defined by AB 101 (2019).
e Amend the Zoning Ordinance by the end of January 31, 2023, to allow
“supportive housing” as defined by AB 2162 (2018).
¢ Amend the Zoning Ordinance by January 31, 2023, to rezone 46 parcels to the
city’s R-35 zoning district.

e Develop a program by April 30, 2024, to prioritize City funding proposals to
affordable housing developments that serve special needs individuals.
Non-Quantified Objective: Maximize opportunities to address the housing needs of

special needs groups within the city.
Funding Source: State and Federal housing funds, CDBG, NSP
Implements: Policy 3.1, Policy 3.2, Policy 3.3, Policy 3.4

3.1.5 Emergency Shelters, Supportive, and Transitional Housing. To maintain
compliance with State Law (SB 2) related to emergency shelters the City established a
new Emergency Shelter Overlay District in June 2014 that provides for the by-right
approval of emergency shelters which comply with objective design standards included
within Section 9-5.3839 of the Zoning Ordinance, without discretionary zoning approval,
within the city’s emergency shelter overlay district.

e To retain compliance with state law, the city will revise Section 9-5.1703.1 of the
Zoning Code Off-Street Parking Requirements by Use, to remove the per-bed
parking stall requirement associated with emergency shelters.

¢ Amend the Zoning Ordinance by the end of January 31, 2023, to allow “supportive
housing” as defined by AB 2162 (2018) within all zoning districts which allow for
multi-family development. Supportive housing uses shall be reviewed consistent
with the review of multifamily uses within the same zoning district.

e Amend the Zoning Ordinance by September 30, 2023, to allow for “transitional
housing” as defined, as a permitted use in zones allowing residential uses, subject
to the standards and procedures of residential uses in the same zone.

The City will also continue to monitor implementation of the Zoning Code to determine if
further changes are needed to meet applicable requirements of State and federal law.

Responsible Agency: Community Development Department, CDBG & Housing Programs
Implementation Schedule: Amend Section 9-5.1703.1 of the Zoning Code Off-Street
Parking Requirements by Use, to remove the per-bed parking stall requirement associated
with emergency shelters by September 30, 2023.

Non-Quantified Objective: Compliance with SB 2

Funding Source: General Fund

Implements: Policy 3.1, Policy 3.4

4.1.6. Review and Revise Residential Parking Requirements. Conduct a
comprehensive study of best practices related to parking requirements to evaluate the
city’s parking requirements and identify, as appropriate and dependent on the Study’s
findings, potential amendments to the City’s Zoning Ordinance. Additionally:
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Continue to allow by the Zoning Administrator and the Planning Commission to
approve reductions in parking requirements for senior housing developments,
developments of less than 50 units and within 0.5 miles of a major transit stop, infill
developments of less than 30 units, and developments reusing historic structures,
without approval of a variance.

Continue to promote the use of the State density bonus, including design waivers
and concessions related to parking requirements to encourage the development
of affordable housing

Amend the City’s Zoning Ordinance by the end of September 30, 2023, to ensure
compliance with AB 2097 (2022) which prohibits minimum parking requirements
for eligible housing developments within half a mile of a major transit stop

Responsible Agency: Community Development Department
Implementation Schedule: Ongoing

Amend the City’s Zoning Ordinance by the end of September 30, 2023, to ensure
compliance with AB 2097(2022)

Conduct comprehensive study of parking requirements, and revise requirements
as appropriate with a particular focus on studio and one-bedroom units, by
December 31, 2024.

Non-Quantified Objective: Allow a reduction or amendment to the parking requirements of
projects as appropriate.

Funding Source: General Fund

Implements: Policy 4.3
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