LEMOORE PLANNING COMMISSION
Regular Meeting
AGENDA
Lemoore Council Chamber
429 ‘C’ Street

May 11, 2020
7:00 p.m.

1. Pledge of Allegiance
2. Call to Order and Roll Call

3. Public Comment

This time is reserved for members of the audience to address the Planning Commission on items of interest that are
not on the Agenda and are within the subject matter jurisdiction of the Commission. It is recommended that speakers
limit their comments to 3 minutes each and it is requested that no comments be made during this period on items on
the Agenda. The Commission is prohibited by law from taking any action on matters discussed that are not on the
Agenda. Prior to addressing the Commission, any handouts for Commissioners will be provided to the Planning
Commission Secretary for distribution to the Commissioners and appropriate staff.

4. Approval — Minutes — Regular Meeting, April 13, 2020

5. Public Hearing — General Plan Amendment No. 2020-02, Zoning Map Amendment No. 2020-
02, Planned Unit Development No. 2020-01, Tentative Subdivision Map Tract 848, and Major
Site Plan Review No. 2020-01: A request by Lennar Homes for five approvals to develop a
362-lot single-family residential subdivision in three phases with a 1.1-acre park on 54.1 acres
along with general plan and zoning map changes only on 23.4 acres. The project is located
south of Bush Street and east of College Avenue, in the city of Lemoore (APNs: 023-510-040
and 023-480-031). A mitigated negative declaration has been prepared in accordance with
the California Environmental Quality Act.

6. Director’s Report — Judy Holwell

7. Commission’s Reports and Requests for Information

8. Adjournment

Upcoming Meetings
Regular Meeting of the Planning Commission, June 8, 2020

Agendas for all Planning Commission meetings are posted at least 72 hours prior to the meeting at the Council
Chamber, 429 C Street and the Cinnamon Municipal Complex, 711 W. Cinnamon Drive. Any writings or documents
provided to a majority of the Planning Commission regarding any item on this agenda will be made available for public
inspection at the Community Development Department, located at 711 W. Cinnamon Drive, during normal business
hours. The City of Lemoore complies with the Americans with Disabilities Act (ADA of 1990). The Council Chamber is
accessible to the physically disabled. Should you need special assistance, please call (559) 924-6744, at least four (4)
business days prior to the meeting.

CERTIFICATION OF POSTING



I, Kristie Baley, Planning Commission Secretary for the City of Lemoore, do hereby declare
that | posted the above Planning Commission Agenda for the Regular Meeting of Monday, May

11, 2020 at 7:00 p.m. at the Cinnamon Municipal Complex, 711 W. Cinnamon Drive in accordance
with applicable legal requirements.

Posted this 8" day of May 2020.

IIsll
Kristie Baley, Planning Commission Secretary




CITY OF LEMOORE
ALL PLANNING COMMISSION REGULAR AND SPECIAL MEETINGS

Attendance and Public Comment Changes Due to COVID-19

Given the current Shelter-in-Place Order covering the State of California and the Social Distance
Guidelines issued by Federal, State, and Local Authorities, the City is implementing the following
changes for attendance and public comment at all Planning Commission meetings until notified
otherwise.

All upcoming regular and special Planning Commission meetings will only be accessible online.
The meeting may be viewed through the following options:

e Youtube: www.Youtube.com/c/cityoflemoore

The City will also provide links to streaming options on the City’s website and on its Facebook
page. Unfortunately, physical attendance by the public cannot be accommodated given the current
circumstances and the need to ensure the health and safety of the Planning Commission, City staff,
and the public as a whole.

If you wish to make a general public comment or public comment on a particular item on the
agenda, you must submit your public comments by e-mail to: planning@lemoore.com. In the
subject line of the e-mail, please state your name and the item you are commenting on. If you wish
to submit a public comment on more than one agenda item, please send a separate e-email for each
item you are commenting on. Please be aware that written public comments, including your name,
may become public information. Additional requirements for submitting public comments by e-
mail are provided below.

General Public Comments & Comments on Planning Commission Business Items

For general public comments and comments regarding specific Planning Commission Business
Items, all public comments must be received by e-mail no later than 5:00 p.m. the day of the
meeting. Comments received by this time will be read aloud by a staff member during the
applicable agenda item, provided that such comments may be read within the normal three (3)
minutes allotted to each speaker. Any portion of your comment extending past three (3) minutes
may not be read aloud due to time restrictions. If a general public comment or comment on a
business item is received after 5:00 p.m., efforts will be made to read your comment into the record.
However, staff cannot guarantee that written comments received after 5:00 p.m. will be read. All
written comments that are not read into the record will be made part of the meeting minutes,
provided that such comments are received prior to the end of the Planning Commission meeting.

Public Hearings

For public comment on a public hearing, all public comments must be received by the close of the
public hearing period. All comments received by the close of the public hearing period will be


http://www.youtube.com/c/cityoflemoore

read aloud by a staff member during the applicable agenda item, provided that such comments
may be read within the normal three (3) minutes allotted to each speaker. Any portion of your
comment extending past three (3) minutes may not be read aloud due to time restrictions. If a
comment on a public hearing item is received after the close of the public hearing, such comment
will be made part of the meeting minutes, provided that such comment is received prior to the end
of the meeting.

*PLEASE BE AWARE THAT ANY PUBLIC COMMENTS RECEIVED THAT DO NOT
SPECIFY A PARTICULAR AGENDA ITEM WILL BE READ ALOUD DURING THE
GENERAL PUBLIC COMMENT PORTION OF THE AGENDA.*

The City thanks you for your cooperation in advance. Our community’s health and safety is our
highest priority.



Minutes of the
LEMOORE PLANNING COMMISSION
Regular Meeting
April 13, 2020

ITEM NO. 1 Pledge of Allegiance

ITEM NO. 2 Call to Order and Roll Call

The meeting was called to order at 7:00 PM.

Chair: Etchegoin
Vice Chair: Koelewyn
Commissioners: Clement, Dey, Franklin via conference call, Meade
Absent: Boerkamp

City Staff and Contract Employees Present: Community Development Director Holwell, City
Attorney Carlson (Lozano Smith) via conference call, Commission Secretary Baley
ITEM NO. 3 Public Comment

Community Development Director Holwell read a letter of resignation from Commissioner
Boerkamp, effective April 13, 2020

There was no other comment.

ITEM NO. 4 Approval — Minutes — Regular Meeting, March 9, 2020

Motion by Commissioner Clement, seconded by Commissioner Koelewyn, to approve the Minutes
of the Planning Commission Regular Meeting of March 9, 2020.

Ayes: Clement, Koelewyn, Dey, Franklin, Meade, Etchegoin

Absent: Boerkamp

ITEM NO. 5 Public Hearing — to accept public comment for Conditional Use Permit No. 2020-01:
a request by Ayla Tidwell to operate an indoor/outdoor beer and wine bar/lounge. The site is
located at 212 W. D Street (APN 020-053-007).

Community Development Director Holwell presented the staff report and answered questions from
Commissioners.

Applicant Ayla Tidwell answered Commissioners questions via conference call.

Chair Etchegoin opened the public hearing at 7:15 p.m.



Holwell read an email received from Lemoore Downtown Merchant Board Member, Dr. Jeff Garcia
of Family Eye Care at 126 W. D Street, Lemoore. The email in support of the beer and wine
bar/lounge received by Planning on March 7, 2020 was entered into record.

Applicant Ayla Tidwell introduced herself via conference call and thanked staff for their assistance
throughout the process and for making the meeting happen.

There was no other comment.
Chair Etchegoin closed the public hearing at 7:19 p.m.

Motion by Commissioner Meade, seconded by Commissioner Dey to adopt Resolution No. 2020-
04 approving Conditional Use Permit No. 2020-01 subject to the conditions in the resolution.

Ayes: Meade, Dey, Clement, Franklin, Koelewyn, Etchegoin
Absent: Boerkamp

ITEM NO. 7 Director's Report
Community Development Director Holwell provided information regarding:

The first reading of the McCann request for general plan amendment and zone map amendment
went before the City Council on April 7" and the second reading is expected to be on the April 215t
City Council agenda for approval.

The Master Storage lot line adjustment has been approved by Planning and the project should be
moving forward soon.

The Dutch Brothers lot line adjustment has been approved by Planning and is moving forward.

The Lennar Homes request for 362 unit housing project to be located just east of West Hills
College near the ponding basin and solar farm is expected to be presented during the May 11,
2020 Planning Commission meeting. A Mitigated Negative Declaration prepared by QK, Inc. has
been sent to the State Clearing House who in turn sends it out to all public agencies and the City
has notified the Tachi Yokut Tribe. There is a 30 day review period for the CEQA document and
staff will review any responses received prior to the meeting and include them in the staff report
when bringing the item to the Commission.

The Assemi Group request for 156 acre housing project to be located at 18th and Glendale is
currently being processed by staff. The project will include approximately 550 single family units
and a 4.5 acre portion for multi-family units. Because the project will require an environmental
impact review (EIR), which is a much more intense environmental review, the project is not
expected to be brought to the Commission prior to the beginning of next year.

The City is requiring that both the Lennar Homes and Assemi Group developments include multi-
family housing to satisfy Lemoore’s Housing Element requirements.



The property north of West Hills College that Granville Homes was expected to develop several
years ago is still available for a multi-family development, as Granville did not purchase the
property after all.

ITEM NO. 8 — Commission’s Reports and Requests for Information

Chair Etchegoin notified Commissioners that Myeisha, wife of Mayor Eddie Neal passed away this

morning.

ITEM No. 9 — Adjournment

The meeting adjourned at 7:30 P.M.

Approved the 11t day of May 2020.

APPROVED:

Ray Etchegoin, Chairperson

ATTEST:

Kristie Baley, Commission Secretary



To:
From:
Date:
Subject:

LEMOORE

CALIFORNIA

711 W. Cinnamon Drive e Lemoore, California 93245 e (559) 924-6744

Staff Report

Lemoore Planning Commission Item No. 5
Steve Brandt, City Planner

May 7, 2020 Meeting Date: May 11, 2020

General Plan Amendment No. 2020-02, Zoning Map Amendment No.
2020-02, Planned Unit Development No. 2020-01, Tentative Subdivision
Map Tract 848, and Major Site Plan Review No. 2020-01: A request by
Lennar Homes for five approvals to develop a 362-lot single-family residential
subdivision in three phases with a 1.06-acre park on 54.1 acres along with
general plan and zoning map changes only on 23.4 acres. The project is
located south of Bush Street and east of College Avenue, in the city of
Lemoore (APNs: 023-510-040 and 023-480-031). A mitigated negative
declaration has been prepared in accordance with the California
Environmental Quality Act.

e General Plan Amendment No. 2020-02 is a request to change the
General Plan land use designations on the site from Low Density
Residential, Low-Medium Density Residential, Mixed Use, and
Parks/Recreation to Low Density Residential, Low-Medium Density
Residential, Medium Density Residential, and Neighborhood
Commercial. The land proposed for Medium Density Residential and
Neighborhood Commercial would be constructed in a future phase.

e Zoning Map Amendment 2020-02 is a request to change the zoning on
the site from Low Density Residential (RLD), Low-Medium Density
Residential (RLMD), Mixed Use (MU), and Parks/Recreation (PR) to
Low Density Residential (RLD), Low-Medium Density Residential
(RLMD), Medium Density Residential (RMD), and Neighborhood
Commercial (NC). The land proposed for Medium Density Residential
and Neighborhood Commercial would be constructed in a future phase.

¢ Planned Unit Development No. 2020-01 is a request to approve new
residential lots with a minimum 4,000 sq.ft. in lot size and minimum
12-foot front building setback from the property line to the living space,
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with the exception of one floor plan with a minimum 10-foot front building
setback to the living space. The project will also provide a trail and
landscaping over the existing high-pressure gas pipeline easement
between College Avenue and Bush Street.

e Tentative Subdivision Map Tract 848 is a request to approve a 362-lot
single-family subdivision in three phases with a 1.06-acre park. Access
would be from College Avenue, the new alignment of Semas Drive, and
the new alignment of Pedersen Street. Phase 1 will consist of 152
dwelling units, Phase 2 will consist of 107 dwelling units, the trail and the
park, and Phase 3 will consist of 103 dwelling units. A future phase
(remainder) will consist of a multifamily and neighborhood commercial
project.

e Major Site Plan Review No. 2020-01 is a request to approve the site plan
of the project including a 362-lot subdivision, 1.06-acre park, adjacent
street construction or widening of portions of Bush Street, College
Avenue, the new alignment of Semas Drive, and the new alignment of
Pedersen Street. The land proposed for Medium Density Residential
and Neighborhood Commercial would not be constructed in this phase.

Proposed Motion:

Following the duly noticed Public Hearing, move to adopt Resolution No. 2020-05,
recommending approval of General Plan Amendment No. 2020-02, Zoning Map Amendment
2020-02, Planned Unit Development No. 2020-01, Tentative Subdivision Map Tract 848, and
Major Site Plan Review No. 2020-01 in accordance with the findings and conditions in the
resolution.

Recommendation:

Staff has prepared one resolution recommending approval of the mitigated negative
declaration and the five requests that make up the project. Because the public review period
for the CEQA document needed to run through May 12, it should be noted that after the
Planning Commission recommends approval of the mitigated negative declaration, additional
comments could be received from outside agencies, resulting in amendments to the
mitigated negative declaration. If this occurs, Staff will specifically draw the Council’s
attention to the changes at the City Council hearing. The resolution contains Staff's
recommended findings and conditions. A draft of the resolution is attached. After the hearing,
the Commission may add, delete, or modify the conditions before voting on the project. The
Planning Commission decision is a recommendation to the City Council. The Planning
Commission’s recommendation will be brought to the City Council at a public hearing for final
approval of all aspects of the project.

“In God We Trust” 2



Project Proposal:

This project is requesting approval of Tract No. 848 for 362 lots along with the single-family
home master plans. The currently existing ponding basin would be expanded to support the
project site, a park, and a landscaped trail. The project would be constructed in three planned
phases. Lot sizes range from 4,000 square feet to 12,315 square feet, with an average lot
size of 5,138 square feet. The proposed map is shown on page 5 of this report; a version of
the full tentative map is attached. The applicant has submitted elevations and floor plans for
nine home plans that will be built on the lots. Eight of the nine elevation plans have three
different elevation types, and one has two elevation types. All elevations have similar roof
lines. The plans are attached at the end of this report.

Future development on the remainder parcel west of the high-pressure gas lines, which is
intended for multifamily and neighborhood commercial development, is not considered in this
review. Approval of this portion of the site (which will be a remainder parcel on the tentative
map) only entails the approval of the zone change for the remainder phase. When the
remainder parcel is up for development, the specific development proposal will need to be
reviewed.

Applicant Lennar Homes

Location Directly east of West Hills College Lemoore, bounded by Bush
Street to the north, Semas Drive to the east, Pedersen Street
to the south, and College Avenue to the west.

Existing Land Use Vacant Land

APN(s) 023-510-040 and 023-480-031

Home Size Min. 1,103 sq.ft. — Max. 2,985 sq.ft.

Lot Size Min. 4,000 sq.ft. — Max. 12,315 sq.ft.

Current Zoning Mixed Use (MU), Parks and Recreation/Ponding Basin (PR),

Low Density Residential (RLD), Low-Medium Density
Residential (RLMD)

Proposed Zoning Neighborhood Commercial (NC), Low Density Residential
(RLD), Low-Medium Density Residential (RLMD), Medium
Density Residential (RMD)

Current General Plan  Mixed Use, Parks & Recreation, Low Density Residential,
Low-Medium Density Residential

Proposed General Plan Neighborhood Commercial, Low Density Residential,
Low-Medium Density Residential, Medium Density Residential
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Site Location — Aerial Photo
Tract No. 848

“In God We Trust”




Proposed Tentative Subdivision Map

full map in attachments)

(

Tract No. 848
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Adjacent Land Use, Zones, and General Plan Designations:

Direction Current Use Zone General Plan
North Fallow land RMD Medium Density Residential
South Fallow land CF Community Facilities
East Eallow land RC and Regional Commercial and Low-
RLMD Medium Density Residential
West West Hills College CF Community Facilities

Previous Relevant Actions:

The area west of State Route 41 and surrounding West Hills College, commonly referred to
as the Westside, was annexed into the city limits of Lemoore in 2000. The project site is
Parcel 10 of Parcel Map No. 2005-03, approved in 2005.

Zoning and General Plan

The site is designated Mixed Use, Parks & Recreation, Low Density Residential, and Low-
Medium Density Residential by the General Plan. This project includes changing the General
Plan land use designations to Neighborhood Commercial, Low Density Residential, Low-
Medium Density Residential, and Medium Density Residential. The current and proposed
General Plan maps can be found on pages 7 and 8 of this report.

As for zoning designations, the site is zoned Low Density Residential (RLD), Low-Medium
Density Residential (RLMD), Mixed Use (MU), and Parks/Recreation (PR). To be consistent
with the General Plan, the zoning designations would be changed to Neighborhood
Commercial (NC), Low Density Residential (RLD), Low-Medium Density Residential (RLMD),
and Medium Density Residential (RMD).
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Existing General Plan Land Use Designations
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Proposed General Plan Land Use Designations
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New Housing Law Prohibiting Downzoning

On October 9, 2019, Governor Newsom signed into law Senate Bill 330, the housing Crisis
Act of 2019. Among other mandates, a city cannot enact a development policy, standard, or
condition that would change the land use designation or zoning of a parcel or parcels of
property to a less intensive use or reduce intensity of the land use within an existing zoning
district below what was allowed under the general plan land use designations and zoning
ordinances of the city that were in effect on January 1, 2018. The goal is to promote more
new housing construction at greater densities. What this means is that the City cannot
approve a general plan amendment or zone change that would lower the planned density of
a site.

Due to the new implementation of the law, staff conducted an analysis to see if this project
was reducing the intensity of the land use. (There have been no changes since January 1,
2018, that would have affected housing density.) After making some adjustments to the
project that were agreed to by the applicant, Staff analysis concluded that the density level
of the current zoning would not decrease upon the implementation of the new zoning
designations. Analysis can be seen in the table on page 10 of this report.

The first part of the table shows that the Lemoore Housing Element anticipated a total of 479
housing units for the entire project site. Note that the subdivisions map covers 54.1 acres.
The remaining acreage west of the gas pipeline easements are not being developed at this
time but are being adjusted in the General Plan and on the Zoning Map to maintain the same
number of planned units. The second part of the table shows that after the General Plan
Amendment only, the estimated housing units would remain at 479 units. The third part of
the table shows that after the General Plan Amendment and the subdivision map are
approved; the estimated number of housing units would continue to remain at 479 units.
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Housing Density Analysis Table

Housing
Element
Realistic HE

HE
HE Above Total

Zone Name Acres Density Lower Mod Mod Housing
EXISTING PLANNED DENSITY
Mixed Use east of pipeline 7.28 9.00 66 0 0 66
Parks & Recreation/ Ponding Basin 8.16 0.00 0 0 0 0
Low Density Residential 29.41 4.50 0 66 66 132
Low-Medium Density Residential 20.12 9.00 0 91 91 182
Mixed Use west of pipeline 11.05 9.00 99 0 0 99
Parks & Recreation/ Ponding Basin 1.03 0.00 0 0 0 0
TOTAL PER CURRENT PLANNED
DESIGNATIONS 77.05 165 157 157 479
PLANNED DENSITY AFTER GENERAL PLAN AMENDMENT ONLY
Low Density Residential east of pipelines 49.10 4.50 0 110 110 220
Low-Medium Density Residential east of
pipeline 15.87 9.00 0 71 71 142
Medium Density Residential west of
pipeline 8.38 14.00 117 0 0 117
Neighborhood Commercial west of pipeline 3.70 0.00 0 0 0 0
TOTAL PER REVISED PLANNED
DESIGNATIONS 77.05 117 181 181 479

DENSITY WITH PROPOSED TENTATIVE MAP AFTER GENERAL PLAN AMENDMENT

Low Density Residential east of pipeline (as

proposed) 49.10 5.57 0 111 148 259
Low-Medium Density Residential east of

pipeline 15.87 6.49 0 103 0 103
Medium Density Residential west of

pipeline 8.38 14.00 117 0 0 117
Neighborhood Commercial west of pipeline 3.70 0.00 0 0 0 0
TOTAL AS PROPOSED BY TENTATIVE

MAP 77.05 117 214 148 479
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Tentative Map

The Tentative Subdivision Map submitted by the applicant includes 362 total lots, to be
developed in three phases of development. The streets surrounding the area are Bush
Street, College Avenue, Pedersen Street, and Semas Drive. According to the Circulation
Element of the General Plan, Bush Street and College Drive are existing arterial streets, and
Pedersen Street and Semas Drive are proposed arterial streets. Arterials should have
84-100 feet of right of way. The applicant’s Tentative Map complies with this City standard.
The map includes cross sections to show how each road will be constructed. A condition of
approval recommends these exterior roads be constructed in the following phases:

e In Phase 1, Bush Street from Semas Drive to the most westerly gas pipeline
easement, Semas Drive between Bush Street and the south side of Harvard Drive,
and College Avenue between the south side of Boston Way and most northerly gas
pipeline easement.

e In Phase 2, College Avenue from Boston Way to Pedersen Street, and Pedersen
Street from College Avenue to the east side of Lot 219.

e In Phase 3, Pedersen Street from the east side of Lot 219 to Semas Drive, and Semas
Drive from the south side of Harvard Drive to Pedersen Street.

According to the General Plan, arterial streets are designed to move large volumes of traffic
between highways and other arterials in Lemoore and to adjacent jurisdictions. Bush Street,
College Avenue, Pedersen Street, and Semas Drive are all minor arterials. Minor arterials
provide mobility through the City and access to major residential, employment, and activity
centers. Minor arterials provide two lanes and striped bike lanes in the street. Driveway
access is minimized, consistent with the primary function of arterials to move through traffic.
Landscaped parkway strips and sidewalks are accommodated within the right of way of minor
arterials.

College Drive or College Avenue

While reviewing this project, Staff noted that while the General Plan refers to the arterial
street on the west side of the project as College Drive, the official name given when the street
was constructed was College Avenue. College Avenue is more consistent with the City’s
standard street naming requirements. Since this project includes a General Plan
Amendment, Staff is recommending that the GPA also identify that the General Plan is
hereby amended to refer to the street as College Avenue.

Major Site Plan Review

As stated before, the project will be constructed in three phases. The descriptions of the
phases are:

Phase 1: This phase will involve the development of 152 lots. Sixty (60) of the lots that will
be 50 feet wide and 80 feet deep (50’ x 80’), creating sixty (60) 4,000-square-foot lots. The
other 92 lots will be 50 feet wide and 100 feet long (50’ x 100’), creating ninety-two (92)
5,000-square-foot lots. Phase 1 will be developed along Semas Drive (the eastern portion of
the site), from Bush Street in the north to Pepperdine Street to the south and developing
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Vanderbilt Drive, Baylor Drive, Harvard Drive, and University Drive. Phase 1 will continue in
a southwestern fashion, developing half of West Hills Way, all of Biola Way, all of Auburn
Street, half of Northwestern Way, and all of Boston Way.

Phase 2: This phase will involve the development of 107 lots. Fifty-one (51) of the lots will be
50 feet wide and 80 feet long (50’ x 80’), creating fifty-one (51) 4,000-square-foot lots. The
other 56 lots will be 50 feet wide and 100 feet long (50’ x 100’), creating fifty-six (56) 5,000-
square-foot lots. Phase 2 will be developed along Yale Drive and continue south to Yale
Circle and Pepperdine Street. It will also be developed on the east half of West Hills Way
and continue south along Clemson Avenue, one half of Ozark Way, Purdue Street, and the
south half of Northwestern Way. Pedersen Street will also be developed from the east end
of Lot 219 west to College Avenue. (A 1.06-acre park is shown on the map in Phase 2. Staff
is recommending in this report that it be constructed in Phase 1. A proposed trail is shown
on the map. Staff is recommending in this report that it be constructed in Phase II.)

Phase 3: This phase will consist entirely of 4,000-square-foot lots that will be 50 feet wide
and 80 feet long (50’ x 80°). There will be 103 lots that will be built in the southeastern corner
of the project site, along the southern portion of Semas Drive. Rice Street will be built, along
with Hillsdale Street, Cornell Street, Duke Street, Gonzaga Avenue, Georgetown Avenue,
and the eastern half of Ozark Way. Upon completion of the three phases, the project will
consist of two different types of home plans, one set for the 50'x80’ lots and another set for
the 50°’x100’ lots.

The Major Site Plan Review No. 2020-01 comments are attached. Except as noted in the
comments, the proposed map is consistent with City standards for new subdivisions.

Vehicular and Pedestrian Access

There will be four vehicular and pedestrian access points into the neighborhood when all
three phases are complete: from Semas Drive onto Harvard Drive, from Semas Drive onto
Rice Street, from Pedersen Street onto Clemson Avenue, and from College Avenue onto
Boston Way. Two of these access points will be constructed in Phase 1, one will be
constructed in Phase 2, and one will be constructed in Phase 3. There will also be a
pedestrian access point from the new pedestrian/bike trail to the Yale Circle cul-de-sac.

According to the traffic study prepared for the CEQA document, traffic mitigation measures
are required at the Bush Street/College Avenue intersection and at the Bush Street/Semas
Drive intersection with the first phase of development. These mitigation measures take into
account existing traffic, the expected traffic from other projects along Bush Street that the
City has already approved but have not yet been constructed, and Phase 1 of this project.
The traffic study recommends the following at Bush Street and College Avenue: convert
northbound approach to a shared left-through lane and a separate right-turn lane, convert
eastbound approach to a shared left-through and a shared through-right lane, and convert
westbound approach to a separate left-turn lane, one through lane, and a shared through-
right lane. The traffic study recommends the following at Bush Street and Semas Drive:
convert the eastbound approach to a separate left-through lane and a separate through-right
lane, and convert the westbound approach to a separate left-through lane and a separate
through-right lane.
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Off-site Traffic Improvements

According to the traffic study prepared for the CEQA document, off-site traffic mitigation
measures include required improvements to the State Route 41 / Bush Street interchange as
well as the Bush Street / Belle Haven Drive intersection. The traffic study recommended
traffic signals or roundabouts. Staff have been working with Caltrans (who reviewed the traffic
study before it was made public) about the use of temporary roundabouts at the interchange
and intersection. A temporary roundabout is shaped similarly and operates similarly as a
permanent roundabout, but it uses road striping and barriers instead of curbing to define the
travel lanes. The purpose for only requiring temporary improvements at this time is to keep
the cost down until such time that traffic counts warrant permanent improvements, and the
City has time to grow its streets and thoroughfares fund when additional development occurs.

The plan being studied by Caltrans for acceptance is to construct two temporary roundabouts
at the two on-ramp/off-ramp intersections and then to make the Bush/Belle Haven
intersection a two-way stop intersection, so that stopped traffic does not back up into the
roundabouts. There would be no stops for westbound traffic west of 19 %2 Avenue.

Storm Drainage Basin

The site is planned to drain to an existing basin in the western portion of the site. The existing
basin is to be expanded to accommodate the stormwater runoff from the subdivision, as seen
in the exhibit on page 14 of this report. Specific requirements for storm drainage
improvements are in the site plan review comments.

Park

A 1.06-acre park will be built to City standards by the developer and dedicated to the City.
Maintenance shall be funded through a public facilities maintenance district (PFMD). Staff is
recommending a condition that the park, including playground amenities, be completed and
opened for use by the public prior to the final inspection on the 5th home in Phase 1 of the
project, not including model homes. A conceptual plan of the park is shown on page 15 of
this report, which includes playground equipment and shade structures.

City Ordinance requires 0.016 acres per single-family lot to be dedicated with a new
subdivision. The 362 lots require 5.79 acres of park acreage. Based on the Tentative Map,
1.06 acres are being provided. The plan also proposes a trail, cutting through the
northwestern portion of the project. The landscaped acreage of the trail will be included in
the calculation of the total acreage of park required. The gas pipeline easement area to be
landscaped is 130 feet wide when measured from the back of the lots to the west boundary
of the western-most pipeline easement. The estimated acreage of the 130-foot wide trail is
4.9 acres. Therefore, the total acreage of park (park and trail) is estimated at 5.96 acres.
(The final acreage will be determined based on the Final Map.) If the actual landscaped
acreage of the park and the trail is less than 5.79 acres, the remaining acreage required shall
be provided through an in-lieu fee with the amount based on an appraisal made by a certified
general real estate appraiser in accordance with City Ordinance Section 8-7N-4.
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Ponding Basin
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Conceptual Landscape Plan
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Major Gas Pipelines and Trail

There are three major PG&E gas pipelines that run diagonally in a corridor northwest of the
proposed subdivision. The pipelines cross both College Avenue and Bush Street. Each of
the three pipelines was constructed within a 10-foot wide easement. The General Plan
designates this corridor as Greenway/Detention Basin.

The pipeline easement runs in a southwesterly direction behind lots 157 to 177 and continues
to College Avenue. The total width of the easement is 130 feet. To illustrate a cross-section
of the easement, the first 10-foot wide pipeline easement established in 1935, begins 20 feet
west of the indicated lots. It is followed by an 80-foot strip that would contain the bike/walking
trail. Then there are two additional 10-foot wide pipeline easements (20 feet total), which
were established in 1954 and 1939. The trail will be landscaped between the Bush Street
right of way and the College Avenue right of way. Some of the easement area is on the
applicant’s property and some is on the City-owned storm drain basin property. The entire
area would be included in the PFMD. The three pipeline easements are shown on the
Tentative Map.

A walking/bike trail was planned in the General Plan for the area between the gas pipeline
easements. This is shown on page 15 of this report. The new trail would start at, and connect
to, the existing trail along the south side of Bush Street and extend in a southwesterly
direction to the east side of College Avenue. Staff recommends that the trail, or a sidewalk,
continue south along the east side of College Avenue to connect to the subdivision’s sidewalk
system at lot 135. For safety, signs will be installed at both ends of the trail indicating trail
ending and/or beginning of roadway. The trail would also have a pedestrian connection to
the sidewalk around the Yale Circle cul-de-sac between Lots 176 and 177. A wrought iron
fence (or equivalent material acceptable to the Community Development Director) shall be
constructed to City standards to separate the subdivision lots from the trail.

Planned Unit Development

The RLD (Low Density Residential) zone has a minimum lot size standard of 7,000 square
feet as shown in the Lemoore Municipal Code (LMC), Table 9-5A-4A. The applicant has
proposed modifications to the development standards, which can be obtained through the
approval of a Planned Unit Development (PUD) (LMC, Title 9, Chapter 9), and would be
conditioned on the future adoption of an ordinance by the City Council establishing an overlay
zone for the PUD. The proposed PUD would modify those standards to allow smaller sized
lots. The smallest lot would be 4,000 square feet.

The RLD zone has standard building setback requirements as follows: 18 feet front for living
space, 20 feet front for garage, 5 feet side (interior) for single-story homes, 10 feet side
(interior) for two-story homes, 15 feet street side, 10 feet rear for single-story homes, and 15
feet rear for two-story homes, as shown in the Lemoore Municipal Code 9-5A-4A. The RLMD
(Low-Medium Density Residential) zone has a minimum front setback of 20 feet, and the
same side and rear setbacks as the RLD zone with the exception that the additional 5-foot
setback is not required for two-story homes.
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The applicant has proposed that the PUD modify the standards to change the required
minimum setbacks for this subdivision only. The minimum front setback would be 12 feet to
the living space instead of 18 feet. The minimum setback for front facing garage will remain
20 feet, the side setback will be 5 feet for both single- and two-story homes, and the rear
setback will remain at 10 feet and 15 feet. There would need to be an exception for Plan
7512 (Olive) because it would not fit on an 80-foot deep lot with a 12-foot front setback and
a 10-foot rear setback. An illustration of the applicant-proposed setbacks can be found on
page 18 of this report and in the attached exhibits “Typical Setbacks for 50'’x80’ lots” and
“Typical Setbacks for 50'’x100’ lots”.

The trend of smaller lots with smaller setbacks started when new home prices increased
dramatically in the mid 2000’s as a way of providing more affordable housing. This trend
appears to have been accepted by a large enough segment of the market that builders are
continuing it. The State’s emphasis on higher densities and more housing is consistent with
this trend. Staff estimates that the proposed project will provide about 30 to 40 more homes
than a project that was designed to meet the standard lot size and setbacks.

Staff reviewed the home plans and the proposed setbacks. For some homes the garage
would be the factor determining the front setback and for other homes the living space would
be the determining factor. This will result in staggered setbacks along the street, a design
feature that is required. The proposed setbacks are also compared with the existing setbacks
in the following table. The smaller setbacks also allow homes to be built on smaller lots, which
increases the total number of homes that can be built in the neighborhood and follows a
homeowner market preference for smaller sized yards that require less maintenance.
Therefore, Staff supports the reduced setbacks for this neighborhood and these home plans,
with some modifications described below and shown in the table on page 19 of this report.

Specifically, regarding Plan 7512, Staff is concerned that the 10-foot minimum setback will
be too short if the home was placed on a corner lot less than 84 feet deep. Because the
property line of corner lots are curved, placing a home at 10 feet front the from property line
would place the corner of the house very close to the sidewalk curb ramp and could limit
visibility around the corner. Staff recommends a modification that would not allow the Plan
7512 on corner lots less than 84 feet deep. Staff further recommends that the 10-foot front
setback for Plan 7512 be limited only to lots less than 84 feet deep.

Staff supports the reduction in the side yard setbacks for two-story homes to 5 feet. However,
5 feet of width does make it more difficult to maneuver the three waste containers that each
home will have. Staff recommends a condition that a 4’x12’ concrete pad be constructed
behind the fence gate on all homes to encourage homeowners to store their containers
behind the fence gate. A concreate walkway should also extend from the driveway to the
pad and from the pad to the side door to the garage.

The minimum rear setbacks and the maximum height of the homes would remain the same
and the standards in the zoning ordinance. On Page 20 of this report is a table that shows
each home plan and their actual front, side, and rear setbacks if the home was placed as
close to the street as allowed by the Staff recommendation, maximizing the rear yard area.
The table shows that only three of the nine home plans will actually be less than 18 feet back
from the front property line (18 feet is Lemoore’s typical standard.)
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Applicant-proposed Building Setbacks
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Comparison of Existing and Proposed Minimum Building Setbacks

Required by
Zoning Ordinance

Applicant-
proposed Setbacks
for this PUD

Staff
Recommendation
for this PUD

Front to Living
Space
(minimum)

18 feet with 2-foot
stagger from
adjacent homes

12 feet to covered
porch

12 feet to one-story

Exception — 10 feet
for Plan 7512

15 feet to two-story

12 feet to one-story
Exception - See note
12 feet to covered porch

15 feet to two-story

Front to Garage

- 20 feet 20 feet 20 feet
(minimum)
. . 5 feet for one-story
:r:ier:il;ru?w:()je 5 feet (all) 5 feet (all)
10 feet for two-story
Street Side 1,5 ooy 10 feet 10 feet
(minimum)

Rear (minimum)

10 feet for one-story

15 feet for two-story

10 feet for one-story

15 feet for two-story

10 feet for one-story

15 feet for two-story

Height
(maximum)

35 feet

35 feet

35 feet

Note — Staff Recommendation would be that Plan 7512 (Olive) may have a 10-foot
minimum front setback to living space on lots less than 84 feet deep. Plan 7512 (Olive)
shall not be allowed to be constructed on corner lots less than 84 feet deep.
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Calculated Setbacks per House Type Resulting from Staff Recommended Standards

House Plan No. of Front Front Side Street Rear
Name Stories | Setback Setback to | Setback Side Setback
to Garage Living Setback
Space (or
porch)
Clementine Home Series on 50’ x 80’ Lots
The Plum 1 23 12’ 5 10’ 10’ 4”
The Olive — Lots 1 20’ 4”7 10’ 5 10’ 10’
less than 84’
deep (see Note)
The Olive — Lots 1 22’ 4 12’ 5 10’ 12’
84’ deep or more
The Dewberry 2 20° 20’ to porch 5’ 10’ 20’ 8”
The Persimmon 2 22’ 12’ to porch 5’ 10° 17’ 2”
Note: The Olive Plan is not allowed on corner lots less than 84’ deep
Coronet Home Series on 50’ x 100’ Lots
The Aria 1 20’ 18’ 5 10’ 22’
The Cadence 1 20’ 27 5 10’ 17
The Harmony 2 20’ 25’ to porch 5’ 10° 32’
The Overture 2 21’ 12’ to porch 5 10’ 28’
The Rhapsody 2 20’ 18’ 5 10’ 22’

Note: These dimensions maximize the rear yard area. Some homes could be set farther
back and still meet all the minimum standards.
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Residential Master Home Plans:

Review of residential master home plans is part of the Major Site Plan Review process for
new residential subdivisions. The architecture of the home plans is depicted in the attached
floor plan and elevation plans. Nine floor plans were submitted with square footages of
between 1,460 and 3,240 square feet. Four of the homes are single-story and five are two-
story.

One plan has two bedrooms, three plans have three bedrooms, two plans have four
bedrooms, and three plans have five bedrooms. Four of the nine plans have three possible
front facades, with five having two possible facades, resulting in 22 possible front facades in
the neighborhood. The types of facades are differentiated by front fagade detailing. However,
the differentiations are slight, and the homes do have a roughly similar look.

Staff reviewed the home master plans and elevations for conformance with Lemoore’s
Zoning Ordinance Section 9-5C-3 (Design Standards for Residential Projects.) In all, 22
different front elevation “looks” would be available to meet the City’s “six pack” rule.

To meet the standards for home plans in the Zoning Ordinance, a condition has been
recommended that the detailing placed on the front of the house be wrapped around to the
side of the house and on the street side of corner lots and that all homes shall be oriented to
the street with garages deemphasized and living areas placed toward the front of homes. All
other requirements for new master plan home designs are being met, including the
requirement that all home plans provide entry features from a public or common sidewalk.

Utilities and Development Impact Fees

All wet and dry utilities will be installed by the developer. The project can hook into a sewer
trunk line in Pedersen Street and a water line in Bush Street. Both were installed when the
college was constructed and were sized to also serve future development such as the
proposed project. Development impact fees will be paid when the homes acquire their
certification of occupancy just prior to move-in.

Environmental Assessment:

An Initial Study/Mitigated Negative Declaration (IS/MND) was prepared for the project in
accordance with the California Environmental Quality Act (CEQA), along with technical
evaluations of air quality, biological resources, cultural resources, and traffic impact.
Mitigation measures were included for potential impacts to biology, tribal cultural resources,
geology & soils, and traffic. The full list of mitigation measures can be found on pages 2
through 7 of the Mitigated Negative Declaration (MND).

Prior to the preparation of this staff report, two comment letters were received on the MND;
one from the Department of Toxic Substances Control (DTSC) and the other from PG&E.
Upon review of the letters, City staff believes the comments are either not applicable to the
project or will be dealt with through the typical requirements on construction. The letters are
attached.
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Recommended Findings:

Staff recommends that the following findings be included in the Commission’s
recommendation for approval. These findings are required by the Zoning Ordinance to be
made to approve the project.

1. The General Plan Amendment is in the public interest, and the General Plan, as
amended, will remain internally consistent. The land use designation changes result
in no net gain or loss in residential density and comply with State law prohibiting
general plan changes to a less intensive use or reducing intensity of land use.

2. The project implements a goal of the General Plan to develop residential uses around
West Hills College.

3. The Zoning Map Amendment of the map is consistent with the General Plan goals,
policies, and implementation programs.

4. The Planned Unit Development (PUD) is compatible and in conformity with public
convenience, general welfare, and good land use and zoning practice. The PUD
provides for alternative development standards that will increase the density of the
site while avoiding negative impacts.

5. The PUD will not be detrimental to the health, safety, and general welfare of the City.

6. The PUD will not adversely affect the orderly development of property or the
preservation of property values as the project involves the development of well-
designed single-family homes.

7. The Tentative Subdivision Map is consistent with the General Plan and all applicable
provisions of the Zoning Code as modified by the PUD.

8. The proposed project will not be substantially detrimental to adjacent property and will
not materially impair the purposes of the Zoning Ordinance or the public interest.

9. As proposed and conditioned herein, the site design of the project is consistent with
the new residential development standards in the Zoning Ordinance, as modified by
the PUD.

10.The proposed project is consistent with the objectives of the General Plan and
complies with applicable zoning regulations, including the proposed overlay zone for
the PUD, specific plan provisions, and improvement standards adopted by the City.

11.The proposed architecture, site design, and landscape are suitable for the purposes
of the building and the site and will enhance the character of the neighborhood and
community.

12.The architecture, character, and scale of the buildings and the site are compatible with
the character of buildings on adjoining and nearby properties.

13.The proposed project will not create conflicts with vehicular, bicycle, or pedestrian
transportation modes of circulation.

“In God We Trust” 22



14.The project’s lot sizes are consistent with densities in the General Plan and are

appropriate for this site.

15.The General Plan Amendment shall include that all references to the College Drive in

the General Plan shall be changed to College Avenue.

Recommended Conditions

Staff recommends that the following conditions be placed on the Planned Unit Development
2020-01 and Tentative Subdivision Map Tract 848.

1.

The site shall be developed consistent with the approved Tentative Subdivision Map,
as modified by the Planned Unit Development, these conditions, and applicable
development standards found in the Zoning Ordinance and Lemoore Municipal Code.

The site shall be developed consistent with this report and with the Major Site Plan
Review comments dated April 17, 2020.

The project shall be developed and maintained in substantial compliance with the
Tentative Subdivision Map Tract 848, except for any modifications that may be needed
to meet these conditions of approval.

The final subdivision map shall be submitted in accordance with City ordinances and
standards. The gas pipeline corridor shall be designated a non-numbered lot and
dedicated to the City. The area shown as “future development” shall be designated a
remainder parcel.

The developer shall incorporate the mitigation measures, as identified in the Mitigated
Negative Declaration, into the project.

Plans for all public and private improvements, including but not limited to, water,
sewer, storm drainage, road pavement, curb and gutter, sidewalk, street lights,
landscaping, and fire hydrants shall be approved by the City Engineer, and these
improvements shall be completed in accordance with the approved plans to the
satisfaction of the Public Works Director.

On-site and off-site traffic and street improvements shall be constructed per these
conditions, the Major Site Plan Review 2020-01 comments, and the mitigation
measures in the Mitigated Negative Declaration.

Perimeter arterial roadways shall be constructed and widened per City standards and
the cross-sections on the Tentative Subdivision Map as follows:

e In Phase 1, Bush Street from Semas Drive to the most westerly gas pipeline
easement, Semas Drive between Bush Street and the south side of Harvard
Drive, and College Avenue between the south side of Boston Way and most
northerly gas pipeline easement.
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e In Phase 2, College Avenue from Boston Way to Pedersen Street, Pedersen
Street from College Avenue to the east side of Lot 219.

e In Phase 3, Pedersen Street from the east side of Lot 219 to Semas Drive,
Semas Drive from the south side of Harvard Drive to Pedersen Street.

9. Ponding basin and storm drainage improvements shall be constructed per the Major
Site Plan Review No. 2020-01 comments.

10.A landscaped trail between the existing gas pipeline easements in the northwest area
of the project site from Bush Street to College Avenue shall be constructed prior to the
final inspection of the 5" new home constructed in Phase 2, with a trail connection to
the Yale Circle cul-de-sac between Lots 176 and 177 and a sidewalk or trail
connection from the trail to Boston Way along College Avenue. The acreage of the
landscaped area may be counted toward park land dedication requirements in Section
8-7N-4 of the City Municipal Code. The landscaping and amenities will include, but
not be limited to, trees, shrubbery, grass, waste containers at each end of the trail,
solar-powered lighting at 120-foot intervals, and three benches. Signage at the trail
ends at Bush Street and College Avenue shall be required. Landscaping, amenities
and signage to be approved by the Community Development Director prior to
installation.

11.The park south of West Hills Way shall be constructed and opened to the public for
use, including playground amenities, prior to completion of the 5" home in Phase 1
(not including model homes).

12.Park land in-lieu fees shall be paid to the City for 5.79 acres minus the acres provided
for the park and landscaped trail on the improvement plans, in accordance with the
procedures in Section 8-7N-4 of the City Municipal Code. Fees shall be paid prior to
approval of the Final Map.

13. A public facilities maintenance district (PFMD) shall be formed in conjunction with the
Final Map acceptance in order to provide the maintenance costs for the park,
landscape trail, common landscaping, street maintenance, and other improvements
in accordance with existing City policy.

14.The project shall be subject to the applicable development impact fees adopted by
resolution of the City Council.

15.1In conjunction with approval of the Final Map, a noise and odor easement shall be
recorded on all lots created, in a form acceptable to the City Attorney, to acknowledge
the presence of nearby industry, railroad, and freeways, and the right of the such uses
to continue to emit such noise and odors as are otherwise allowable by law and to
ensure that such uses in these areas are not unreasonably hindered by residential
users and owners that move in or nearby at a later date.
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16.In conjunction with approval of the Final Map, an easement shall be recorded on all
lots created identifying that the property is near a military installation subject to high
aircraft noise, low level aircraft, aircraft tests, and/or other military related issues.

17.New residences shall be constructed so as to attain an indoor noise level of 45
decibels (45 dB CNEL), in accordance with noise attenuation standards of the City
adopted building code.

18.The developer shall comply with the standards, provisions, and requirements of the
San Joaquin Valley Air Pollution Control District that relate to the project.

19. A minimum six-foot eight-inch (6’ 8”) high block wall with decorative columns and caps
at least every 100 feet shall be constructed per City standards adjacent to College
Avenue, Pedersen Street, Semas Drive, and Bush Street adjacent to Lots 155 and
156. Landscaping shall be added to cover at least 50% of the wall within five years of
installation.

20.A wrought iron fence (or equivalent material acceptable to the Community
Development Director) shall be constructed to City standards along the west property
lines of lots 157 to 177 to separate the subdivision from the trail.

21.Fire hydrant and connection types and locations shall be approved by the Lemoore
Volunteer Fire Department.

22.Concrete pads for installation of mailboxes shall be provided in accordance with
determinations made by the Lemoore Postmaster.

23.Street trees from the City approved street tree list shall be planted with root barriers
as per Public Works Standards and Specifications.

24 . Streetlights shall be provided within the project as per City local streetlight standards.

25.0ne or more Kings Area Rural Transit (KART) bus stops shall be constructed, if
required, at locations directed by KART.

26.The sidewalk type along local streets (parkway type or curb adjacent type) shall be
consistent throughout all phases of the subdivision, as per City standards.

27.The sidewalk type along arterial and collector streets shall be parkway type and
consistent with City standards.

28.Any existing roadway, sidewalk, or curb and gutter that is damaged during
construction shall be repaired or replaced to the satisfaction of the Public Works
Director.

29.Subdivision entrance signage is required at the Harvard Drive entrance. Subdivision
entrance signage shall be allowed at other entrances. All signs shall require a sign
permit separate from the building permit.
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30.Lot sizes less than 7,000 square feet, consistent with the sizes shown on the Tentative
Subdivision Map Tract 848, shall be adopted per the PUD established by the City
Council.

31.The building setbacks shall be per the adopted PUD established by the City Council.
The minimum building setbacks recommended to the Council are as follows:

Required Setbacks PUD No. 2020-01

12 feet to one-story - See note
Front to Living Space (minimum) | 12 feet to covered porch
15 feet to two-story

Front to Garage (minimum) 20 feet
Interior Side (minimum) 5 feet
Street Side (minimum) 10 feet

10 feet for one-story

Rear (minimum) 15 feet for two-story

Height (maximum) 35 feet

Note — Plan 7512 (Olive) may have a 10-foot minimum front setback to
living space on lots less than 84 feet deep. Plan 7512 (Olive) shall not
be constructed on corner lots less than 84 feet deep.

32.Master home plans shall be substantially consistent to the floor plans and elevations
submitted with the Tentative Subdivision Map Tract 848, unless subsequently
modified by the Planning Commission. Detailing used on the front of the home shall
be carried around (or wrapped around) to the street side of the home where the side
of the home is visible from the public street, such as in front of the fence.

33.A concrete pad shall be built behind the fence gate of each home, with a minimum
dimension of 4’ by 12’, to store refuse containers from public view. A walkway shall
be constructed from the driveway to the concrete pad, and from the concrete pad to
the side door entrance to the garage.

34.The project and all subsequent uses must meet the requirements found in Section 9-
5B-2 of the Zoning Ordinance related to noise, odor, and vibration, and maintenance.

35.The Tentative Subdivision Map Tract 848 approval shall expire two years from the
date of City Council approval, unless a Final Map is filed or an extension is granted
via legislation or by the City, in accordance with the Subdivision Map Act. Expiration
dates for the Major Site Plan Review 2020-01 and Planned Unit Development
2020-01 shall run consistent with the expiration date of the Tentative Subdivision Map.
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Attachments:

Resolution No. 2020-05

Tentative Subdivision Map Tract No. 848

Typical Setbacks for 50°x80’ lots

Typical Setbacks for 50°x100’ lots

Building Elevations and Floor Plans — 9 sets

Major Site Plan Review No. 2020-01 Comments dated April 17, 2020
Mitigated Negative Declaration dated April 2020

Initial Response Letters Received — 2 letters
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RESOLUTION NO. 2020-05

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LEMOORE
APPROVING GENERAL PLAN AMENDMENT NO. 2020-02, ZONING MAP AMENDMENT NO. 2020-
02, PLANNED UNIT DEVELOPMENT NO. 2020-01, TENTATIVE SUBDIVISION MAP TRACT 848, AND
MAJOR SITE PLAN REVIEW NO. 2020-01 TO DIVIDE 54.1 ACRES INTO 362 SINGLE-FAMILY LOTS
AND A PARK AND FOR APPROVAL OF NEW SINGLE-FAMILY HOME MASTER PLANS,
LOCATED SOUTH OF BUSH STREET AND EAST OF COLLEGE AVENUE,

IN THE CITY OF LEMOORE

At a Regular Meeting of the Planning Commission of the City of Lemoore (City) duly called and
held on May 11, 2020, at 7:00 p.m. on said day, it was moved by Commissioner ,
seconded by Commissioner , and carried that the following Resolution be
adopted:

WHEREAS, Lennar Homes has requested approval of a General Plan Amendment,
Zoning Map Amendment, Planned Unit Development, Tentative Subdivision Map, and a Major
Site Plan Review to divide 54.1 acres into 362 single-family lots and a park, and for approval of
new single-family home master plans, located south of Bush Street and east of College Avenue,
in the City of Lemoore (APNs: 023-510-040 & 023-480-031); and

WHEREAS, the proposed site is 54.1 acres in size and is zoned Low Density Residential,
Low-Medium Density Residential, Mixed Use, and Parks/Recreation; and

WHEREAS, an Initial Study was prepared in conformance with the California
Environmental Quality Act (CEQA) Guidelines, and it was found that the proposed project could
not have a significant effect on the environment, with mitigations. Therefore, a Mitigated Negative
Declaration has been prepared for this project; and

WHEREAS, the Lemoore Planning Commission held a duly noticed public hearing at its
May 11, 2020 meeting.

NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Lemoore hereby makes the following findings regarding the proposed projects, based on facts
detailed in the May 7, 2020, staff report, which is hereby incorporated by reference, as well as the
evidence and comments presented during the Public Hearing:

1. The General Plan Amendment is in the public interest, and the General Plan, as amended,
will remain internally consistent. The land use designation changes result in no net gain or
loss in residential density and comply with State law prohibiting general plan changes to a
less intensive use or reducing intensity of land use. The shorter setbacks allow for an
increased number of residential units overall in the project area.

2. The project implements a goal of the General Plan to develop residential uses around West
Hills College.

3. The Zoning Map Amendment of the map is consistent with the General Plan goals, policies,
and implementation programs.

4. The Planned Unit Development (PUD) is compatible and in conformity with public
convenience, general welfare, and good land use and zoning practice. The PUD provides for
alternative development standards that will increase the density of the site while avoiding
negative impacts.



5. The PUD will not be detrimental to the health, safety, and general welfare of the City.

6. The PUD will not adversely affect the orderly development of property or the preservation of

10.

11.

12.

13.

14.

15.

property values as the project involves the development of well-designed single-family homes.

The Tentative Subdivision Map is consistent with the General Plan and all applicable
provisions of the Zoning Code as modified by the PUD.

The proposed project will not be substantially detrimental to adjacent property and will not
materially impair the purposes of the Zoning Ordinance or the public interest.

As proposed and conditioned herein, the site design of the project is consistent with the new
residential development standards in the Zoning Ordinance, as modified by the PUD.

The proposed project is consistent with the objectives of the General Plan and complies with
applicable zoning regulations, including the proposed overlay zone for the PUD, specific plan
provisions, and improvement standards adopted by the City.

The proposed architecture, site design, and landscape are suitable for the purposes of the
building and the site and will enhance the character of the neighborhood and community.

The architecture, character, and scale of the building and the site are compatible with the
character of buildings on adjoining and nearby properties.

The proposed project will not create conflicts with vehicular, bicycle, or pedestrian
transportation modes of circulation.

The project’s lot sizes are consistent with densities in the General Plan and are appropriate
for this site.

The General Plan Amendment shall include that all references to the College Drive in the
General Plan shall be changed to College Avenue.

BE IT FURTHER RESOLVED that the Planning Commission of the City of Lemoore

recommends approval of the Mitigated Negative Declaration, General Plan Amendment No. 2020-

02,

Zoning Map Amendment No. 2020-02, Planned Unit Development No. 2020-01, Tentative

Subdivision Map Tract 848, and Major Site Plan Review No. 2020-01, subject to the following
conditions:

1.

The site shall be developed consistent with the approved Tentative Subdivision Map
Tract 848, as modified by the Planned Unit Development No. 2020-01, these
conditions, and applicable development standards found in the Zoning Ordinance and
Lemoore Municipal Code.

The site shall be developed consistent with this report and with the Major Site Plan
Review No. 2020-01 comments dated April 17, 2020.

The project shall be developed and maintained in substantial compliance with the
Tentative Subdivision Map, except for any modifications that may be needed to meet
these conditions of approval.

The final subdivision map shall be submitted in accordance with City ordinances and
standards. The gas pipeline corridor shall be designated a non-numbered lot and
dedicated to the City. The area shown as “future development” shall be designated a
remainder parcel.



9.

The developer shall incorporate the mitigation measures, as identified in the Mitigated
Negative Declaration dated April 2020, into the project.

Plans for all public and private improvements, including but not limited to, water,
sewer, storm drainage, road pavement, curb and gutter, sidewalk, street lights,
landscaping, and fire hydrants shall be approved by the City Engineer, and these
improvements shall be completed in accordance with the approved plans to the
satisfaction of the Public Works Director.

On-site and off-site traffic and street improvements shall be constructed per these
conditions, the Major Site Plan Review 2020-01 comments, and the mitigation
measures in the Mitigated Negative Declaration.

Perimeter arterial roadways shall be constructed and widened per City standards and
the cross-sections on the Tentative Subdivision Map Tract 848 as follows:

e In Phase 1, Bush Street from Semas Drive to the most westerly gas pipeline
easement, Semas Drive between Bush Street and the south side of Harvard
Drive, and College Avenue between the south side of Boston Way and most
northerly gas pipeline easement.

e In Phase 2, College Avenue from Boston Way to Pedersen Street, Pedersen
Street from College Avenue to the east side of Lot 219.

e In Phase 3, Pedersen Street from the east side of Lot 219 to Semas Drive,
Semas Drive from the south side of Harvard Drive to Pedersen Street.

Ponding basin and storm drainage improvements shall be constructed per the Major
Site Plan Review No. 2020-01 comments.

10.A landscaped trail between the existing gas pipeline easements in the northwest area

11

of the project site from Bush Street to College Avenue shall be constructed prior to the
final inspection of the 5" new home constructed in Phase 2, with a trail connection to
the Yale Circle cul-de-sac between Lots 176 and 177 and a sidewalk or trail
connection from the trail to Boston Way along College Avenue. The acreage of the
landscaped area may be counted toward park land dedication requirements in Section
8-7N-4 of the City Municipal Code. The landscaping and amenities will include, but
not be limited to, trees, shrubbery, grass, waste containers at each end of the trail,
solar-powered lighting at 120-foot intervals, and three benches. Signage at the trail
ends at Bush Street and College Avenue shall be required. Landscaping, amenities
and signage to be approved by the Community Development Director prior to
installation.

.The park south of West Hills Way shall be constructed and opened to the public for

use, including playground amenities, prior to completion of the 5" home in Phase 1
(not including model homes).

12.Park land in-lieu fees shall be paid to the City for 5.79 acres minus the acres provided

for the park and landscaped trail on the improvement plans, in accordance with the



procedures in Section 8-7N-4 of the City Municipal Code. Fees shall be paid prior to
approval of the Final Map.

13. A public facilities maintenance district (PFMD) shall be formed in conjunction with the
Final Map acceptance in order to provide the maintenance costs for the park,
landscape trail, common landscaping, street maintenance, and other improvements
in accordance with existing City policy.

14.The project shall be subject to the applicable development impact fees adopted by
resolution of the City Council.

15.1n conjunction with approval of the Final Map, a noise and odor easement shall be
recorded on all lots created, in a form acceptable to the City Attorney, to acknowledge
the presence of nearby industry, railroad, and freeways, and the right of the such uses
to continue to emit such noise and odors as are otherwise allowable by law and to
ensure that such uses in these areas are not unreasonably hindered by residential
users and owners that move in or nearby at a later date.

16.In conjunction with approval of the Final Map, an easement shall be recorded on all
lots created identifying that the property is near a military installation subject to high
aircraft noise, low level aircraft, aircraft tests, and/or other military related issues.

17.New residences shall be constructed so as to attain an indoor noise level of 45
decibels (45 dB CNEL), in accordance with noise attenuation standards of the City
adopted building code.

18.The developer shall comply with the standards, provisions, and requirements of the
San Joaquin Valley Air Pollution Control District that relate to the project.

19. A minimum six-foot eight-inch (6’ 8”) high block wall with decorative columns and caps
at least every 100 feet shall be constructed per City standards adjacent to College
Avenue, Pedersen Street, Semas Drive, and Bush Street adjacent to Lots 155 and
156. Landscaping shall be added to cover at least 50% of the wall within five years of
installation.

20.A wrought iron fence (or equivalent material acceptable to the Community
Development Director) shall be constructed to City standards along the west property
lines of lots 157 to 177 to separate the subdivision from the trail.

21.Fire hydrant and connection types and locations shall be approved by the Lemoore
Volunteer Fire Department.

22.Concrete pads for installation of mailboxes shall be provided in accordance with
determinations made by the Lemoore Postmaster.

23.Street trees from the City approved street tree list shall be planted with root barriers
as per Public Works Standards and Specifications.

24 Streetlights shall be provided within the project as per City local streetlight standards.



25.0ne or more Kings Area Rural Transit (KART) bus stops shall be constructed, if
required, at locations directed by KART.

26.The sidewalk type along local streets (parkway type or curb adjacent type) shall be
consistent throughout all phases of the subdivision, as per City standards.

27.The sidewalk type along arterial and collector streets shall be parkway type and
consistent with City standards.

28.Any existing roadway, sidewalk, or curb and gutter that is damaged during
construction shall be repaired or replaced to the satisfaction of the Public Works
Director.

29.Subdivision entrance signage is required at the Harvard Drive entrance. Subdivision
entrance signage shall be allowed at other entrances. All signs shall require a sign
permit separate from the building permit.

30. Lot sizes less than 7,000 square feet, consistent with the sizes shown on the Tentative
Subdivision Map Tract 848, shall be adopted per the PUD established by the City
Council.

31.The building setbacks shall be per the adopted PUD established by the City Council.
The minimum building setbacks recommended to the Council are as follows:

Required Setbacks PUD No. 2020-01

12 feet to one-story - See note
Front to Living Space (minimum) | 12 feet to covered porch
15 feet to two-story

Front to Garage (minimum) 20 feet
Interior Side (minimum) 5 feet
Street Side (minimum) 10 feet

10 feet for one-story

Rear (minimum) 15 feet for two-story

Height (maximum) 35 feet

Note — Plan 7512 (Olive) may have a 10-foot minimum front setback to
living space on lots less than 84 feet deep. Plan 7512 (Olive) shall not
be constructed on corner lots less than 84 feet deep.

32.Master home plans shall be substantially consistent to the floor plans and elevations
submitted with the Tentative Subdivision Map Tract 848, unless subsequently
modified by the Planning Commission. Detailing used on the front of the home shall
be carried around (or wrapped around) to the street side of the home where the side
of the home is visible from the public street, such as in front of the fence.



33.A concrete pad shall be built behind the fence gate of each home, with a minimum
dimension of 4’ by 12’, to store refuse containers from public view. A walkway shall
be constructed from the driveway to the concrete pad, and from the concrete pad to
the side door entrance to the garage.

34.The project and all subsequent uses must meet the requirements found in Section
9-5B-2 of the Zoning Ordinance related to noise, odor, and vibration, and
maintenance.

35.The Tentative Subdivision Map Tract 848 approval shall expire two years from the
date of City Council approval, unless a Final Map is filed or an extension is granted
via legislation or by the City, in accordance with the Subdivision Map Act. Expiration
dates for the Major Site Plan Review 2020-01 and Planned Unit Development
2020-01 shall run consistent with the expiration date of the Tentative Subdivision Map.

Passed and adopted at a Regular Meeting of the Planning Commission of the City of Lemoore
held on May 11, 2020, by the following votes:

AYES:
NOES:
ABSTAINING:
ABSENT:
APPROVED:
Ray Etchegoin, Chairperson
ATTEST:

Kristie Baley, Commission Secretary
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TENTATIVE TRACT NO. 848
TYPICAL SETBACKS

(ACTUAL FRONT AND REAR DIMENSIONS MAY VARY BY PLAN)

CLEMENTINE SERIES

THE PLUM THE OLIVE

1,460 SQUARE FEET 1,635 SQUARE FEET

,‘
_q_m.l_

PLAN 7511
ELEV A Py a2
2 CAR GARAGE 2 CAR GARAGE

2 CAR 2 CAR
GARAGE GARAGE

SINGLE STORY PLANS

PLAN 7511
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

THE DEWBERRY

2,086 SQUARE FEET

THE PERSIMMON

2,985 SQUARE FEET

PLAN 7515
PLAN 7514 ELEV A

2 CELREVGA/??AGE 2 CAR GARAGE

2 CAR
GARAGE

TWO STORY PLANS

PLAN 7514
ELEV A
2 CAR GARAGE

PLAN_7512
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

2 CAR
GARAGE

PLAN 7515
ELEV A
2 CAR GARAGE

2 CAR
GARAGE




TENTATIVE TRACT NO. 848
TYPICAL SETBACKS

(ACTUAL FRONT AND REAR DIMENSIONS MAY VARY BY PLAN)

CORONET SERIES

THE ARIA
1,787 SQUARE FEET
3

PLAN 4021
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

SINGLE STORY PLANS

THE CADENCE

1,898 SQUARE FEET

PLAN 4022
ELEV A
2 CAR GARAGE

2 CAR

L! GARAGE

PLAN 4021
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

PLAN 4022
ELEV A
2 CAR GARAGE

PLAN 4024
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

2 CAR
GARAGE

PLAN_4025
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

PLAN 4027
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

THE HARMONY

2,348 SQUARE FEET

PLAN 4024
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

TWO STORY PLANS

THE OVERTURE

3,240 SQUARE FEET

PLAN_4025
ELEV A
2 CAR GARAGE

2 CAR
GARAGE

THE RHAPSODY

3,128 SQUARE FEET

-

PLAN 4027
ELEV A
2 CAR GARAGE

2 CAR
GARAGE




The Plum, Plan 7511 The Olive, Plan 7512

1,460 SQUARE FEET 1,635 SQUARE FEET

The Dewberry, Plan 7514

2,086 SQUARE FEET

The Persimmon, Plan 7515

2,985 SQUARE FEET
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