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Planning Commission

MEETING DATE:

February 12, 2019

DEPARTMENT:

Community Dev.

PRESENTED BY: M. Jones
EMAIL ADDRESS: mjones@fortbragg.com

AGENDA ITEM SUMMARY
TITLE:
RECEIVE REPORT AND CONSIDER APPROVAL OF COASTAL DEVELOPMENT PERMIT AMENDMENT 317/19, DESIGN REVIEW AMENDMENT DR 5-17/19 AND APPROVAL OF TWO AFFORDABLE HOUSING
INCENTIVES FOR A PROPOSED MIXED-INCOME SENIOR, MULTI-FAMILY AND PERMANENT
SUPPORTIVE HOUSING PROJECT LOCATED AT 441 SOUTH STREET (APN 018-340-04)

APPLICATION NO.:

Coastal Development Permit Amendment 3-17/19 (CDP 317/19) and Design Review 5-17/19 (DR 5-17/19)

APPLICANT:

Danco Communities

PROPERTY OWNER:

Richard Nelepovitz

AGENT:

Chris Dart, Danco Group

REQUEST:

Coastal Development Permit Amendment and Design Review
Amendment for a 68 unit affordable housing project consisting
of:
A) Twenty permanent supportive residential cottages ranging
from 616 to 830 square feet, a 3,000 square foot commons
building, walkways and a full size basketball court and a
manager’s unit; and
B) Twenty-five single-story affordable senior residential
cottages ranging from 616 to 848 square feet, a 1,200 square
foot commons building, two 440 square foot Common utility
buildings, a manager's unit, walkways and 29 parking spaces
and Associated driveway; and
C) Twenty-three two-story, workforce/family residential duplex
units, ranging from 1,000 to 1,200 square feet (2 and 3
bedrooms), landscaping, playground and 36 covered Parking
spaces and with associated driveways per the CLUDC and
the Coastal General Plan.

Agenda Item 3A.

LOCATION:

441 South Street

APN:

APN 018-340-04 (5 acre site of a 7 acre parcel)

ZONING:

Very High density Residential (RVH)/ Coastal Zone

ENVIRONMENTAL
DETERMINATION:
SURROUNDING
LAND USES:

APPEALABLE PROJECT:

Statutorily exempt from CEQA pursuant to section 15192
(Affordable Housing) of the 2018 CEQA Guidelines.
NORTH: Hospital, Multi-Family Housing
EAST: Single Family Residential & Noyo River
SOUTH: Single Family Residential
WEST: Multi-Family Housing
Cannot be appealed to California Coastal Commission.

PROJECT BACKGROUND
Danco has developed numerous affordable and market rate projects, senior and multifamily residential
projects. Their website showcases several affordable housing projects for seniors and families
www.danco-group.com/communities.
On September 11, the City Council conceptually approved Danco’s request for a loan of $250,000 at
3% interest for a 55 year term for a 44 unit senior housing development at 441 South Street. The City
loan will specifically limit the PSH occupancy to the following: homeless seniors, veterans and families.
On January 7, 2018 the City Council approved Design Review 3-17 and Coastal Development Permit
3-17 to allow construction of: 1) Thirty single-story affordable senior residential cottages ranging from
616 to 830 square feet (8 two-bedroom units and 22 one-bedroom units), a 1,200 square foot commons
building, a 440 square foot common utility building, walkways and a 30-space parking area and
associated driveway; and 2) Seven market-rate two-story, residential duplex units with 14 units ranging
from 1,000 to 1,200 square feet each (2 and 3 Bedrooms), landscaping and a 28-space parking area
and associated driveway.
Danco submitted a tax credit application for this project in the spring of 2018, but the application was
denied because the project did not have sufficient sources of non-tax credit financing. The City had
tried to work with the Community Development Block Grant program (CDBG) to use CDBG funds for
off-site improvements, but CDBG would not consider a tax credit funded project “shovel ready” because
the tax credit funding had not been committed and the Tax Credit bonding agency also required CDBG
funds to committed prior to approving their funding, making a true Catch-22 situation.
On August 13, 2018 the City Council expressed preliminary support for a new configuration for the
Danco Affordable Housing community on South Street to include: 14 units of Market Rate (Workforce)
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Housing; 15 units of Permanent Supportive Housing (PSH) for homeless seniors and homeless
disabled people; and 15 units of Affordable Senior Housing.
On November 11, 2018, the City Council directed staff to submit a grant application for $3,000,000 to
the Continuum of Care for HEAP funding for the Permanent Supportive Housing component of this
project. Furthermore, City Council expressed preliminary support for a revised configuration for the
Danco Affordable Housing community on South Street to include 23 units of Workforce Housing, 20
units of Permanent Supportive Housing, and 25 units of Affordable Senior Housing. The HEAP funding
application specifically limits the PSH occupancy to the following: homeless seniors, veterans and
families. On December 17, 2018, the Continuum of Care awarded the $3 million in HEAP funding for
the construction of 20 Permanent Supportive Housing units at 441 South Street.
PROJECT DESCRIPTION
Danco Communities (“Danco”), a vertically-integrated developer, contractor and manager of affordable
workforce and senior housing in northern California and the western United States, proposes to
construct a mixed-income project consisting of the following three primary components:
A. 20 permanent supportive residential cottages ranging from 616 to 830 square feet, a 3,000
square feet common building, walkways, fencing, and a full size basketball court and a
manager’s unit; and
B. 25 single-story affordable senior residential cottages ranging from 616 to 848 SF., a 1,200
SF commons building, two common utility buildings (440 and 276 SF), a manager's unit,
walkways and 29 parking spaces and associated driveway; and
C. 23 two-story, workforce/family residential duplex units, ranging from 1,000 to 1,200 square
feet (2 and 3 bedrooms), landscaping, playground and a half-court basketball court.
More detail about each of these project components is included below. Also, please see Attachments
1 through 4 for detailed site plans, elevations and floor plans.
Permanent Supportive Housing (PSH)
Permanent Supportive Housing (PSH) is a model that combines low-barrier affordable housing, health
care, and supportive services to help individuals and families lead more stable lives. PSH typically
targets people who are homeless or otherwise unstably housed, experience multiple barriers to
housing, and are unable to maintain housing stability without supportive services. This model has been
shown to impact housing status, and result in cost savings to various public service systems, including
health care and police services.
The PSH approach integrates permanent, affordable rental housing with onsite delivery of supportive
services to help people who are homeless and/or have serious and long-term disabilities access and
maintain stable housing in the community. Key components of PSH that facilitate successful housing
tenure include:
•

Individually tailored and flexible supportive services that are voluntary, can be accessed 24
hours a day/7 days a week, and are not a condition of ongoing tenancy;

•

Leases that are held by the tenants without limits on length of stay; and
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•

Ongoing collaboration between service providers, property managers, and tenants to
preserve tenancy and resolve any crisis that may arise.

Studies such as the US Department of Housing and Urban Development’s (HUD) The Applicability of
Housing First Models to Homeless Persons with Serious Mental Illness1 have shown that Housing First
permanent supportive housing models result in long-term housing stability, improved physical and
behavioral health outcomes, and reduced use of crisis services such as emergency departments,
hospitals, police and jails.
PSH Unit Mix: Residential units designed as independent cottages including eighteen 1-Bedroom Units
(Min. 616 S.F.) and two 2-Bedroom Units (Min. 830 S.F.) for families. The 20 Units will form a pocket
neighborhood of similar low scale and vernacular context. All units have outdoor private yards for
gardening (min. 250 sf) and a private covered patio (min. 88 sf), facing common outdoor open spaces.
There will also be one Manager's Unit (Min. 848).
PSH Total Building Area: Approx. 17,106 SF
PSH Parking: 5 Parking Spaces (1 Accessible Space) for Visitors and Staff Only; 3 Bicycle Parking
Spaces
PSH Amenities:
 Main Commons, Community Building @ 3,000 S.F. contains support facilities, such as a
residential style common kitchen, near a gathering space, manager's office, security office,
laundry facility, support staff offices, and mailroom.
 Full Size Basketball Court
 Common Outdoor Open Space / Gathering Areas
 Private Patios (Min. 88 SF) & Gardens (Min. 115 S.F) for each unit
 The site will be fenced and access will be controlled.
Affordable Senior Housing
The affordable senior housing component of this project will be very similar to the senior units in Fort
Bragg, at the Cottages on Cypress Street project.
Unit Mix: The affordable / low-income senior housing project would include 25 units of affordable senior
residential units designed as independent cottages with three common structures, common outdoor
spaces, private outdoor spaces. The 25 affordable senior residences are made up of 19 one-bedroom
(616 sf) and 6 two-bedrooms units (848 SF). The buildings are designed in cottage styles creating a
pocket neighborhood of similar low scale and vernacular context. All will have outdoor private yards for
gardening (min. 250 sf) and a private covered patio (min. 88 sf),
Total Building Area: approx. 19,642 sf total
Parking: 29 parking spaces (4 accessible spaces) and 8 bicycle parking spaces. The 29 parking
spaces are located along the perimeter of the property, away from the views of the units and it is
screened from common open spaces. A total of 8 bicycle parking spaces will be dispersed at the parking
lots and walkways along with one motor cycle space. The driveway and parking areas may be
permeable where allowed by local and cal-fire codes.
Amenities:
1

https://www.huduser.gov/portal/publications/hsgfirst.pdf
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•
•
•
•
•

Main common community building @ 1,200 sf
Two common utility buildings (440 & 276 sf) for common laundry facility, additional storage,
common utilities, and other similar uses
Common outdoor open space / gathering areas
Private patios & gardens
Accessible walkways will be constructed for public access from the sidewalks.

Affordable Workforce Housing
The Affordable Workforce housing is proposed as a series of duplexes along the southern side or
Kemppe Way. The duplexes would face the street with the parking located behind. A play area and
half court basketball court are proposed for the western side of the parcel, overlooking the Noyo River.
Unit Mix: 11 duplex (23 units) two story 3-bedrm units @ 1,230 sf each
Total Building Area: Approx. 28,290 sf total
Open Space: 152 Sf for each unit (private porch/patio)
Parking: 36 covered spaces

PERMIT ANALYSIS
CONSISTENCY WITH COASTAL GENERAL PLAN POLICIES
As conditioned, the project is consistent with all Coastal General Plan policies. The project is supported
by, and helps implement many infill and affordable housing policies of the Coastal General Plan as
described below. Policies and goals are noted in Italics and project compliance with policies is noted in
regular text.
Goal H-2
Provide a range of housing, including single-family homes, townhouses, apartments, and
other housing types to meet the housing needs of all economic segments of the community.
Policy H-2.7 Infill Housing: Encourage housing development on existing infill sites in order to efficiently
utilize existing infrastructure.

The project includes a range of housing types to serve homeless, seniors and families
and the site is an infill site.
Policy H-3.2 Encourage Senior Housing: Allow senior housing projects to be developed with density
bonuses and flexible parking standards were found to be consistent with maintaining the character of the
surrounding neighborhood consistent with the requirements of Policy H-3.5.

The project includes 25 units of senior housing and the applicant is requesting two
planning incentives (a reduction in the parking requirement and the front setback). State
density bonus law requires the City to grant up to three planning incentives for this project
based on the level of affordability (as described later in this report).
Program H-3.2.2
Affordable Senior Housing: Establish and maintain an inventory which identifies
properties which are potentially well-suited for senior housing funded by HUD 202 financing or similar
program. Work with developers to facilitate obtaining funding and construction of senior housing.
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This parcel was identified in the 2008 Housing Element as an appropriate parcel for senior
and affordable housing development. Staff worked with the applicant to find the site and
developed a grant application of $3 million to help fund construction.
Goal H-3
Expand affordable housing opportunities for persons with special housing needs such as
the elderly, the disabled, households with very- low to moderate incomes, and first time home buyers.

The project includes affordable housing opportunities for a wide variety of people with
special needs including the elderly, disables and persons with low and very low incomes.
Policy H-3.1 Available Funding Sources: Utilize County, State and Federal programs and other funding
sources that provide housing opportunities for lower-income households.
Program H-3.1.1
Available Funding: Seek available State and Federal assistance to
develop affordable housing for seniors, the disabled, lower-income large households, and
households with special housing needs. Consider joint applications with the County
Community Development Commission for HCD programs such as the California Self Help
Housing Program (CSHHP), the Multi-family Housing Program (MHP), and/or the HOME
Program.
Program H-3.1.2
Tax-Exempt Financing: Require developers utilizing tax-exempt
financing to include language in agreements with the City permitting persons and
households eligible for HUD Section 8 rental assistance or Housing Voucher Folders to
apply for below-market-rate units provided in the development.

The project will utilize $3 million of HEAP funding, which was secured by CDD staff for
the project. The project will also seek Tax Credit Financing, and as conditioned below by
Special Condition 1, this project will require Section 8 eligibility.
Special Condition 1: The Danco Plateau Project, at 441 South Street, shall accept HUD
Section 8 rental assistance and Housing Voucher holders for all below-market-rate units
provided in the development.
Policy H-3.4 Increase Affordable Housing Development: Encourage the construction of housing units
which are affordable to households with very-low to moderate incomes consistent with Chapters 17.31
and 17.32 of the Coastal Land Use and Development Code.

The project will be 100% affordable to households with very low, low and moderateincome incomes.
Policy H-3.7

Large Families: Encourage housing for large families.

The project includes twenty-three 3-bedroom units designed for larger families.
Policy H-3.9

Housing for the Disabled: Continue to facilitate barrier-free housing in new development.

The project includes Senior and Permanently Supportive Housing, both of which directly
serve disabled individuals. Additionally, per the CLUDC at least two of the workforce
housing units will be designed with universal accessibility per State law.
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Policy H-3.10 Emergency and Transitional Housing:
Program H-3.10.2
Inter-Agency Cooperation: Work with private, county, and State agencies
to provide emergency housing for the homeless.

The City has partnered with the Continuum of Care of Mendocino County to partially fund
this 68 unit affordable housing project (+one manager’s unit). Additionally the PSH units
will include coordinated services from a wealth of local non-profit service providers.
Goal H-4
Promote housing opportunities for all persons regardless of race, gender, age, sexual
orientation, marital status, or national origin.
Policy H-4.1
Bragg.

Equal Housing Opportunity: Continue to facilitate non-discrimination in housing in Fort

This project, with state and federal funding, will provide housing units without
discrimination based on race, gender, age (except for Senior Housing), sexual orientation,
marital status, or national origin.
INCLUSIONARY HOUSING INCENTIVE ANALYSIS
State housing law (Government Code Section 65915) requires jurisdictions to approve from one to
three “planning incentives” (i.e., reductions in requirements of the zoning code) for affordable housing
projects. The number of incentives, which must be granted, depends on: 1) the proposed income
qualification for the units; and 2) the percent of affordable units in the project. State law (Government
Code Section 65915[b]) allows the applicant of this project to request and receive up to three incentives
as the project includes more than the minimum 30% of the total units affordable to low income
households for three incentives. Ninety-eight percent of the units will be affordable to low income
homeless, senior or family households.
The CLUDC regulates the type of incentives that can be approved by the City for affordable housing
projects. As shown below, CLUDC 17.31.040 (D)(1)(a) provides the authority to reduce setback
requirements and CLUDC 17.31.040 (D)(1)(c) sets the maximum parking for affordable projects.
CLUDC 17.31.040 (D) other incentives.
1. Available concessions or incentives. A qualifying project shall be entitled to at least one of the following
concessions or incentives identified by State law (Government Code Section 65915[b]), in addition to the density
bonus allowed by State Law and Subsection B, above:
a. A reduction in the site development standards of this Development Code [e.g. site coverage, landscaping,
height restriction waivers, reduced parcel dimensions (i.e., minimum length and width, including lot area),
and/or setback requirements];
b. Approval of mixed use zoning not otherwise allowed by this Development Code in conjunction with the
housing development, if nonresidential land uses will reduce the cost of the housing development, and the
nonresidential land uses are compatible with the housing development and the existing or planned
development in the area where the project will be located;
c. A reduction in the vehicular parking standards, inclusive of handicapped and guest parking, not to exceed
the following ratios:
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i.
ii.
iii.

Zero to one bedrooms: one on-site parking space.
Two to three bedrooms: two on-site parking spaces.
Four and more bedrooms: two and one-half parking spaces.

However, this local regulation (adopted in 2008) is contradicted by State Law, which takes precedence
where there is a conflict. See the relevant text from the State Density Bonus law below:
65915. (a) (1) When an applicant seeks a density bonus for a housing development within, or for the
donation of land for housing within, the jurisdiction of a city, county, or city and county, that local
government shall comply with this section. A city, county, or city and county shall adopt an ordinance
that specifies how compliance with this section will be implemented. Failure to adopt an ordinance
shall not relieve a city, county, or city and county from complying with this section.
(2) A local government shall not condition the submission, review, or approval of an application
pursuant to this chapter on the preparation of an additional report or study that is not otherwise required
by state law, including this section.
(d) (1) An applicant for a density bonus pursuant to subdivision (b) may submit to a city, county, or city
and county a proposal for the specific incentives or concessions that the applicant requests pursuant to
this section, and may request a meeting with the city, county, or city and county. The city, county, or
city and county shall grant the concession or incentive requested by the applicant unless the city,
county, or city and county makes a written finding, based upon substantial evidence, of any of
the following:
(A) The concession or incentive does not result in identifiable and actual cost reductions,
consistent with subdivision (k), to provide for affordable housing costs, as defined in Section
50052.5 of the Health and Safety Code, or for rents for the targeted units to be set as specified in
subdivision (c).
(B) The concession or incentive would have a specific, adverse impact, as defined in paragraph
(2) of subdivision (d) of Section 65589.5, upon public health and safety or the physical
environment or on any real property that is listed in the California Register of Historical Resources
and for which there is no feasible method to satisfactorily mitigate or avoid the specific, adverse
impact without rendering the development unaffordable to low-income and moderate-income
households.
(C) The concession or incentive would be contrary to state or federal law.
(d) (2) The applicant shall receive the following number of incentives or concessions:
(C) Three incentives or concessions for projects that include at least 30 percent of the total
units for lower income households, at least 15 percent for very low income households, or at least
30 percent for persons and families of moderate income in a common interest development.
(e) (1) In no case may a city, county, or city and county apply any development standard that will
have the effect of physically precluding the construction of a development meeting the criteria of
subdivision (b) at the densities or with the concessions or incentives permitted by this section.

Additionally Section 65651 and Section 65654 of the government code states:
Section 65651 (a) Supportive housing shall be a use by right in zones where multifamily and mixed uses are
permitted, including nonresidential zones permitting multifamily uses, if the proposed housing development
satisfies all of the following requirements:
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(1) Units within the development are subject to a recorded affordability restriction for 55 years.
(2) One hundred percent of the units, excluding managers’ units, within the development are dedicated to
lower income households and are receiving public funding to ensure affordability of the housing to lower
income Californians. For purposes of this paragraph, “lower income households” has the same meaning
as defined in Section 50079.5 of the Health and Safety Code.
(5) Nonresidential floor area shall be used for onsite supportive services in the following amounts:
(A) For a development with 20 or fewer total units, at least 90 square feet shall be provided for
onsite supportive services.
Section 65654. If the supportive housing development is located within one-half mile of a public transit stop, the
local government shall not impose any minimum parking requirements for the units occupied by supportive
housing residents.

The project applicant (DANCO) has waived their right to a ministerial approval of the Permanently
Supportive Housing units, because the project as a whole includes more than just PSH units and
because the applicant would like to go through the entire permitting process as a courtesy to the City
of Fort Bragg. However, per Section 65654 the applicant is seeking a waiver for all parking for the PSH
as the units are located within a half mile of a public transit stop (which is located at the MCDH).
Accordingly, the applicant has requested the following two Affordable Housing Incentives:
Table 1 – Affordable Housing Incentive Request
Development
Standard

CLUDC Zoning
Requirement

Affordable Housing
Request

Recommended
Incentive

Reduction of
Front Setback

25 feet

10 Feet

10 feet

Number of
Parking Spaces

2 spaces for each unit, plus
guest parking at a ratio of 1
uncovered space for each 3
units for a total of 170
spaces.

Permanently Supportive Housing: no
tenant parking, five parking spaces for
guests, employees and service
providers.
Senior Housing: 1 space per unit (25
spaces) and 4 guest spaces for 29
spaces total.

As requested, 70
spaces total.

Family Housing: 1.5 spaces per 3
bedroom unit, 36 spaces total.
Total 70 spaces

Staff has reviewed the parking and set back reduction requests in light of the required findings that
would be necessary to reject the request under State housing law Section 65915 (d) 1A and B, and
has determined that the parking reduction is reasonable as an incentive as the findings for rejection of
the incentive cannot be made. The incentives:
1. Will result in identifiable and actual cost reductions necessary to provide for affordable housing
costs; and
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2. Will not have a specific, adverse impact upon public health and safety or the physical
environment or on any real property that are listed in the California Register of Historical
Resources.
Furthermore, staff does not anticipate a parking shortage in this neighborhood even with the reduced
parking for the project, as the proposed project includes underutilized street frontage. The project
would be “consistent with maintaining and improving the character of the surrounding neighborhood”
(as required by Policy H-3.2 above).
Staff recommends that the Planning Commission approve the requested parking incentive for this
proposed affordable housing project.
The requested front setback reduction would result in a functional site plan with more internal open
space and a neighborhood atmosphere with more “eyes on the street” than would otherwise be
possible. Additionally as the neighborhood has many large-scale multifamily projects and very large
institutional uses (hospital, dental offices, etc.), the proposed project would add three smaller-in-scale
traditionally designed residential projects to the neighborhood. The mix of scale and configurations for
the different housing product types will provide visual interest to the neighborhood and improve the
overall streetscape and feel of the larger neighborhood. Thus, the reduction in the setback from 25
feet to ten would not have a negative visual impact on the neighborhood.
The Planning Commission will need to provide final approval of the incentives by resolution and a
resolution have been attached for this purpose (Attachment 9).
Density Bonus
Under state Law and the City’s CLUDC the applicant is eligible to request a density bonus of ten
percent. However, the applicant did not request a density bonus. The project site has a total average
density of 13.6 units per acre. The CLUDC requires a density of between 12 and 24 units per acre for
this zoning district, and the proposed project is within this density range.
Long Term Affordability Requirements
Additionally, in order to qualify for the incentives under State law, the income thresholds and the total
number of affordable units must be guaranteed for at least 55 years. Normally the City requires an
Affordable Housing Regulatory Agreement with the City in order to ensure this long term affordability.
However, if this project is funded through Tax Credit Allocation, the California Tax Credit Allocation
Committee requires a more restrictive regulatory agreement (with a much longer timeframe of 55 years
instead of 30 years). Special Condition 2 is recommended to ensure long term affordability.
Special Condition 2: Prior to issuance of the Certificate of Occupancy, the developer shall
either: 1) present the City with a copy of a fully executed Affordable Housing Regulatory
Agreement with the California Tax Credit Allocation Committee; or 2) develop, execute and
record an Affordable Housing Regulatory Agreement that is approved by the City Attorney and
that complies with Section 17.32.080 B of the CLUDC.
USE PERMIT ANALYSIS
Multi-family housing is a permitted use by right in the RVH district; no use permit is required.
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COMPLIANCE WITH CLUDC ZONING STANDARDS
COMPLIANCE WITH CLUDC DEVELOPMENT STANDARDS
The proposed project complies with all required zoning standards for the Very High Density Residential
(RVH) Zoning District. See Table 2, below, for specific standards and project details.
Table 2 – Compliance with Zoning Standards
Development
Zoning
Proposed
Aspect
Requirement
Project
(CO)
Front setback
10 feet
10 feet per incentive
Rear Setback
10 feet
10
Side Setback
10 feet
West 10 FT, East 12
FT
Site Coverage
No Limitation
NA
Height Limit
45 feet
16 feet & 24 feet
Floor Area Ratio (FAR)
0.40
0.3
Density
12 to 24 units/acre
13.5 units/acre.









Compliance

Yes
Yes
Yes
NA
Yes
Yes
Yes

Setbacks – the structures comply with all setbacks, if the Planning Commission authorizes the
reduction of the front setback from 25 feet to 10 feet as an affordable housing incentive to the
developer. Additionally, Section 17.42.120 of the CLUDC requires that no more than 40 percent of
the front setback be paved for walkways, driveways, or other hardcover pavement. Less than five
percent of the frontage in the proposed design is dedicated to pavement (for drive isles). As this
parcel is a double frontage lot, the front setback applies to both street frontages (South Street, and
Kemppe Street.
Site coverage – there is no limitation on site coverage in the RVH Zoning District.
Height – All proposed structures are well under the 45-foot maximum building height as follows:
o The PSH and the senior cottages are proposed at a maximum16 feet above finished
grade.
o The duplexes are proposed at a maximum 24 feet above finished grade.
o The common buildings are proposed at a maximum of 22 feet above finished grade.
o The PSH Commons and PSH offices building are proposed for 23 feet above grade.
Floor Area Ratio (FAR) – FAR is the ratio of floor area to total lot area. With approximately 65,038
square feet of total proposed floor area on a 5 acre parcel (215,000 square feet) the project will yield
a FAR of 0.3, well below the allowable FAR limit of 0.40 (see Table 3 below).
The project includes 68 units and the site is just under five acres, so the density is 13.5 units per
acre, which conforms to this standard.
Table 3: The Plateau Project - Floor Area Ratio
Permanent Supportive Housing
Senior Cottages
Workforce Housing Duplexes

Total Buildings (SF)
17,106
19,642
28,290

Site Size (SF)
71,420
84,960
58,657

FAR
0.24
0.23
0.48
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Total

65,038

215,037

0.30

COMPLIANCE WITH CLUDC SITE STANDARDS
Parking
Seventy parking spaces are proposed as the applicant is requesting and is eligible for a reduction
in parking as an incentive for providing at least 30% of the units as affordable housing. As noted
previously the project will provide 70 parking spaces as follows:
1. Permanently Supportive Housing: no tenant parking, five parking spaces for guests,
employees and service providers;
2. Senior Housing: 1 space per unit (25 spaces) and 4 guest spaces for 29 spaces total; and
3. Family Housing 1.5 spaces per 3-bedroom unit, 36 spaces total.
An analysis of how these parking lots conform to the CLUDC follows:
 Six of the parking spaces are designated as ADA spaces, which are more than required by
CLUDC Chapter 17.36 or state law.
 State Law requires that two of the spaces be dedicated to Electrical Vehicle Charging Stations.
The applicant will need to identify two EV charging stations on the Site Plan. Please see Special
Condition 3.
Special Condition 3: Prior to issuance of building permit, the applicant shall resubmit the
site plan Illustrating one EV Changing Station in the Senor Housing parking lot, one EV
Changing Station in the PSH parking lot, and two EV charging stations in the Workforce
Housing parking lot, for approval by the Community Development Director. The EVCS shall
be installed prior to final of the building permit.


The applicant’s site plan describes 11 bicycle parking spaces (3 on the PSH and 8 for the senior
project), while this is more than the amount required by the CLUDC, staff recommends Special
Condition 4 to clarify the location for bicycle parking and to also include bicycle parking in the
workforce housing portion of the project.
Special Condition 4: Prior to issuance of building permit, the applicant shall resubmit the
site plan Illustrating bicycle parking for the Senor and Workforce Housing parking for
Community Development Director approval.



The CLUDC requires that parking lots with more than 50 parking spaces provide one
motorcycle parking space for each 50-vehicle spaces provided. Staff has included Special
Condition 5 to ensure that one motorcycle space is added to the Workforce Housing parking
lot.
Special Condition 5: Prior to issuance of building permit, the applicant shall submit a revised
site plan illustrating one motorcycle parking space for approval by the Community
Development Director.

Section 17.42.120 of the CLUDC requires that “off street paring be located so that it is not visible from
the street fronting the parcel.” The various project parking lots are located behind the residential units
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and are shielded from view of the public right of way. The PSH parking is for the office uses associated
with the provision of services to PSH clients; it is not residential parking and thus does not need to be
located behind the residential units. However as noted below this parking lot should will need to be
slightly reconfigured as required by Special Condition 6.
Parking Lot Zoning Standards. The proposed project complies with all but two of the required
standards for parking lots as noted in Table 4 below.
Table 4: Development Standards for Proposed Parking Lot
Development
Requirements
Standards
Parking Lot
Section 17.42.120 of the CLUDC requires
Visibility
that “off street paring be located so that it is
not visible from the street fronting the parcel.”
Parking Space
Dimensions
Driveway width and
depth
Driveway Cueing
Area

Distance from
Street Corners

90 degree angle parking should have a
minimum space width of 9 feet and a
minimum space depth of 18 feet.
The minimum driveway width for 90 degree
angle parking is 23 feet.
Section
17.36.090
B1
requires
“A
nonresidential development that provides 50
or more parking spaces shall have access
driveways that are not intersected by a
parking aisle, parking space, or another
access driveway for a minimum distance of
20 feet from the street right-of-way, to provide
a queuing or stacking area for vehicles
entering and exiting the parking area.”
Per 17.36.100B1 Each driveway shall be
separated
from
the
nearest
street
intersection as follows, except where the City
Engineer allows less separation:
1. A minimum of 150 feet from the nearest
intersection, as measured from the centerline
of the driveway to the centerline of the
nearest travel lane of the intersecting street

Proposal
The residential parking lots are
located behind the residential
units and are shielded from
view of the public right of way.
The proposed parking lot offers
9-foot wide spaces and a space
depth of 18 feet.
The proposed parking lot
driveway width is 25 feet.
The site plan illustrates more
than a 20-foot cuing area at all
four parking lot entrances,
except for the PSH parking
area.
Staff
recommends
Special Condition 6 to
address this.

The driveway on the north side
of the parcel intersects with the
alley
intersection
across
Kemppe Street (at the Imaging
Center). The City engineer has
determined
that
the
continuation of the alley onto
the site would provide for the
safest flow of traffic and the
best configuration for turning
through the intersection.
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Parking Lot
Landscaping

Per section 17.34.050C5a, Multi-family,
commercial, and industrial uses shall provide
landscaping within each outdoor parking area
at a minimum ratio of 10 percent of the gross
area of the parking lot.
Location of landscaping. Landscaping shall
be evenly dispersed throughout the parking
area, as follows.
i) Orchard-style planting (the placement of
trees in uniformly spaced rows) is
encouraged for larger parking areas.
ii)
Parking lots with more than 50 spaces
shall provide a concentration of landscape
elements at primary entrances, including, at
a minimum, specimen trees, flowering plants,
enhanced paving, and project identification.
iii)
Landscaping shall be located so that
pedestrians are not required to cross
unpaved landscaped areas to reach building
entrances from parked cars. This shall be
achieved through proper orientation of the
landscaped fingers and islands, and by
providing
pedestrian
access
through
landscaped areas that would otherwise block
direct pedestrian routes.

The proposed site plan
includes 22 of the parking lot as
landscaped
areas,
which
exceeds
the
minimum
landscaping requirement.
i) The project site plan includes
trees along the northern edge
of the family parking lot. There
is already a row of trees along
the western edge of the site,
which meets the intent of this
requirement.
ii) A detailed landscaping plan
has not been submitted and
this is not illustrated on the site
pan. See Special Condition 7
to address this requirement.
iii) Landscaped areas do not
interfere
with
pedestrian
access throughout the parking
lot and the project.

Table 5: Parking Lot Landscaping Analysis
Landscaping (SF)
2,710

Senior Cottages
Permanent Supportive
Housing
Workforce Housing
Total

Parking Lot (SF)
17,632

% Landscaping
15%

568

4,384

13%

6,345
9,623

22,000
44,016

29%
22%

The project site plan complies with most of the site development standards for the parking lot, however
Special Condition 3 is recommended to address deficiencies:
Special Condition 6: Prior to issuance of building permit, the applicant shall submit a revised
site plan illustrating: a 20-foot drive isle from the street that is not intersected by parking spaces
to allow for vehicular queuing and stacking for the PSH parking lot. Additionally this strip shall
be landscaped with attractive plants that screen the parking lot from public view.
Special Condition 7: Prior to issuance of building permit, the applicant shall submit a
landscaping plan for the parking lots for review by the Community Development Director. The
parking-landscaping plan shall comply with Section 17.34 of the CLUDC.
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Fencing & Screening
A Monterey Cypress tree hedge is located on the adjacent property to the west and will provide
sufficient screening between the two properties. However, this area also includes an existing cyclone
fence which is not a permitted fencing type within the front or side yards within any zoning district
(17.30.050E3). The cyclone fencing appears to be located on the applicant’s property. This fencing
can be left in place during construction (as construction fencing) to provide job site protection but must
be removed prior to occupancy. Special Condition 8 is included to mandate the removal of this fencing.
Special Condition 8: The applicant shall remove all cyclone fencing, located on the subject
property, prior to approval of the Certificate of Occupancy for the project.
Additionally the project elevations include a notation for a decorative 6 FT wrought iron fence per City
Standards. The City does not have a standard for decorative fencing. Therefore, staff recommends
Special Condition 9.
Special Condition 9: Prior to issuance of building permit, the applicant shall submit a detailed
fencing plan for review by the Community Development Director. All fencing shall comply with
Section 18.30.050 of the CLUDC.
Landscaping & Lighting
The applicant has not submitted a detailed landscaping plan for the site. However, the site plan
illustrates 32 trees, 114 bushes/plants and approximately 37,250 square feet of open space in four
separate grassy commons/playgrounds. The site plan also includes significant areas of private
landscaped yards and landscaping around the parking lot and interior walkways.

Table 6: Project Open Space
Senior Cottages
Permanent Supportive Housing
Workforce Housing
Total

Open Space
14,665
14,597
8,006
37,268

The applicant has not submitted a lighting plan. The CLUDC regulates outdoor lighting fixture height,
energy efficiency and light spill over onto adjoining properties.
As the applicant has not submitted a detailed landscaping or lighting plan, Special Condition 10 has
been added to require that these plans be submitted and approved prior to issuance of the building
permit.
Special Condition 10: Prior to issuance of the Building Permit, the applicant shall submit a
detailed landscaping and lighting plan for review by the Community Development Director that
includes local native plants only, preferably grown from local genetic sources. The landscaping
plan shall comply with the sections 17.34.059C5b2 and 17.34.060 of the CLUDC. The Lighting
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Plan shall comply with 17.30.070. The Community Development Director shall approve the
submitted landscaping and lighting plans prior to issuance of the building permit.
Signage
The project does not include a sign design. The applicant shall obtain a sign permit for project signage.
Special Condition 11: Prior to issuance of the Building Permit, the applicant shall submit a sign
plan for review and approval by the Community Development Director.
Solid Waste Recycling & Material Storage
The site plan does not include a site for solid waste material and storage. However the facilities will be
established in each parking lot. Additionally, the plan does not illustrate the design or materials for the
building enclosure, therefore special Condition 12 has been added.
Special Condition 12: The applicant shall provide: 1) a site plan that illustrates a
dumpster/recycling area for each parking lot of each facility and 2) elevations and floor plan for
the solid waste recycling storage building, to the Community Development Director for approval
prior to issuance of the Building Permit. The storage structure shall have the same quality and
level of finish as the other buildings on the site.
COMPLIANCE WITH MULTI-FAMILY REQUIREMENTS
STANDARDS FOR SPECIFIC LAND USES MULTIFAMILY
The Coastal LUDC section 17.42.120 includes specific standards for multi-family projects, which are
summarized in the Table below with an analysis of the projects compliance with the applicable standard.
Table 4: Compliance with CLUDC Multi-Family Standards
Standard
Front Set
Back

Requirement
No more than 40% of the front
setback may be paved.

Project
Less than 10% of the front setback is
paved with drive isles and walkways.

Compliance
Yes

Open
Space

Section 17.42.120 of the
CLUDC
requires
that
multifamily projects “provide
permanently
maintained
outdoor open space for each
dwelling unit (private space)
and for all residents (common
space).” Projects of more than
eleven units must provide
100sf of common open space
and 150 SF with patios or
porches of private open space
per unit.

The proposed project complies with
both open space requirements. All three
unit types would have a patio or 88 SF
and outdoor gardening areas of 250 SF
for each unit (total of 338 SF/unit). The
total private open space is 23,000 SF.
The project also includes 37,268 square
feet of common landscaped open space
or 886 SF per unit. Additionally the
CLUDC requires that the common open
space be accessible, continuous and
usable and the proposed project
provides this kind of high quality open
space in three courtyard common
areas.

Yes
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Storage

Section 17.42.120 of the
CLUDC
requires
that
multifamily projects provide a
minimum of 100 cubic feet of
storage space outside of the
unit.
Window
Section 17.42.120 of the
Orientation CLUDC requires that windows
that are 10 feet or less from
another unit should be located
to provide privacy between
units.
Accessory Accessory structures and uses
Structures (e.g., bicycle storage,
garages, laundry rooms,
recreation facilities, etc.) shall
be designed and constructed
with an architectural style,
exterior colors and materials
similar to the structures in the
project containing dwelling
units.
Outdoor
Outdoor lighting shall be
Lighting
installed and maintained along
all vehicular access ways and
major walkways, in
compliance with 17.42.120F
Building
At least 75 percent of the
Facades
facade of each building
Adjacent
adjacent to a public street is
to Streets
occupied by habitable space
with windows.
Each facade adjacent to a
street shall have at least one
pedestrian entry into the
structure.

The Common Misc buildings will provide Yes
a minimum of 100 cubic feet of locked
storage area for each residence. The
buildings will provide a minimum of 6,800
cubic feet of storage space in total.
The project floor plans and site plan are Special
not detailed enough to determine if this Condition
criteria has been met. Special Condition 13
13 is recommended.

The proposed common building and Special
common misc. building will have the Condition
same exterior treatments as the 14
remainder of the project, however the
applicant has not provided elevations for
these structures and staff recommends
Special Condition 14.

The Landscaping and lighting plan has Special
not been submitted with the application. Condition 7

The project includes 12 duplexes, 2 Yes
cottages and one office building that
fronts Kemppe Way. There are also
eight cottages that front South Street.
For all of the residences, 100% of the
space facing the street is habitable
space with windows.
The Site Plan illustrates that all units that
front a street have street fronting
pedestrian entrances.

Special Condition 13: Prior to issuance of the Building Permit the applicant shall submit a detailed site
plan for approval by the Director of Community Development, which illustrates that windows on each
unit are oriented to ensure privacy within each unit from adjacent unit windows.
Special Condition 14: Prior to issuance of the Building Permit the applicant shall submit detailed floor
plans and elevations for all accessory structures including the Commons Buildings, the Common
Storage Building and Trash and Recycling Buildings for approval by the Director of Community
Development. The accessory buildings shall be designed and constructed with an architectural style,
exterior colors and materials similar to the structures in the project containing dwelling units.
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COASTAL DEVELOPMENT PERMIT ANALYSIS
Cultural Resources
An archeological survey was completed for the site in September of 2006: after an extensive field
survey, the archaeologist concluded that there is no evidence of archaeological sites or other historic
resources. The survey provided no special direction for the handling of development in relation to
cultural resources other than to recommend the City’s standard condition 6, which defines the standard
required response if unknown resources are discovered during construction. No impacts to cultural
resources are expected as a result of the project. The City of Fort Bragg consulted with the Sherwood
Valley Band of Pomo, which has pre-historic, historic and present day connections to the Fort Bragg
Area. The SVBP Tribal Council has requested Native American monitoring during all ground-disturbing
activities. However, as the archaeology survey did not identify any cultural sites on the parcel, Native
American monitoring cannot be required by the City of the project applicant. In order to be responsive
to the Tribe’s concerns, staff reached out to Danco to determine if they would allow monitoring during
ground disturbing activities at the tribes expense. Danco indicated that they would welcome tribal
monitoring and would also pay for tribal monitors during ground disturbing activities. No special
conditions are required for Native American monitoring as it this is a voluntary measure on the part of
the applicant.
Environmentally Sensitive Habitat Areas, and Wetland and Riparian Protection
A wetland delineation and botanical study was prepared for the site by William Maslach a professional
botanist/biologist in 2007. The analysis included full floristic and wetland delineation surveys in May,
June, July and August of 2006. The surveys found no special status plants on the site and indicated
that the site is covered in a meadow of exotic grasses, with a small stand of bishop pine located on the
far eastern edge of the site. The biologist noted that the bishop fine population is too small to be
considered a forest due to the small number of trees. A wetland survey was also completed and no
primary or secondary wetland hydrology indicators were present. In December of 2017, SHN completed
a botanical and wetland survey report for the site and found no evidence of wetlands or special status
plants on the site. The report characterized the site as “a mowed field, dominated primarily by nonnative grasses.” the report noted that “a riparian woodland habitat occurs over 100 feet from the parcel
edge….and wetland associated with the Noyo River are over 200 feet away.” The report concludes that
the site does not have ESHA, wetland or riparian habitat and the project will not have an impact on any
special status species either on the site or within the nearby Noyo River basin. . The report did however
note that the study was limited due to the time of the survey (December) and included recommendations
for further study. Special Condition 15a has been added to require these additional studies prior to
issuance of the Building Permit.
Special Condition 15a: Prior to issuance of the building permit, the applicant shall complete
the following studies, and submit them to the Community Development Director for review. If
the studies identify rare plants or wetlands, which would be impacted by the project, the applicant
shall be required to apply for a CDP amendment to revise the site plan as necessary:
• A Seasonally appropriate (April to June) botanical surveys shall be conducted on
parcel 018-340-004 for the special status plant species included in Table A-1 of the
survey.
• Vegetation community mapping red fescue shall occur on parcel 018-340-004. The
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•

areas of parcel 018-340-004 to determine if it meets the vegetation community
criteria for red fescue grassland.
Spring and summer surveys should be conducted on parcel 018-340-004 for the
special status animal species included in Table A-2. Viola adunca surveys should
be conducted during the botanical surveys, to ascertain habitat viability for the
Behren's silverspot butterfly (Speyeria zerene behrensii) between April 21 and
June 14.

On February 6th City staff meet with Daniel Harrington, Environmental Scientist from Fish and Wildlife.
Mr. Harrington determined that four of the trees slated for removal qualify as an ESHA and that in
order for them to be removed the applicant would have to establish a copse of trees three times larger
that the one that would be removed. Alternatively, the project could be redesigned in order to avoid
the ESHA. Staff discussed this alternative with the applicant, who agreed that Special Condition
15b should be included to address this concern.
Special Condition 15b: Prior to issuance of the Building Permit the applicant shall resubmit
the site plan, including relocation of the playing yard, half basketball court and the eastern most
units of the multifamily housing to avoid the EHSA and the 30 foot ESHA buffer as roughly
illustrated in the diagram below. Additionally during construction, construction fencing shall be
placed on the 30 foot ESHA buffer (to be shown on all plans) to protect the ESHA from any
construction damage during construction.
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Special Condition 15c: Prior to issuance of the Certificate of Occupancy, a permanent
redwood fence shall be installed along the 30-foot buffer (illustrated in orange) to protect the
ESHA (illustrated in light green with a red border) from encroachment. No live tree removal is
permitted within the ESHA area (as illustrated in the plan below).

Public Access
Chapter 17.56 of the Coastal Land Use and Development Code outlines public access
requirements:
17.56.030: Access Location Requirements. Vertical, lateral, and/or blufftop access shall be required by the review authority in
compliance with this Chapter, in the locations specified by the Open Space, Conservation, and Parks Element of the Coastal
General Plan.

The project is not in an area used by the public to access the coast nor is it identified in the Coastal
General Plan as a location for public access to the Noyo River. The properties to the north and south
are identified as access points and irrevocable offers to dedicate will be required when these projects
are developed in the future.
Agenda Item 3A.
21 | P a g e
CDP 3-17/19 DR 3-17/19

Special Communities, Neighborhoods, and Recreational and Visitor Serving Uses
The project will neither impact a special community or neighborhood nor displace or preclude any
potential recreational or visitor serving uses.
Adequacy of water supply, sewage disposal, solid waste, and public roadway capacity
The following Coastal General Plan policy requires the City to determine if the project will be served
adequately with existing utilities.
Policy PF-1.3: Ensure Adequate Service Capacity for Priority Uses.
a. New development that increases demand for new services by more than one equivalent dwelling unit (EDU) shall only be
permitted in the Coastal Zone if,

Adequate services do or will exist to serve the proposed development upon completion of the proposed development,
and


Adequate services capacity would be retained to accommodate existing, authorized, and probable priority uses upon
completion. Such priority uses include, but are not limited to, coastal dependent industrial (including commercial
fishing facilities), visitor serving, and recreational uses in commercial, industrial, parks and recreation, and public
facilities districts. Probable priority uses are those that do not require an LCP amendment or zoning variance in the
Coastal Zone.

b. Prior to approval of a coastal development permit, the Planning Commission or City Council shall make the finding that
these criteria have been met. Such findings shall be based on evidence that adequate service capacity remains to
accommodate the existing, authorized, and probable priority uses identified above.

As conditioned below, the 69 unit Danco project will be served by existing services.
Water Supply. The City’s ongoing need for water storage during severe drought conditions was
addressed with the construction of the City’s new Summers Lain Reservoir, which provides an
additional 15 million gallons (MG) of raw water storage to help ensure a reliable water supply during
the late summer months when flows are low at the City’s three water sources. This additional raw water
storage will ensure adequate water supply during severe drought years and will help to meet the needs
of current and future development for the City.
On a daily basis the City currently produces about 50 gallons of treated water per resident. The 69 new
residences will serve approximately 115 residents, which would use up to 5,750 gallons of water per
day or 2 million gallons per year. This is a 0.6% overall increase in water demand for the City’s Water
Enterprise. With the new 45 Acre Foot Summers Lain reservoir, the City currently has sufficient water
supply and storage to meet in excess of a 20 percent increase in overall water demand and thus can
accommodate the additional 0.6% water demand from the Danco project.
Water Service. The project is served by two 8 inch water mains along Kempe Way and South Street.
These water mains should provide sufficient levels of service, however the water main on South Street
will need to be extended to the edge of the project site as part of the project. Additionally it is desirable
for a new water main to be installed within the drive isles that enter the property to cross the property
and thereby provide better overall hydrological performance in the area. Indeed some water pressure
issues exist in this area of the City’s water distribution system. The City can provide pressure data for
the Hydrant 154 at Kemppe Way and River Dr. and for Hydrant 158 at South St and River Dr.
Additionally, under contract with the City, KASL Engineering has developed a computer model to
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analyze water pressures and they may be able to run site specific analyses for a fee to the applicant.
The Public Works Director and the developer will work together to ensure that the project, when
constructed, has adequate water pressure and that no lessening in water pressure to other properties
in the same sector occurs. In order to ensure this occurs, Special Condition 16 has been added.
1. Special Condition 16: Prior to final of the building permit, the developer shall:
a. Create a solution to the satisfaction of the Public Works Director that water pressures can be
achieved (via pressure pump, tank, etc.) for enhancing the water system to meet City
standards. Documentation to this effect shall be submitted to the Public Works Department,
prior to issuance of the building permit.
b. The applicant shall ensure adequate pressure and flow to the subject site to provide
necessary domestic and fire suppression flows.
c. The applicant shall extend the 8” water main on South Street along the length of South Street
in front of the project site. New water laterals shall connect the development to the
constructed water main.
d. The Public Works Department may further require that an 8” water main connection be
installed between the main on Kempe Way and the Main on South Street along the drive
isles that transects the property, to ensure adequate system pressures can be maintained.
e. All water main improvements shall be dedicated to the City of Fort Bragg. If a main is
constructed across the parcel to create a loop, a Public Utility (or similar) Easement of at
least ten feet in width shall be recorded.
f. A backflow devise (per City standards) shall be installed for both domestic and fire
suppression lines.
g. The utility hookup configurations will be approved by the Director of Public Works or
designated staff. Alternate main location options may be considered.
Additionally as all-new development is required to pay its fair share of the water system infrastructure
and future capital improvements through the Water Capacity Charge, the applicant will be required to
pay water capacity charges when they secure their Building Permit. (See Special Condition 12).
Waste Water. The City’s Waste Water Treatment Plan was sufficient capacity to serve the new
development. The sewer main on South Street transitions from an 8”line to a 6” line about 300 feet from
the project site on South Street. The sewer main will need to be increase to an 8” line to handle the
flow from the proposed project (see Attachment 4). In order to ensure this occurs, Special Condition
17 has been added.
Special Condition 17: Prior to issuance of a grading permit or building permit, the developer shall:
a. Submit plans for the installation of a sewer main in South Street (to City Standards) from the
manhole in intersection of South Street and River Drive to the proposed development to the
satisfaction of the Public Works Director.
b. The new sewer main shall be adequately sized to achieve standards established by the
FBMC and reasonably designed to convey wastewater for future development of the parcel.
FBMC section 14.28.040 states The minimum size of a sewer lateral shall be 4-inch diameter.
The minimum slope of a sewer lateral shall be 2 feet per 100 feet (2% slope). Exceptions will
be reviewed and approved at the discretion of the District Manager.
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c. New waste water laterals shall connect the development to the constructed sewer main, per
the satisfaction of the Director of Public Works.
d. The exact location of the waste water line in the City right of way will be determined by the
City Engineer at the time of review of the encroachment permit application.
e. A new waste water lateral shall connect the development to the constructed sewer main.
f. All new constructed gravity fed waste water mains shall be dedicated to the City. However
waste water force mains will remain in the ownership of property owner and all maintenance
of associated lift stations and force main will remain the owner’s responsibility.
g. Utility hookup configuration will be worked out with the Public Works Director or designated
staff. Alternate main location options may be considered.
Additionally as all new development is required to pay its fair share of the wastewater system
infrastructure and future capital improvements through the wastewater Capacity Charge, the applicant
will be required to pay wastewater capacity charges when they secure their Building Permit.
Special Condition 18: Prior to issuance of a grading permit or building permit, the developer
shall pay all Water and Sewer Capacity Fees and Storm Drain Fees.
Circulation, Access & Street Frontage
Based on survey map LLA1-94, South Street was dedicated to the City, however the City has been
unable to identify documentation that the city accepted the dedication, this is likely because the street
is unimproved and the City generally does not accept the dedication of unimproved streets. The
proposed project will LAO require considerable street and frontage improvements along South Street
and Kemppe Way to comply with Section 17.30.090 of the CLUDC; including: installation of sidewalk,
curb and gutter along the project frontage on the south side of Kemppe Way. Special conditions 19
and 20 are recommended to address this deficiency.
Special Condition 19: The developer shall submit to the City Engineer, for review and approval,
improvement drawings for required public improvements. The plans shall be drawn by, and bear
the seal of, a licensed Civil Engineer. Street Section Standards for Minor and Collector streets
is City Standard No. 204.
Special Condition 20: Prior to issuance of a Certificate of Occupancy for the project the
following public improvement will be completed by the applicant per the direction of the Director
of Public Works and according to City standards:
a) South Street shall be improved as follows, prior to the final of the building permit: south
street shall be improved along the length of the parcel frontage including a 50’ fully paved
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ROW and a paved parking lane. Upon improvement to this section, and prior to final of
the building permit, the paved portion of the street shall be dedicated to the City.
b) Installation of sidewalk, curb, corner ramps, gutter and conform paving along the project
frontage on the south side of Kempe Way.
c) Installation of sidewalk, curb, corner ramps, gutter and conform paving along the project
frontage on the North side of South Street. A gravel shoulder will be accepted on the
south side.
All frontage and utility improvements (ADA compliant driveway aprons, corner ramps, sidewalk,
curb, gutter, conform paving, etc.) shall be implemented according to current City Standards.
Geologic Hazard. The site is located 170 feet inland from the coastal bluff overlooking the Noyo River
at the end of Kemppe St and therefore, is not subject to hazards associated with coastal bluff erosion.
All hazards associated with earthquakes will be addressed by the building permit process under the
authority of the California Building Code.
Flood Hazard. According to Federal Emergency Management Agency (FEMA) flood insurance maps
the project site is located outside the 500-year flood plains associated with the Noyo River. No flooding
concerns are raised relative to the project.
Visual Analysis
The project is not in an area requiring visual analysis as part of the Coastal Development Permit review
process, therefore no review of visual impact of the proposal to coastal scenic views is required. The
project is subject to Design Review as discussed later in this report.
Fire and Life Safety
The Fire Marshal reviewed the project plans and did not issue a statement of concern regarding fire
and life safety. The new buildings code requires that all buildings have sprinkler systems, a monitored
alarm system, and parking and driveway areas that are navigable by fire trucks and other emergency
vehicles. The Fire Marshal identified the following required physical improvements for the project: 1)
two fire hydrants and a connecting waterline (for pressure) shall be installed as illustrated in Special
Condition 21 below; 2) a flow alarm is required for the sprinkler system; 3) two clearly visible panic
gates are required for the fencing surrounding the PSH facility; and 4) emergency vehicle access must
be provided from Kemppe Way through the site to South Street. Other Fire Code requirements will be
incorporated in the construction plans as necessary during the building permit review by the Fire
Marshall.
Special Condition 21: Fire Marshall Requirements
a) Prior to issuance of the building permit the applicant shall complete a water modeling analysis
that illustrates a minimum flow rate of 1,500 gallons per minute for all hydrants on the project
site.
b) Prior to issuance of the building permit that applicant shall submit plans and specifications
for two panic hardware/gates that shall be added to the fence surrounding the PSH project
c) Prior to final of the building permit a flow alarm shall be installed on the project sprinkler
system.
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d) Prior to issuance of a building permit, the applicant shall submit a revised site plan that clearly
illustrates: 1) the installation of a water main connecting Kemppe Way with South Street; 2)
the installation of two fire hydrants as illustrated in red stars below; and 3) emergency vehicle
access from Kempee way through to South street. Other fire suppression requirements
(including infrastructure) may be required by the Fire District. All fire hydrants, valves, service
lines, etc. comprising this new infrastructure shall be included on site plans for review and
approval by the Fire Marshall and the Public Works Department.

Senior housing projects tend to have a high incidence of false fire alarms, especially if there is no onsite property manager. One senior project in the City of Fort Bragg currently results in over $60,000 in
excess expense due to false fire alarms and the absence of an on-site property manager. In order to
reduce the incidence of false fire alarms and excessive fire response by the volunteer fire department
the Fire Marshal recommends that an on-site manager be required. Special Condition 22 has been
added to ensure that one of the units is used by an on-site property manager as proposed.
Special Condition 22: The property shall have an on-site residential property manager in order
to minimize false alarms to the fire department. In the event that false fire alarms exceed three
in any year, the Fort Bragg Fire Department will charge the property owner for all costs related
to excess false fire alarms.
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Storm Water Runoff Pollution Control/Project of Special Water Quality Concern
The site plan layout is intended to maximize on-site retention and infiltration of storm water by providing
open spaces in the central common areas, use of permeable parking surfaces and vegetated swales
along the perimeter of the site, taking into account the west-to-east tendency of surface water flow on
the site. The Coastal General Plan includes a number of storm water policies that are relevant to this
project including:
Policy OS-11.1: Use Integrated Management Practices in Site Design. The city shall require, where appropriate and feasible, the
use of small-scale integrated management practices (e.g., Low Impact Development techniques) designed to maintain the site’s
natural hydrology by minimizing impervious surfaces and infiltrating stormwater close to its source (e.g., vegetated swales,
permeable pavements, and infiltration of rooftop runoff).
Policy OS-11.4: Infiltrate Stormwater Runoff. Development shall maximize on-site infiltration of stormwater runoff, where
appropriate and feasible, to preserve natural hydrologic conditions, recharge groundwater, attenuate runoff flow, and minimize
transport of pollutants. Alternative management practices shall be substituted where the review authority has determined that
infiltration BMPs may result in adverse impacts, including but not limited to where saturated soils may lead to geologic instability,
where infiltration may contribute to flooding, or where regulations to protect groundwater may be violated.
Policy OS-11.5: Divert Stormwater Runoff into Permeable Areas. Development that creates new impervious surfaces shall divert
stormwater runoff flowing from these surfaces into permeable areas, where appropriate and feasible, to enhance on-site stormwater
infiltration capacity.
Policy OS-11.6: Use Permeable Pavement Materials. To enhance stormwater infiltration capacity, development shall use
permeable pavement materials and techniques (e.g., paving blocks, porous asphalt, permeable concrete, and reinforced grass or
gravel), where appropriate and feasible. Permeable pavements shall be designed so that stormwater infiltrates into the underlying
soil, to enhance groundwater recharge and provide filtration of pollutants. All permeable pavement that is not effective in infiltrating
as designed will be replaced with effective stormwater detention and infiltration methods.

With more than 122,000 square feet of new impervious surfaces (roof tops, sidewalks, parking spaces,
drive isles), the project is categorized as a project of Special Water Quality Concern by the CLUDC.
Policy OS-12.1: Developments of Special Water Quality Concern. The categories of development listed below have the potential
for greater adverse coastal water quality impacts, due to the development size, type of land use, impervious site coverage, or
proximity to coastal waters. A development in one or more of the following categories shall be considered a “Development of
Special Water Quality Concern,” and shall be subject to additional requirements set forth in Policy OS-12.2 below to protect
coastal water quality. Developments of Special Water Quality Concern include the following:
a) Housing developments of ten or more dwelling units.

As a project of Special Water Quality Concern the project must comply with the following policies.
Policy OS-12.2: Additional Requirements for Developments of Special Water Quality Concern. All Developments of Special
Water Quality Concern (as identified in Policy OS-12.1, above) shall be subject to the following four additional requirements to
protect coastal water quality:
1) Water Quality Management Plan. The applicant for a Development of Special Water Quality Concern shall be required
to submit for approval a Water Quality Management Plan (WQMP), prepared by a qualified licensed professional,
which supplements the Runoff Mitigation Plan required for all development. The WQMP shall include hydrologic
calculations per City standards that estimate increases in pollutant loads and runoff flows resulting from the proposed
development, and specify the BMPs that will be implemented to minimize post-construction water quality impacts.
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2) Selection of Structural Treatment Control BMPs. As set forth in Policy OS-10.4, if the review authority determines that
the combination of Site Design and Source Control BMPs is not sufficient to protect water quality and coastal waters
as required by Policy OS-9.3, structural Treatment Control BMPs shall also be required. The WQMP for a
Development of Special Water Quality Concern shall describe the selection of Treatment Controls BMPs, and
applicants shall first consider the BMP, or combination of BMPs, that is most effective at removing the pollutant(s) of
concern, or provide a justification if that BMP is determined to be infeasible.
3) 85th Percentile Design Standard for Treatment Control BMPs. For post-construction treatment of runoff in
Developments of Special Water Quality Concern, Treatment Control BMPs (or suites of BMPs) shall be sized and
designed to treat, infiltrate, or filter the amount of stormwater runoff produced by all storms up to and including the
85th percentile, 24-hour storm event for volume-based BMPs, and/or the 85th percentile, 1-hour storm event (with an
appropriate safety factor of 2 or greater) for flow-based BMPs.
4)

Goal for Runoff Reduction. In Developments of Special Water Quality Concern, the post-development peak
stormwater runoff discharge rate shall not exceed the estimated pre-development rate for developments where an
increased discharge rate will result in increased potential for downstream erosion or other adverse habitat impacts.

Special Condition 23. Prior to issuance of the Building Permit the applicant shall provide a
stormwater analysis and plan Per code section 17.64.045 that proves that:
a.
Storm water runoff has been minimized by incorporation of Low Impact Development
(LID) strategies that minimize impermeable areas, maximize permeable areas, and
that slow, spread, and sink runoff to recharge groundwater and minimize runoff.
Runoff that is expected shall be collected at vegetative swales or bio retention facilities
and overflow finally conveyed by a storm drain system approved by the City Engineer.
b.
Treatment Control BMPs have been sized and designed to retain and infiltrate runoff
produced by all storms up to and including the 85th percentile (.83” in 24-hours) based
on the size of the development.
c.
An Operations and Maintenance Plan has been developed for all regulated project
components by the State NPDES Phase II MS4
d.
All drainage channels, conduits, culverts, and appurtenant facilities shall have
sufficient capacity to convey a 100-year flood. The existing drainage infrastructure is
a 24” diameter which conveys storm water from River Gardens at the south west
corner of the subject lot in a northerly direction (red lines on the attached CAD map).
Applicant shall provide analysis documenting sufficiency of existing infrastructure or
provide engineer reviewed design of proposed upgrades to drainage conveyance
system. If upgrades to infrastructure are required, this shall be completed by the
developer.
Special Condition 24: All public improvements to drainage conveyance systems shall be
dedicated to the City.
The existing drainage infrastructure adjacent to this site is a 24” diameter storm drain which conveys
storm water from River Gardens at the south west corner of the subject lot in a northerly direction. The
applicant will need to provide an analysis that documents the sufficiency of existing infrastructure or
provide an engineer reviewed design of a new proposed drainage conveyance system. If upgrades to
infrastructure are required, this shall be completed by the developer and dedicated to the City. Special
Condition 25 has been added to ensure that these requirements are met.
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Special Condition 25. Prior to issuance of the Building Permit the applicant shall provide an
analysis that documents the sufficiency of existing storm water infrastructure or provide an
engineer reviewed design of a new proposed drainage conveyance system. If upgrades to
infrastructure are required, this shall be completed by the developer and dedicated to the City.
The project applicant has requested that a special condition be placed on the project so that the Water
Quality Management Plan may be approved by the City Engineer prior to issuance of the building permit
for the project. Staff has apprised the applicant that completion of the Water Quality Management Plan
may require the applicant to redesign features associated with production, treatment and infiltration of
storm water. Accordingly, Staff is recommending Special Condition 26.
Special Condition 26. Prior to issuance of the Building Permit the applicant shall submit a Water
Quality Management Plan and/or a Storm Water Pollution Prevention Plan (SWPPP) that for
review and approval by the City Engineer. In addition, such plan shall comply with all storm water
management requirements of the CLUDC Section 17.64 and Municipal Code Section 12.14. . A
Runoff Mitigation plan (RMP) is required by the City to demonstrate the project meets the
requirements is established by local, state and federal regulations. The RMP requirement can
be fulfilled by a SWPPP as long as it complies with the above-mentioned regulations. If using a
SWPPP to fulfill the RMP, a draft version should be submitted to the City to ensure the project
is in compliance prior to filing for a Notice of Intent (NOI).

DESIGN REVIEW
Energy Efficiency
Coastal General Policies relevant to green building practices include the following:
Policy OS-6.2 Development Review Process:
development review process.

Make energy conservation an important criterion in the

Policy OS-6.3 Alternative Energy: Encourage the development and use of alternative sources of energy such as
wind, solar, and waves to meet Fort Bragg's energy needs.

As proposed, the project will:
a. Take advantage of passive solar gain for some of the space heating requirements of each
unit.
b. Achieve insulation values of R-22 or better in the walls and R-49 or better in the roof.
c. Space heating will be provided by air-source heat pumps with equipment located in
mechanical space at the roof level.
d. Achieve energy efficiency as indicated in Reg. Section 10325(c)(6)(B) beyond the
requirements in the 2016 Title 24, Part 6 of the California Building Code (2016 Standards).
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The combination of these strategies will result in buildings that are energy efficient and maintain minimal
utility costs for the residents while exceeding California Title 24 Building Energy Code compliance
standards.
Compliance with Citywide Design Guidelines
The individual senior and PSH cottages and the multi-family duplexes have an architectural style that
is typical of coastal northern California and Fort Bragg. There are several variations and sizes of
cottages which add to the visual appeal of the project. All cottages include covered porches and some
have small decks, which add visual interest to the buildings. The building fronts are well-articulated with
plenty of windows to provide for a nice architectural appearance from the outside and good day-lighting
on the inside. The duplexes include porches facing the streets, good window placement and a
combination of board and baton and hardi-plank siding.
The Citywide Design Guidelines provide guidance for Design Review and each relevant guideline is
summarized in the table below, along with a description of how the project conforms to the guideline
and any Special Conditions required for conformance.
Table 5: Compliance with Citywide Design Guidelines
Relevant Design Guidelines

Project Compliance

New multi-family residential development should be
compatible
with other development in the
immediate area through the use of complementary
building arrangements, buffers, and avoidance of
overwhelming building scale and visual obstructions.

The project is composed of small dispersed
buildings and is compatible with the scale of
development in the neighborhood. The pocket
parks help to create a micro neighborhood feel for
each separate project type.

Developments should relate directly to the adjacent All of the duplex units are oriented along Kemppe
street, and present an attractive and interesting street, which provides for a very traditional
façade to passersby.
neighborhood design. All senior cottages along the
street frontages are oriented to the street. Two of
the PSJ units are not oriented to the street, Special
Condition 27 is recommended to address this noncompliance.
Whenever possible, buildings should be configured Both the senior cottages and the PSH cottages are
around courtyards, gathering areas, and open oriented around one of three central commons
spaces.
which create a pocket neighborhood of similar low
scale and vernacular context. The workforce
duplexes are oriented to the street.
Buildings should be oriented to provide some privacy
yet still relate to the street and the existing
community. Doors should be visible from the street
and windows should allow residents to have “eyes on
the street” for natural surveillance.

Along South Street and Kemppe Way, the units are
oriented toward the sidewalk and connected to the
sidewalk with pathways and a visible door (except
for two PSH units see special condition 27).
Windows are oriented to provide eyes on the street.
However two of the units on South Street (unit 28
and Unit 30) have only one very small window that
fronts South Street. From a review of the floor plan
this window is located in the bedroom. Thus it is
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probably not practical to require a larger window
here.
Energy efficiency and energy conservation should be
considered in building siting. Buildings should be
oriented to take advantage of solar opportunities
whenever possible.

The project design emphasizes passive solar gain
along with daylighting within units. Thirty-three of
the units will have excellent passive solar access
with the main access of the building facing south
with un interrupted solar access. Most of the other
building will have fair solar access.

Where bus routes are located near the development,
the site design should consider convenience and
comfort factors for residents. These include direct
access, widened sidewalks, seating areas, and
weather protection provided near public transit stops.

The closest transit stop is located at the Mendocino
Coast District Hospital. The project will include
installation of sidewalks along Kemppe Way to
provide for easy access to the transit stop (see
Special Condition 20).

Open Space
1.

Residents should have access to useable
open space for recreation and social activities.
Open spaces should be conveniently located
for the majority of units.

2.

Open space areas should be sheltered from
the noise and traffic of adjacent streets or other
incompatible uses. Open space siting should
give consideration to prevailing breezes and
sun orientation in order to provide a
comfortable environment.
A series of connected open space areas of
varying shape, appearance and usage are
encouraged. Smaller areas may directly relate
to a cluster of units, while the larger areas may
serve several clusters as common open
space.
Boundaries between private and common
open spaces should be clearly defined by low
walls or plant materials.
Private open space should be provided
adjacent to the units it serves and should be
immediately adjacent to the public right-of-way
or common open space.
Shade structures are encouraged to provide
shelter from sun and rain.

3.

4.

5.

6.

1. The open space areas total 17% of the site.
The courtyards and play areas are designed
to encourage outdoor use and activity. The
multi-family project commons areas
includes a playground for children and a
half-court basketball court. Likewise the
PSH commons include space for gardening,
socializing and a full court basketball court.
2. The common spaces are interior to the
development and are sheltered from street
noise. They are also well situated to
maximize solar gain and to be protected
from prevailing ocean breezes form the
north west.
3. The commons spaces are interconnected
with paths to form pocket neighborhood,
and they are of varying shape and utility.

4. Boundaries between common space and
private space will be clearly defined by the
installation of low fencing and plantings.
5. Private open space is proposed to be
located directly in front of each unit it serves.
6. Shade structures are provided in the form of
front porches.
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Play Areas
1. Children’s play areas should be visible from as
many units as possible and from private open
space areas. Direct, convenient access from
ground level, private open space to the
communal play area is encouraged.
2. Outdoor play areas should be located adjacent
to laundry rooms, community centers, or similar
common facilities. Play areas should not be
located near public streets, parking, or entry
areas unless physically separated by
appropriate
walls,
fencing,
or
dense
landscaping.
3. Hard surface areas for outdoor activities (e.g.,
bicycle riding, skating, rope jumping, and
hopscotch) should be provided. These active
play areas should be safely separated from
vehicular use areas.
4. Seating areas should be provided where adults
can supervise children’s play and also where
school-age children can sit. Seating location
should consider comfort factors, including sun
orientation, shade, and wind.

1. The proposed play areas are not located
adjacent to the multi-family units, however
they are located in a natural setting with lovely
views to the Noyo River. Sidewalks provide
direct access to this play area.
2. This play area is not located next to a
community center, however is in well away
from public parking and streets. A fence could
be installed between the play area and the
end of Kemppe Way, however Kemppe Way
turns the corner prior to the play area and so
is not strictly necessary. Dense landscaping
may make more sense for this area.
3. The play area includes a half-court basketball
court which can easily be utilized for a variety
of listed outdoor activities.
4. As the code requires that play areas include
seating areas for adults, see Special
Condition 28.

Architecture
1. Use of single-family residential design elements
(e.g., pitched roofs, porches, individual entries)
are recommended to reduce perceived density,
give identity to the development and its individual
dwelling units, add visual interest, and be
compatible with the neighborhood context.
2. Roof pitches and materials should appear
residential in character and should consider the
prevailing roof types in the neighborhood.
3. The development’s dwelling units, community
facilities, and parking structures should be
unified by a consistent use of building materials,
textures, and colors. Exterior columns or
supports for site elements, such as trellises and
porches, should utilize materials and colors that
are compatible with the rest of the development.
4. Building materials should be durable, require low
maintenance, and be of comparable or better
quality and image to what is used in the
surrounding neighborhood. Frequent changes in
building materials should be avoided.

1. The project is designed as single family and
duplex units with pitched roofs, porches and
individual entries. The units will be visually
interesting as they will be painted a verity of
colors and are oriented in a variety of different
directions.
2. As proposed the roof pitches and materials are
residential in character and are consistent with
single family residential roof style. Roof
shingles will be dark asphalt composite.
3. As proposed the dwelling units, common
buildings and covered parking will be
constructed with the consistent design features
and materials and will provide a consistent look
for the facility. Porches and fencing will be
compatible with the overall facility.
4. Proposed exterior finish materials would
include a blend of vertical board and batten
siding, shingled siding and lap siding, which will
serve to further create variety between
buildings in the development. Windows will be
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5. Color should be used as an important design
dual glazed with vinyl frames in a taupe or sand
element in the development’s appearance. The
color.
predominant colors for the dwelling units and 5. The proposed color palette would be subdued
accessory structures should be natural or muted
and varied with each unit including a
tones. Appropriate use of more than one
complementary mix of two to three different
predominant paint color is encouraged.
colors and the overall project utilizing 10
Compatible accent colors are encouraged to
complementary colors. The color pallet that is
enhance important building elements.
proposed is identical to the color pallet for the
Cottages at Cypress Street (330 E Cypress
6. The color of shadow patterns, relief, decorative
Street). See attachment 7 for the proposed
trim, and wood frames should be distinctive yet
color pallet.
6. Staff has included Special Condition 29 to
compatible with the overall building color.
give the Director approval authority for how the
proposed colors are painted onto the
7. Materials such as brick, stone, copper, etc.
structures. Commission input regarding the
should be left in their natural colors. Such
proposed color scheme would be helpful.
materials should not appear thin and artificial.
7. No brick, stone or copper are proposed for the
8. Veneer should turn corners and avoid exposed
project.
edges.
8. Veneer is not proposed for the project.

Special Condition 27. Prior to issuance of the building permit the applicant shall submit a site
plan for approval by the Community Development Director which orients both PSH houses along
Kemppe avenue to the street. While direct access to the street is not feasible due to the security
fencing, the units shall be reoriented so that the front porch faces the street.
Special Condition 28. The play area shall include seating or benches for parents to use while
watching their children play.
Special Condition 29. Prior to issuance of the Building Permit that applicant shall submit a
paint color plan for the site for review and approval by the Community Development Director.
The project plans do not provide design details or screening for mechanical equipment. Therefore
Special Condition 30 has been added to ensure that these components comply with the CLUDC.
Special Condition 28. Prior to issuance of a Building Permit, the applicant shall submit for the
review and approval of the Community Development Director plans for the locations and visual
screening of all mechanical equipment proposed to be constructed as part of the project,
including but not limited to: standpipes, backflow preventers, generators and propane fuel tanks.
ENVIRONMENTAL DETERMINATION
Staff has performed a review of the project under the guidelines of the California Environmental Quality
Act (CEQA) and determined the project to be exempt from CEQA review under section 15192 & 15193
– Affordable Housing Development. Both Sections are cited below with an analysis of the project’s
compliance with the threshold criteria for the exemption.
15192. THRESHOLD REQUIREMENTS FOR EXEMPTIONS FOR AGRICULTURAL HOUSING,
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AFFORDABLE HOUSING, AND RESIDENTIAL INFILL PROJECTS
In order to qualify for an exemption set forth in sections 15193, 15194 or 15195, a housing project
must meet all of the threshold criteria set forth below.

(a) The project must be consistent with:
(1) Any applicable general plan, specific plan, or local
coastal program, including any mitigation measures
required by such plan or program, as that plan or
program existed on the date that the application for the
project pursuant to Section 65943 of the Government
Code was deemed complete; and
(2) Any applicable zoning ordinance, as that zoning
ordinance existed on the date that the application for
the project pursuant to Section 65943 of the
Government Code was deemed complete, unless the
zoning of project property is inconsistent with the
general plan because the project property has not been
rezoned to conform to the general plan.

This threshold criteria has been
met.
As analyzed in this staff report
and with the implementation of
the
recommended
special
conditions
the
project
is
consistent with the General Plan
and the Local Coastal Program.
As condition, and as analyzed in
this staff report the project is
consistent with the CLUDC.

(b) Community-level environmental review has been adopted or This threshold criteria has been
certified.
met. The Coastal Commission’s
adoption of the Certified Local
Coastal Program is the Coastal
Act equivalent of a community
level environmental review.
(c) The project and other projects approved prior to the approval
This threshold criteria has been
of the project can be adequately served by existing utilities, and
met. As conditioned the project
the project applicant has paid, or has committed to pay, all
can be adequately served by
applicable in-lieu or development fees.
existing facilities and a special
condition requires the payment
of all development fees.
(d) The site of the project:
This threshold criteria has been
met. As noted in this report and
(1)
Does not contain wetlands, as defined in Section
illustrated in the attachments
328.3 of Title 33 of the Code of Federal Regulations.
this project site does not contain
wetlands, nor would it have any
(2)
Does not have any value as an ecological community
impacts on special status
upon which wild animals, birds, plants, fish, amphibians,
species or species of concern.
and invertebrates depend for their conservation and
protection.
The site is covered in invasive
plant communities which do not
(3)
Does not harm any species protected by the federal
constitute
and
ecological
Endangered Species Act of 1973 (16 U.S.C. Sec. 1531 et
community.
seq.) or by the Native Plant Protection Act (Chapter 10
(commencing with Section 1900) of Division 2 of the Fish
and Game Code), the California Endangered Species Act
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(Chapter 1.5 (commencing with Section 2050) of Division 3
of the Fish and Game Code.
(4)
Does not cause the destruction or removal of any species
protected by a local ordinance in effect at the time the application
for the project was deemed complete.
(e) The site of the project is not included on any list of facilities and
sites compiled pursuant to Section 65962.5 of the Government Code.
(f) The site of the project is subject to a preliminary
endangerment assessment prepared by a registered
environmental assessor to determine the existence of any
release of a hazardous substance on the site and to determine
the potential for exposure of future occupants to significant
health hazards from any nearby property or activity. In addition,
the following steps have been taken in response to the results of
this assessment:

The project meets this threshold
criteria.
The site is not listed on DTSC’s
compilation of hazardous sites.
The site has not been
developed and has no history of
development which would have
resulted in a release of
hazardous substances.

(1)
If a release of a hazardous substance is found to exist
on the site, the release shall be removed, or any significant
effects of the release shall be mitigated to a level of
insignificance in compliance with state and federal
requirements.
(2)
If a potential for exposure to significant hazards from
surrounding properties or activities is found to exist, the effects
of the potential exposure shall be mitigated to a level of
insignificance in compliance with state and federal requirements.
(g) The project does not have a significant effect on historical The project meets this threshold
resources pursuant to Section 21084.1 of the Public Resources criteria.
Code.
An archaeological study was
completed for the site and it
found no evidence of historical
pre-historic resources.
(h) The project site is not subject to wildland fire hazard, as The project meets this threshold
determined by the Department of Forestry and Fire Protection, criteria.
unless the applicable general plan or zoning ordinance contains The City of Fort Bragg is an
provisions to mitigate the risk of a wildland fire hazard.
urbanized area and is not
subject to wildland fire hazard.
Additionally, the project site has
been reviewed by the Fort
Bragg Fire Department, which
has approved the project as
conditioned.
(i)The project site does not have an unusually high risk of fire or The project meets this threshold
explosion from materials stored or used on nearby properties.
criteria. The site is surrounded
to the south and west by
residential development to the
east by the Noyo River and
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(j)The project site does not present a risk of a public health exposure
at a level that would exceed the standards established by any state
or federal agency.
(k)Either the project site is not within a delineated earthquake fault
zone or a seismic hazard zone, as determined pursuant to Section
2622 and 2696 of the Public Resources Code respectively, or the
applicable general plan or zoning ordinance contains provisions to
mitigate the risk of an earthquake or seismic hazard.
(l) Either the project site does not present a landslide hazard, flood
plain, flood way, or restriction zone, or the applicable general plan or
zoning ordinance contains provisions to mitigate the risk of a
landslide or flood.
(m) The project site is not located on developed open space.

(n) The project site is not located within the boundaries of a state
conservancy.

(o) The project has not been divided into smaller projects to qualify
for one or more of the exemptions set forth in sections 15193 to
15195.

residential development and to
the north by the hospital. None
of these facilities represent a
risk of fire or explosion from
stored materials.
The project meets this threshold
criteria.
The project site is
mowed field.
The project meets this threshold
criteria. The general Plan and
Building
Code
contain
provisions to minimize and
mitigate hazard risk.
The project meets this threshold
criteria. The project site in not in
an area with landslide or flood
risk.
The project meets this threshold
criteria. The project site is an
undeveloped and is located in a
High Density Residential zoning
district.
The project meets this threshold
criteria. There are no portion of
Fort Bragg that are located
within a state conservancy.
The project meets this threshold
criteria. The project site is being
reviewed in its entirety.

15194. AFFORDABLE HOUSING EXEMPTION
CEQA does not apply to any development project that meets the following criteria:

Class 32 Categorical Exemptions Conditions

Project Consistency Analysis

(a)
The project meets the threshold criteria set forth in section The project site meets this criteria. See
15192.
above analysis.
(b)
The project meets the following size criteria: the project
site is not more than five acres in area.
(c)The project meets both of the following requirements regarding
location:
(1)The project meets one of the following location requirements
relating to population density:
(A)
The project site is located within an urbanized
area or within a census-defined place with a population
density of at least 5,000 persons per square mile.
(B)
If the project consists of 50 or fewer units, the
project site is located within an incorporated city with a

The project site meets this criteria. The
project site is just under 5 acres in size.

The project site meets this criteria. The
project site is located complies with (C)
as it is located in the incorporated City
of Fort Bragg, which has a population of
more than 1,000 persons per square
mile. And staff has determined based
on the analysis in this staff report that
there is no reasonable possibility that
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population density of at least 2,500 persons per square
mile and a total population of at least 25,000 persons.
(C)
The project is located within either an incorporated
city or a census defined place with a population density
of at least 1,000 persons per square mile and there is no
reasonable possibility that the project would have a
significant effect on the environment or the residents of
the project due to unusual circumstances or due to the
related or cumulative impacts of reasonably foreseeable
projects in the vicinity of the project.
(2)The project meets one of the following site-specific location
requirements:
(A)
The project site has been previously developed for
qualified urban uses; or
(B)
The parcels immediately adjacent to the project
site are developed with qualified urban uses.
(C)
The project site has not been developed for urban
uses and all of the following conditions are met:
1. No parcel within the site has been created
within 10 years prior to the proposed development
of the site.
2. At least 75 percent of the perimeter of the site
adjoins parcels that are developed with qualified
urban uses.
3. The existing remaining 25 percent of the
perimeter of the site adjoins parcels that have
previously been developed for qualified urban
uses.
(d)
The project meets both of the following requirements
regarding provision of affordable housing.
(1)
The project consists of the construction,
conversion, or use of residential housing consisting of 100
or fewer units that are affordable to low-income
households.
(2)
The developer of the project provides sufficient
legal commitments to the appropriate local agency to
ensure the continued availability and use of the housing
units for lower income households for a period of at
least 30 years, at monthly housing costs deemed to
be “affordable rent” for lower income, very low income,
and extremely low income households, as determined
pursuant to Section 50053 of the Health and Safety Code.

the project would have a significant
effect on the environment nor will it have
cumulatively significant impacts on the
environment.

The project site meets this criteria per
2(C). The project site is un undeveloped
field and it is surrounded by
development along 1,865 linear feet of
the perimeter of the site, with only 391
linear feet of the site adjacent to an
undeveloped area, thus 16% of the
perimeter of the site is undeveloped.
The undeveloped area to the east of the
site adjoins parcels that are currently
developed.

The project site meets Criteria d(1) as
the project consists of fewer than 100
units affordable to low income
households.
The project site meets Criteria d(2) as
the project is conditioned to require 55
years of adorability for all 67 units the
“affordable rent” for lower income, very
low income, and extremely low income
households, shall be as determined
pursuant to Section 50053 of the Health
and Safety Code.

This CEQA exemption is intended to promote affordable development within urbanized areas. The
class consists of environmentally benign in-fill affordable housing projects which are consistent with
local general plan and zoning requirements. This class is not intended to be applied to projects which
would result in any significant traffic, noise, air quality, or water quality effects. Application of this
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exemption, as all categorical exemptions, is limited by the factors described in section 15300.2. of
CEQA and, these factors have been analyzed in the table below:
Table 7: Project Consistency with 15300.2 Exceptions
15300.2 Exceptions
Analysis of Compliance with Exceptions
(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by
consideration of where the project is to be located -- a
project that is ordinarily insignificant in its impact on the
environment may in a particularly sensitive
environment be significant. Therefore, these classes
are considered to apply all instances, except where the
project may impact on an environmental resource of
hazardous or critical concern where designated,
precisely mapped, and officially adopted pursuant to
law by federal, state, or local agencies
(b) Cumulative Impact. All exemptions for these
classes are inapplicable when the cumulative impact of
successive projects of the same type in the same
place, over time is significant.
(c) Significant Effect. A categorical exemption shall not
be used for an activity where there is a reasonable
possibility that the activity will have a significant effect
on the environment due to unusual circumstances.
(d) Scenic Highways. A categorical exemption shall not
be used for a project which may result in damage to
scenic resources, including but not limited to, trees,
historic buildings, rock outcroppings, or similar
resources, within a highway officially designated as a
state scenic highway.
(e) Hazardous Waste Sites. A categorical exemption
shall not be used for a project located on a site which
is included on any list compiled pursuant to Section
65962.5 of the Government Code.

The project is not located in area that has been
mapped or designated as a location with an
environmental resource of hazardous or critical
concern by any federal, state, or local agencies.

There are no other projects in the area which would
have a cumulatively significate impact with the
proposed project.
As analyzed throughout this staff report the
proposed project will not have a significant effect on
the environment.
The project is not located adjacent to or within the
view shed of a scenic highway.

No phase I report was required because the site has
no known previous use that would result in
contamination. The site is not listed on any DTSC
or RWQCB list of facilities or sites requiring
remediation or in violation of a cleanup order. The
site does not have any known contamination.
(f) Historical Resources. A categorical exemption shall As noted earlier in this staff report, an
not be used for a project which may cause a substantial archaeological survey was completed for this site
adverse change in the significance of a historical and no archaeological or historic resources were
resource.
discovered or identified by the survey. The project
will not have any impact on a historical or
archaeological resource.
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COASTAL DEVELOPMENT PERMIT FINDINGS
In order to act on the Coastal Development Permit the Planning Commission must make the following
Coastal Development Permit Findings:
1. The proposed development as described in the application and accompanying materials, as
modified by any conditions of approval, is in conformity with the City of Fort Bragg’s certified Local
Coastal Program and will not adversely affect coastal resources;
As noted in the staff report above, as conditioned, the proposed project would be in conformity
with Fort Bragg’s Certified LCP. Additionally, as noted above there are no coastal resources on
the site that would be impacted by the proposed development.

2. The project is in conformity with the public access and recreation policies of Chapter 3 of the Coastal
Act of 1976 (commencing with Sections 30210 of the Public Resources Code);
The proposed project does not interfere with the public’s access to the Coast. Additionally this
project site does not lie between a public access way (street or trail) and the coast, as such it cannot
provide public access to the coast.
3. Feasible mitigation measures and/or alternatives have been incorporated to substantially lessen
any significant adverse effects of the development on the environment;
The project includes a verity of special conditions which will lessen and adverse stormwater
impacts of the project. There were no other identified, potential adverse, project impacts on the
environment.
4. The proposed use is consistent with the purposes of the zone in which the site is located;
Multifamily residential is a permitted use in the zoning district.
5. The proposed development is in conformance with the City of Fort Bragg’s Coastal General Plan;
As detailed in the staff report and conditioned above the proposed project is in conformance with
the Coastal General Plan.
6. The proposed location of the use and conditions under which it may be operated or maintained will
not be detrimental to the public health, safety, or welfare, or materially injurious to properties or
improvements in the vicinity;
As detailed in this staff report and as proposed and conditioned, the proposed residential uses
will not be detrimental to the public health, safety, or welfare, or materially injurious to properties
or improvements in the vicinity. Specifically the application proposal includes a fence and
security around the PSH units. The Fire Department has asked for two special conditions
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requiring panic gates and an on-site manager for fire safety, both of these requests have been
included as Special Conditions.
7. Services, including but not limited to, water supply, sewage disposal, solid waste, and public
roadway capacity have been considered and are adequate to serve the proposed development;
As detailed in this staff report and as proposed and conditioned, the proposed project will be
adequately served by water supply, sewage disposal, solid waste, and public roadway capacity.
8. The project, as proposed, will neither be subject to nor increase instability of the site or structural
integrity from geologic, flood, or fire hazards due to project design, location on the site, or other
reasons;
9. The project, as conditioned, will not have significant adverse impacts on site stability or structural
integrity from geologic, flood, or fire hazards due to required project modifications, landscaping, or
other conditions;
10. There are no alternatives to development that would avoid or substantially lessen impacts on site
stability or structural integrity;
As detailed in this staff report and as proposed and conditioned, the proposed project will neither
be subject to not have adverse impacts of hazards as listed above. As the project will not have
any impacts on site stability nor will the site have impacts on structural integrity, there are no
alternatives that would lessen this effect.
11. The resource as identified will not be significantly degraded by the proposed development;
12. There is no feasible less environmentally damaging alternative; and
13. All feasible mitigation measures capable of reducing or eliminating project related impacts have
been adopted.
As detailed in this staff report and as proposed and conditioned, the proposed project will not
have significant impacts on the environment, as such there is no less environmentally damaging
alternative. Feasible mitigation measure have been included to eliminate project related impacts
to botanical; and cultural resources.
DESIGN REVIEW FINDINGS
In order to act on the Design Permit the Planning Commission must make the following Design Permit
Findings:
1. The project complies with the purpose and requirements of CLUDC Section 17.71.050 Design
Review;
The applicant has submitted for a design review permit in compliance with section 17.71.050.
Story poles were not required because the site does not include views to the ocean or the Noyo
River.
2. The project provides architectural design, building massing, and scale appropriate to and
compatible with the site surroundings and the community;
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The project site is located within an area of large institutional and multi-family developments. As
such the proposed development has less massing and is smaller in scale than surrounding
buildings. It is compatible with the site surrounding and the community.
3. The project provides attractive and desirable site layout and design, including building arrangement,
exterior appearance and setbacks, drainage, fences and walls, grading, landscaping, lighting, signs,
etc.;
As detailed and conditioned in this report, the project provides attractive and desirable site layout
and design
4. The project provides efficient and safe public access, circulation, and parking;
As detailed and conditioned in this report, the project provides safe and efficient circulation and
parking.
5. The project provides appropriate open space and landscaping, including the use of water efficient
landscaping;
As detailed and conditioned in this report, the project would provide appropriate open space,
landscaping and water efficient landscaping.
6. The project is consistent with the Coastal General Plan, any applicable specific plan, and the
certified Local Coastal Program; and
As detailed and conditioned in this report, the project would comply with the Coastal GP and the
CLUDC.
7. The project complies and is consistent with the City's Design Guidelines.
As detailed and conditioned in this report, the project would comply with the City’s Design Guidelines.
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PLANNING COMMISSION ACTION

1. Hold a hearing on the Coastal Development Permit and Design Review, close the hearing,
deliberate, and Consider adopting a Resolution of the Fort Bragg City Council Authorizing Two
Affordable Housing Incentives and Approving Coastal Development Permit 3-17 and Design
Review DR 5-17 For the Danco Project.
ALTERNATIVE ACTION

1. Hold a hearing, close the hearing, deliberate without a decision, and revisit the application at the next
scheduled meeting for a decision and the addition of any new findings.
2. Hold the hearing, and continue the hearing to a date certain if there is insufficient time to obtain all
input from all interested parties. At the date certain the Council may then deliberate and make a
decision.
RECOMMENDATION

Staff recommends adoption of a Resolution of the Fort Bragg City Council Authorizing Two Affordable
Housing Incentives and Approving Coastal Development Permit 3-17/19 and Design Review DR 517/19 for the Danco Project.
ATTACHMENTS

1.
2.
3.
4.
5.
6.
7.
8.
9.

Project Location Map
Project Site Plan
Project Elevations (Kemppe and South St.)
Senior and PSH Cottage Elevations and Floor Plans
Duplex Floor Plans
Project Colors
Project Site & Adjacent City Infrastructure
Public Hearing Notice
Resolution of the Fort Bragg Planning Commission Authorizing Two Affordable Housing Incentives
and Approving Coastal Development Permit 3-17/19 and Design Review DR 5-17/19 for 68
Affordable Housing Units and Associated Infrastructure Located at 441 South Street.
10. Project Site Photos
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