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OBJECTIVE STANDARDS (DSRPP PAGE 302) COMPLIANCE

COMPLIES. THE PROJECT INCLUDES AT LEAST 1
CORNER ELEMENT THAT COMPLIES WITH THE
REQUIRED OBJECTIVE STANDARDS.

COMPLIES. THE PROJECT INCLUDES AT LEAST 1
CORNER ELEMENT ALONG THE C STREET FACADE
THAT IS OVER 150' IN LENGTH.

COMPLIES. THE PROJECT INCLUDES AT LEAST 1
SQUARE CORNER ELEMENT.

COMPLIES. THE PROJECT INCLUDES AT LEAST 1
CORNER ELEMENT ON THE REQUIRED FACADE.

COMPLIES. THE CORNER ELEMENT INCORPORATES
AT LEAST 1 ENTIRE STORY WITHIN THE
COMPOSITION.

NOT APPLICABLE AS THIS IS AN OPTION NOT A
REQUIREMENT.

COMPLIES. THE CORNER ELEMENT PROJECTS 4'.

NOTE, THE OBJECTIVE STANDARDS DO NOT REQUIRE A
MAXIMUM OR MINIMUM WIDTH OF THE CORNER
ELEMENT.

NO REQUIRED MIN. OR MAX.NO REQUIRED MIN. OR MAX.
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COMPLIANCE

COMPLIES. THE FACADE MODIFICATIONS
ALONG A STREET OR CIVIC SPACE ARE
DESIGNED TO VISUALLY EXPRESS A BASE,
MIDDLE, AND TOP.

COMPLIES.

COMPLIES, THE PROJECTED CORNICE
SATISFIES THE TOP REQUIREMENT. NOTE
THERE IS NO MIN. OR MAX. DIMENSIONS
REQUIRED FOR THE HEIGHT OF THE TOP PIECE.

BASE - MIDDLE - TOP

OBJECTIVE STANDARD DIAGRAM (DSRPP PAGE 303) PROPOSED COMPLIANT PROJECT
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COMPLIES. THE NEW BUILDING IS OVER 75'
IN LENGTH AND INCORPORATES A
TRIPARTITE FACADE DESIGN.

COMPLIES. FACADES INCORPORATE A BASE,
MIDDLE, AND TOP DESIGN.
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X

XX

X

X X X

X X X X XX

X

TREE TO BE REMOVED:
#22 4"+6" LIQUIDAMBAR STYRACIFLUA /
SWEETGUM
#23 6" LIQUIDAMBAR STYRACIFLUA /
SWEETGUM

.

TREE TO BE REMOVED:
#20, 5" LIQUIDAMBAR STYRACIFLUA
SWEETGUM
#21, 10" LIQUIDAMBAR STYRACIFLUA
SWEETGUM

EXISTING STREET TREE TO
REMAIN: TREE #3, 11"

LIQUIDAMBAR STYRACIFLUA /
SWEETGUM

NEW RED-LEAFED JAPANESE MAPLE
STREET TREES ON MISSION AVENUE
SEE PLANT SCHEDULE

APPROXIMATE TREE CANOPY SIZE
AT THREE YEARS, TYP.

EXISTING STREET TREE TO
REMAIN: 6" ACER RUBRUM / RED MAPLE

4' TALL SCREENING
SHRUBS IN FRONT

OF EXISTING TRANSFORMER

EXISTING TRANSFORMER
EXISTING TREE TO REMAIN:
 #19, 4"+5" ACER PALMATUM / JAPANESE MAPLE
EXISTING TREE TO REMAIN:
#18, 4"+5"+5" ACER PALMATUM / JAPANESE MAPLE

TREES TO BE REMOVED:
#13, 4" SEQUOIA SEMPERVIRENS / COAST REDWOOD
#14, 5" SEQUOIA SEMPERVIRENS / COAST REDWOOD
#15, 8" PLATANUS ACERIFOLIA / LONDON PLANE
#16, 11" PLATANUS ACERIFOLIA / LONDON PLANE
#17, 10" PLATANUS ACERIFOLIA / LONDON PLANE

EXISTING STREET TREE TO
REMAIN: TREE #2, 11"

LIQUIDAMBAR STYRACIFLUA /
SWEETGUM

APPROXIMATE DRIPLINE OF EXISTING
STREET TREE TO REMAIN, TYP.

EXISTING STREET TREE TO REMAIN: TREE #11, 8"
PLATANUS ACERIFOLIA / LONDON PLANE

AT-GRADE PLANTER WITH
STREET TREE AND LOW PLANTINGS, TYP.

TREES TO BE REMOVED:
#7, 9" PLATANUS ACERIFOLIA / LONDON PLANE

#8, PLATANUS ACERIFOLIA / LONDON PLANE
#9, 11" SEQUOIA SEMPERVIRENS / COAST REDWOOD

EXISTING STREET TREE TO REMAIN: TREE #10, 5"
PLATANUS ACERIFOLIA / LONDON PLANE

BIKE RACK,  SEE STREETSCAPE
FURNISHING LEGEND

2' WIDE AT-GRADE PLANTER
STRIP ALONG LOBBY WINDOWS

2' WIDE RAISED METAL PLANTERS
 ALONG LOBBY WINDOWS

EXISTING STREET TREE TO REMAIN: TREE #5, 22"
PLATANUS ACERFOLIA / LONDON PLANETREE

EXISTING STREET TREE TO REMAIN:  TREE #6, 5"
PLATANUS ACERIFOLIA / LONDON PLANE

EXISTING STREET TREE TO REMAIN: TREE #1, 11"
LIQUIDAMBAR STYRACIFLUA / SWEETGUM

BENCH,  SEE STREETSCAPE FURNISHING LEGEND

1' WIDE AT-GRADE PLANTER STRIP ALONG
GARAGE WALL; CLIMBING VINES PLANTED 10' O.C.

TREE TO BE REMOVED:
#4, 10" ACER SPECIES / MAPLE

NEW GINKGO STREET TREE,
SEE PLANT SCHEDULE

46'-6" 22'-6" 22'-6"

12'-0"

3'-6"

3'-6"

3'-6"

10
'-0

"

12'-0"
12'-0"

15'-0" 12'-0"22'-0"

3'
-6

"

3'
-6

"

SYMBOL QTY BOTANICAL / COMMON NAME SIZE WATER USE

TREES

4
Acer palmatum 'Atropurpureum'
Red-leaf Japanese Maple 36" Box MED

1 Ginkgo biloba 'Fairmount'
Fairmount Maidenhair Tree 36" Box MED

SHRUBS

3
Carpenteria californica
'Elizabeth'
Elizabeth Bush Anemone

15 gal LOW

VINES

18
Ficus pumila
 Creeping Fig 5 gal MED

SYMBOL QTY BOTANICAL / COMMON NAME

PLANTING AREA

210 sf
PLANTERS AROUND
BUILDING
Raised 24" metal planters

809 sf STREETSCAPE PLANTING
Flush with sidewalk

STREET LEVEL PLANT SCHEDULE

STREETSCAPE FURNISHINGS LEGEND

STREET LEVEL PLANT PALETTE

BENCH QTY: 3
6' STEEL BENCH WITH BACK AND ARM RESTS AT ENDS AND CENTER. VICTOR
STANLEY 'EVA', OR PER CITY OF SAN RAFAEL STREETSCAPE FURNISHINGS
STANDARDS.

BIKE RACK QTY: 5 RACKS (10 BIKE PARKING SPACES)
STEEL TUBE HOOP BIKE RACK, SURFACE MOUNT. DERO 'HOOP RACK', OR PER CITY
OF SAN RAFAEL STREETSCAPE FURNISHINGS STANDARDS.

STREETSCAPE PLANTERS
Agave 'Blue Glow' / Agave                                               
Callistemon viminalis 'Better John' / Dwarf Bottlebrush
Cistus x crispatus 'Warley Rose' / Rockrose
Festuca idahoensis / Blue Fescue
Grevillea 'Scarlet Sprite' / Dwarf Grevillea
Nandina x 'Harbor Dwarf' / Dwarf Heavenly Bamboo

BUILDING PERIMETER PLANTERS 
Aloe vera / Aloe
Echeveria 'Domingo' / Echeveria
Carex buchananii / Leather Leaf Sedge
Euphorbia characias 'Humpty Dumpty' / Euphorbia
Mahonia 'Soft Caress' / Soft Caress Mahonia

MATURE SIZE (H/W)
4' x 4'
3' x 4'
2' x 4'
1' x 1'
3' x 3'
2' x 2'

3' x 2'
1' x 1'
3' x 3'
4' x 4'
3' x 3'

                              
WATER USE

VERY LOW
LOW
LOW

VERY LOW
LOW
LOW

LOW
LOW
LOW
LOW
LOW

See plant palette below
1,019 SF TOTAL STREET LEVEL LANDSCAPE AREA

PUBLIC RIGHT-OF-WAY NOTES:

1. Proposed plantings and improvements located in the public right of way shall be reviewed
by Public Works prior to issuance of any entitlement for the project.

2. Landscape plan shall receive written approval from MMWD prior to issuance of a building
permit.

3. Existing street trees will be preserved in place wherever possible. if unforeseen conditions
arise or an existing street tree does not survive, it will be replaced with an appropriate tree
selected from the city's street tree list and with direction from the city.

MATURE SIZE SIZE AT 3 YEARS

20' x 20'

30' x 10'

4' x 4'

15' x 6'

10' x 10'

14' x 5'

4' x 4'

6' x 6'

(H' x W')
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SEE PLANTING AND IRRIGATION STATEMENTS, SHEET L2
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PRIVATE PATIO, TYP.

BIOFILTRATION AREA IN
RAISED CONCRETE PLANTER
-  EXACT SIZE AND
DEPTH PER CIVIL

TIERED CONCRETE SEATWALL PLANTER, TYP.

APPROXIMATE TREE CANOPY SIZE
AT THREE YEARS, TYP

ORNAMENTAL PLANTINGS
IN RAISED CONCRETE PLANTER, TYP.

CONCEPTUAL FURNISHING =
ARRANGEMENTS, TYP.

PODIUM LEVEL PLANT SCHEDULE
Extent to be determined during design development; See plant palette below

CA NATIVE MATURE SIZE (H/W)

NO

YES

YES

40' x 25'

18' x 18'

25' x 20'

WATER USE

MED

VERY LOW

VERY LOW

SYMBOL CODE QTY BOTANICAL / COMMON NAME SIZE

TREES

ACE SCR 2
Acer rubrum 'Scarsen'
Scarlet Sentinel Red Maple 36" Box

CER WES 3 Cercis occidentalis
Western Redbud Multi-trunk 36" Box

CHI LIN 5 Chilopsis linearis 'Lois Adams'
Desert Willow 36" Box

SYMBOL CODE QTY BOTANICAL / COMMON NAME SIZE SPACING

PLANTING AREA

BIOFIL 950 sf
BIOFILTRATION PLANTERS
Raised concrete planters .

PODIUM 1,103 sf
PLANTERS IN PODIUM
COURTYARD
Raised concrete planters

.

PODIUM LEVEL PLANT SCHEDULE

2,053 sf TOTAL STREET LEVEL LANDSCAPE AREA

BIOFILTRATION AREA IN PODIUM COURTYARD

BOTANICAL / COMMON NAME SIZE CA NATIVE     MATURE SIZE (H/W)   WATER USE

Achillea millefolium californica / Yarrow

Carex barbarae / Santa Barbara Sedge

Carex divulsa / Berkeley Sedge

Chondropetalum tectorum / Small Cape Rush

Iris douglasiana / Douglas Iris

Leymus condensatus 'Canyon Prince' / Wild Rye

Lobelia cardinalis / Cardinal Flower

Muhlenbergia rigens / Deer Grass

Sisyrinchium bellum / Blue-Eyed Grass

RAISED PLANTERS IN PODIUM COURTYARD

BOTANICAL / COMMON NAME   SIZE CA NATIVE       MATURE SIZE (H/W)     WATER USE

Arctostaphylos densiflorus 'Howard McMinn' / Manzanita

Callistemon viminalis 'Better John' / Dwarf Bottlebrush

Carex buchananii / Leather Leaf Sedge

Carpenteria californica 'Elizabeth' / Bush Anemone

Ceanothus thyrsiflorus 'Yankee Point' / Creeping CA Lilac

Cistus x crispatus 'Warley Rose' / Rockrose

Dendromecon harfordii / Island Bush Poppy

Euphorbia characias 'Humpty Dumpty' / Euphorbia

Fragaria californica / Woodland Strawberry

Frangula california 'Seaview' / Dwarf CA Coffeeberry

Gaura lindheimeri / Gaura

Grevillea 'Scarlet Sprite' / Dwarf Grevillea

Heuchera micrantha / Crevice Alumroot

Lonicera hispidula / California Honeysuckle

Nandina x 'Harbor Dwarf' / Dwarf Heavenly Bamboo

Stachys byzantina / Lambs Ears

Zauschneria californica / California Fuchsia

Note: Understory plant material is assumed to be at its mature size within three years, so only mature sizes are noted here.

15 GAL

5 GAL

1 GAL

15 GAL

1 GAL

5 GAL

1 GAL

1 GAL

1 GAL

5 GAL

1 GAL

5 GAL

1 GAL

5 GAL

1 GAL

1 GAL

1 GAL

YES

NO

NO

YES

YES

NO

YES

NO

YES

YES

NO

NO

YES

YES

NO

NO

YES

8' x 7'

3' x 4'

3' x 3'

6' x 3'

3' x 10'

2' x 4'

15' x 10'

3' x 4'

1' x 2'

3' x 6'

4' x 4'

3' x 3'

1' x 3'

3' x 6'

2' x 2'

2' x 2'

4' x 4'

LOW

LOW

MED

MED

LOW

LOW

LOW

LOW

MED

LOW

MED

LOW

MED

LOW

LOW

LOW

LOW

1 GAL

1 GAL

1 GAL

1 GAL

1 GAL

5 GAL

1 GAL

5 GAL

1 GAL

YES

YES

NO

NO

YES

YES

YES

YES

YES

1' x 1'

3' x 2'

2' x 2'

3' x 4'

2' x 2'

6' x 8'

4' x 1'

4' x 4'

2' x 2'

LOW

LOW

LOW

LOW

LOW

LOW

HIGH

LOW

LOW

Sheet No

Seal

1223 HIGH STREET
AUBURN, CALIFORNIA  95603

530.885.0040
www.yamasaki-la.com

LANDSCAPE DEVELOPMENT PLANS 

Sheet Title

Scale:

File Name:

Date:

Drawn By:

Project Mgr:

No.         Date                      Revision

NORTH

1230  5TH  AVE

SAN RAFAEL, CALIFORNIA

6/3/2025

TVZ

TVZ

1" = 10'

1230-LP

LANDSCAPE
CONCEPT PLAN -
PODIUM LEVEL

L2
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The landscape plant palette consists of low water use shrubs,
perennials, trees, and ornamental grasses that are considered low
maintenance, long lived, and hardy. Choice of plants is guided by
considerations of solar exposure and climate conditions of the site.

Plant design varies in form, texture and color. Informal plant forms and
textures balance the straight lines of the planters. Planting design
takes ease of maintenance into consideration by minimizing the
following: plant material that may attract pests/disease, that drop
extreme amounts of litter, or with a mature size larger than the space
provided for growth.

All planted areas shall be properly amended, compacted and finish
graded prior to planting. A pre-emergent herbicide will be installed in
all shrub and groundcover planting areas to control weeds. All
landscape areas will be top dressed with a 3-inch depth of shredded
bark mulch (no shredded Redwood).

Shrubs and ground covers will be no less than 1-gallon size. Trees
will be no less than 15 gallon size. Plant materials shall be spaced to
provide substantial cover, but also to allow adequate room to mature
into their natural form and ultimate size without required pruning.

PLANTING STATEMENT
The irrigation system for street-level landscape will be serviced by a
new dedicated irrigation water meter and point of connection. Irrigation
at the rooftop terrace planters will be serviced by the domestic water
service line and will incorporate backflow prevention equipment. The
irrigation design will consist of low volume point source drip irrigation in
planters and in streetscape planter areas; and surface bubblers at
trees. The system will include a smart irrigation controller with weather
sensing capabilities to automatically adjust duration of application
based on current evapotranspiration data. Maximum water allowance
will be determined by State MWELO code. Irrigation stations shall be
separated by hydrozones - areas with similar watering needs and
microclimates.

IRRIGATION STATEMENT

0' 20'

40'10'



CONCEPTUAL FURNISHINGS,
TYP.

RAILING-HEIGHT RAISED PLANTER,
TYP.

OPTIONAL POOLLOUNGE DECK

APPROXIMATE TREE CANOPY SIZE
AT THREE YEARS, TYP.

ROOFTOP LEVEL PLANT PALETTE

Anigozanthos hybrids / Kangaroo Paw

Calamagrostis acutifolia 'Karl Foerster' / Feather Reed Grass

Dodonaea viscosa 'Purpurea' / Purple Hopseed Bush

Kniphofia uvaria hybrids / Dwarf Red-Hot Poker

Lantana montevidensis 'Alba' / Creeping Lantana

Lavandula angustifolia 'Blue Cushion' / English Lavender

Nepeta faasenii / Catmint

Pennisetum setaceum 'Fireworks' / Fountain Grass

Perovskia atriplicifolia / Russian Sage

Rosmarinus sp. / Rosemary

Thymus sp. / Creeping Thyme

CA NATIVE MATURE SIZE

YES 25' x 20'

NO 8' x 8'

BOTANICAL / COMMON NAME               SIZE CA NATIVE           MATURE SIZE           WATER USE

5 GAL

5 GAL

15 GAL

5 GAL

1 GAL

5 GAL

1 GAL

5 GAL

5 GAL

5 GAL

1 GAL

NO

NO

NO

NO

NO

NO

NO

NO

NO

NO

NO

2' x 2'

4' x 2'

15' x 12'

2' x 2'

2' x 3'

2' x 2'

1' x 2'

5' x 5'

4' x 4'

5' x 3'

1' x 2'

WATER USE

VERY LOW

VERY LOW

LOW

MED

LOW

LOW

LOW

LOW

LOW

LOW

LOW

LOW

LOW

SYMBOL CODE QTY BOTANICAL / COMMON NAME SIZE

TREES

CHI LIN 5 Chilopsis linearis 'Lois Adams'
Desert Willow 36" Box

OLE SWA 6 Olea europaea 'Swan Hill' Std.
Fruitless Olive 36" Box

SYMBOL CODE QTY BOTANICAL / COMMON NAME SIZE SPACING

PLANTING AREA

ROOFTOP 808 sf
ROOFTOP TERRACE
PLANTERS
Raised planters, height varies

.

PLANT SCHEDULE ROOFTOP

808 sf TOTAL STREET LEVEL LANDSCAPE AREA
See plant palette below
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PLANTERS AND FURNISHINGS IMAGES
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FIXTURE E1 FIXTURE E1A

FIXTURE E2 FIXTURE E3

1
-

PRELIMINARY LIGHT FIXTURE SPECS, FINAL SELECTION OF FIXTURES TO BE DETERMINED DURING BUILDING PERMIT
-

GENERAL NOTES:

1. THE PROJECT WILL MEET THE REQUIREMENTS OF SRMC
SECTION 14.16.227 SUBSECTIONS B AND C

1.a. THE PROJECT WILL COMPLY WITH LIGHTING
FIXTURES BEING APPROPRIATELY DESIGNED AND/OR
SHIELDED TO CONCEAL LIGHT SOURCES FROM VIEW
OFF-SITE AND AVOID SPILLOVER ONTO ADJACENT
PROPERTIES.

1.b. THE PROJECT WILL COMPLY WITH THE FOOT-CANDLE
INTENSITY OF LIGHTING TO BE THE MINIMUM AMOUNT
NECESSARY TO PROVIDE A SENSE OF SECURITY AT
BUILDING ENTRYWAYS, WALKWAYS AND PARKING
LOTS. THE PROJECT WILL PROVIDE ONE (1)
FOOT-CANDLE GROUND LEVEL OVERLAP AT
DOORWAYS, ONE-HALF (1/2) FOOT-CANDLE OVERLAP
AT WALKWAYS AND PARKING LOTS, AND FALL BELOW
ONE (1) FOOT-CANDLE AT THE PROPERTY LINE.

1.c. THE LIGHTING FIXTURES SHOWN ARE PRELIMINARY,
FINAL FIXTURE SELECTIONS WILL BE CONFIRMED
DURING THE BUILDING PERMIT AND WILL COMPLY
WITH THE REQUIREMENTS ABOVE.

2
-

NOTES
-

FIXTURE E4 FIXTURE E5
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1230 Fifth Avenue 
San Rafael, CA 
July 28, 2025 (v2) 
 
 
Project Narrative 
 
The project proposes to construct a new housing development with 188 residential units with ground-level lobbies, 
amenity spaces, and parking at 1230 Fifth Avenue. The front of the building that faces Fifth Avenue is 13 stories 
in height, and due to grade change is 11 stories along Mission Avenue. The proposal includes demolishing the 
existing commercial building on the site and providing landscaping and other improvements. 
 
The project is utilizing the State Density Bonus law by providing 15% very low-income units which results in a 
50% density bonus. The project is eligible for 3 concessions, and is requesting 1 concession at this time. The 
project utilizes development standard waivers in order to fit the density bonus units. 
 
The project satisfies the findings required by the Zoning Ordinance by being consistent with applicable 
development standards. This includes affordable housing, light and glare, mechanical equipment screening and 
location, and water efficient landscaping. 
 
Applicant Proposed Measures:  
 
The applicant always strives to be an active and responsible member of any community in which they develop a 
Project. As part of this commitment, the Applicant has commissioned and provided studies as a part of the Project 
application regarding the following topics:  
 

• Transportation  
• Air Quality  
• Noise & Vibration  
• Trees  
• Soils/Geotechnical  
• Stormwater  

 
These studies have been provided to the City and conclude that this project will not have a significant impact on 
the environment. Specifically, please refer to the Kimley-Horn Transportation Impact Study, the Illingworth & 
Rodkin Construction Air Quality Analysis and Noise & Vibration Analysis, the Horticultural Associates Arborist 
Report, the Miller Pacific Geotechnical Report, and the KSR Stormwater Report.  
 
As a part of the application and project description, the applicant commits to implementing all of the assumptions 
and/or recommendations contained in these studies. 
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1230 Fifth Avenue 
San Rafael, CA 
July 28, 2025 (v2) 
 
 
Density Bonus Statement 
As outlined in Resolution No. 14891  
 
J. Application for a Density Bonus and/or Concessions or Incentives for Residential Development 
Projects. Application for a Density Bonus shall be made in the following manner: 
 
a. Request for a Density Bonus and/or request for concessions or incentives for a residential project shall be 
made by filing a separate application along with the following information: 
 
i. Density Bonus size requested:  
 

50% Density Bonus 
 
ii. Density Bonus submittal checklist: This checklist shall include, but not be limited to the following information: 
Property location; lot size, zoning allowable residential density, and allowable number of base units; 
 

Property location: 1230 5th Ave, San Rafael, CA 
Lot size: 28,341 SF 
Zoning allowable residential density: Form Based Code 
Allowable number of base units: 125 (see sheet A0.1) 

 
iii. Density Bonus eligibility table: This table shall include: the Number of market rate units in the project; the 
number of affordable housing units proposed & level of affordability for each of the designated affordable units; 
the number of other eligible units (senior housing, supportive housing, etc); number of density bonus units 
requested; total allowable density bonus (see Table 3 of this City Council Resolution); 
 

DENSITY BONUS ELIGIBILITY TABLE 
(Per State Density Bonus Law):  
Base Density (see sheet A0.1) 125 
Very-Low-Income percentage of base density 15% 
Very-Low-Income units (rounds up) 19 
Density Bonus 50% 
Bonus units (rounds up) 63 
Maximum project with bonus units 188 
Market rate units 169 

 
iv. Project plans showing the total number of units, the number and location of the affordable units and the 
number and location of the proposed density bonus units; 
 

See attached sheet A0.4 for the location of affordable units and bonus units. See Sheets A0.1 of project 
plans for the 188 total units, 19 affordable units, and 63 density bonus units. 
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v. Parking Ratios Table: this table shall include the total number of proposed parking and the total number of 
required parking spaces for affordable housing units or for special projects as shown in Tables 1 and 2 above;  
 

As shown on sheet A0.1 of the project plans, the project is voluntarily providing 169 unbundled vehicle 
spaces for residential use where only 94 are required. 

 
vi. List of requested Concessions/Incentives: The application shall include the total number of concessions or 
incentives being requested; the total number of concessions or incentives for which the project is eligible for by 
this City Council Resolution Table 4; a list of the requested concessions or Incentives; written financial 
documentation that demonstrates how the requested concessions/ incentives result in identifiable and actual cost 
reductions. The written statement shall include the actual cost reduction achieved through the 
concession/incentive and evidence that the concession/incentive allows the applicant to develop affordable 
housing at the specified affordable rents/sales price; The cost of reviewing any required financial data submitted 
as part of the application in support of a request for a concession or incentive, including, but not limited to, the 
cost to the city of hiring a consultant to review said data, shall be borne by the applicant; 
 

As a density bonus project that provides at least 15% of the base project units as affordable, the project is 
eligible for 3 concessions/incentives. The project as currently proposed is requesting one concession: 
 
1. The project is requesting a concession to the City’s similar mix & type standard to allow the affordable 

housing units to be constructed without balconies, to differ in location, type and size from the average 
unit mix. As required for the eligibility for the concession, this would result in identifiable and actual 
cost reductions for the Project through resulting efficiencies in construction. 

2. TBD 
3. TBD 
 

 
vii. A list of requested waivers or reduction of development standards. Any request for waivers or reduction of 
development standards shall be accompanied with evidence that the development standards for which a waiver is 
requested would have the effect of physically precluding the construction of a development at the densities or with 
the concessions or incentives permitted by Government Code Section 65915; 
 

The following list of waivers or reduction of development standards are required in order to physically 
accommodate the proposed density bonus project: 
 
• _Waiver of 40’ height limit in T5N 40/60 and 40’ limit in T4N 40/50  
Since the “base project” by definition is built to the 40’ overall building height, a waiver of this standard is 
required in order to fit the additional density bonus units the project is entitled to. Without the waiver, the 
density bonus units could not be physically accommodated and the project would not be able to be 
constructed at the allowable density. 
 
• _Waiver of 7’ front street façade zone setback at the T4N 40/50 portion of site  
The 7’ front street façade zone setback would create a no-build area of the site that would physically 
displace areas where dwelling units are proposed and the project would not be able to be constructed at 
the allowable density. 
 
• _Waiver of 7’ side street façade zone setback at the T4N 40/50 portion of site  
The 7’ side street setback would create a no-build area of the site that would physically displace areas 
where dwelling units are proposed and the project would not be able to be constructed at the allowable 
density. 
 
• _Waiver of 5’ side setback at the T4N 40/50 portion of site  
The 5’ side setback would create a no-build area of the site that would physically displace areas where 
dwelling units are proposed and the project would not be able to be constructed at the allowable density. 
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• _Waiver of 15’ rear yard setback at the T4N 40/50 portion of site  
The 15’ rear yard setback would create a no-build area of the site that would physically displace areas 
where dwelling units are proposed and the project would not be able to be constructed at the allowable 
density. 
 
• _Waiver of 35’ top plate for both zonings  
Similar to the waiver for the overall building height, since the “base project” by definition is built to the 35’ 
top plate height, a waiver of this standard is required in order to fit the additional density bonus units the 
project is entitled to. Without the waiver, the density bonus units could not be physically accommodated 
and the project would not be able to be constructed at the allowable density. 
 
• _Waiver of front and side street stepbacks above 35’ for both zonings  
Stepbacks limit the amount of buildable floor area, which would not allow us to fit the allowable number of 
units and density. Without the waiver from the stepback requirements, areas where dwelling units are 
proposed would no longer be able to be physically accommodated and the project would not be able to 
be constructed at the allowable density. 
 
• _Waiver of front street parking setback of 30’ at T5N 40/60 and 25’ at T4N 40/50  
The front street parking setbacks limit the buildable area for vehicular parking spaces. Without the waiver 
for the parking setback requirements, the project would be unable to provide the required amount of 
parking, and therefor units would have to be removed from the project and the project would unable to be 
built at the allowable density. 

 
• _Waiver of side street 25’ minimum parking setback  
The front street parking setbacks limit the buildable area for vehicular parking spaces. Without the waiver 
for the parking setback requirements, the project would be unable to provide the required amount of 
parking, and therefore units would have to be removed from the project and the project would unable to 
be built at the allowable density. 
 
• _Waiver of front street 12’ maximum driveway width  
Per the SRMC section 14.18.140 the minimum driveway width for two way traffic is 24’ wide. If only a 12’ 
driveway were allowed, it would not be possible to have any parking on the ground level. Without the 
waiver for the driveway width requirement, the project would be unable to provide the required amount of 
parking, and therefore units would have to be removed from the project and the project would unable to 
be built at the allowable density. 
 
• _Waiver of side street / alley 20’ maximum driveway width  
This waiver is no longer needed, as the project has been revised to comply with this requirement. 
 
• _Waiver of 14’ maximum curb cut  
Per the SRMC section 14.18.140 the minimum driveway width for two way traffic is 24’ wide. If only a 14’ 
curb cut were allowed, it would not be possible to have any parking on the ground level. Without the 
waiver for the curb cut width requirement, the project would be unable to provide the required amount of 
parking, and therefore units would have to be removed from the project and the project would unable to 
be built at the allowable density. 
 
• _Waiver of setbacks for the civic area  
The civic space requirement would create a no-build area of the site that would physically displace areas 
where dwelling units are proposed and the project would not be able to be constructed at the allowable 
density. 
 
• _Waiver of bike parking requirement  
Bike parking takes up floor area that otherwise could be allocated to dwelling units. Since the ground, 
second, and third levels are already fully built out, without a waiver from the bike parking requirement, a 



 
 

____________________________________________________________________________________________________ 
           
TRACHTENBERG ARCHITECTS  
  

bike room located above these levels would physically displace areas where dwelling units are proposed 
and the project would not be able to be constructed at the allowable density. 
 
• _Waiver of frontage standard requirement (Forecourt)  
The forecourt frontage requirement acts like a civic space setback, and creates a no-build area of the site 
that would physically displace areas where dwelling units are proposed and the project would not be able 
to be constructed at the allowable density. 

 
viii. If a density bonus is requested for a qualified land donation, the application shall show the location of the land 
to be dedicated and provide evidence that the requirements of Subsection C.g. of this Section have been met, 
thus entitling the project to the requested density bonus;  
 

Not applicable. 
 
 
 
ix. If a density bonus is requested for construction of a child care facility the application shall show the location 
and square footage of the proposed facility and provide evidence that the requirements of Subsection C.f. above 
have been met, thus entitling the project to the requested density bonus. 
 

Not applicable. 
 

Per city’s General Planning Permit Submittal Requirements, Section 4.C. 
 
2. Plans showing a “base project” that complies with all applicable Zoning Ordinance requirements,  
without any waivers or modification to development standards. 
 
 See sheet A0.2 for the base project plans. 
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