Planning Commission Agenda Report Meeting Date 11/5/2020
DATE:

October 28, 2020

TO:

Planning Commission

File: UP 20-02

FROM: Dexter O’Connell, Associate Planner. dexter.oconnell@chicoca.gov
RE:

Use Permit 20-02 (Greenfield and Esplanade Apartments)
Southwest Corner of Esplanade and Greenfield Drive – APN 006-500-014

SUMMARY
This is a request to authorize multi-family residential development in the Office Residential
(OR) zoning district (see Attachment C, Area Zoning Map, and Attachment D, Site Plan to
Accompany Use Permit 20-02) to allow for the construction of a three-building complex with
64 residential units, a recreational and a commercial component, and associated site
improvements including an eight foot opaque fence on the western property boundary. The
proposed commercial portion of the development is not subject to a Use Permit requirement.
RECOMMENDATION
Staff recommends that the Planning Commission approve Resolution 20-14 and approve the
proposed project subject to the recommended conditions.
Proposed Motion:
I move that the Planning Commission adopt the findings in Resolution 20-14 and approve the
project subject to the recommended conditions.
BACKGROUND
The applicant proposes to construct a complex including a mostly three-story apartment
building with a small 4th story center portion with 62 units, a two-story amenity building that
would include two residential units, and a standalone one-story building for a café. The site is
designated Office Mixed Use (OMU) on the City’s General Plan Land Use Diagram and is
zoned Office Residential (OR) with the Airport Overflight Other Airport Environs (-AOD) and
Corridor Opportunity Site (-COS) overlays. Pursuant to CMC section 19.44.020, Table 4-6
(Allowed Uses and Permit Requirements for Commercial Zoning Districts), a use permit is
required to establish a multi-family residential use in the OR zoning district.
The site is an undeveloped parcel of approximately 3.14 gross acres on the southwest corner
of the Esplanade and Greenfield Drive. The resultant density for the project would be 20.4
dwelling units per gross acre (du/ac). The project is located in the Corridor Opportunity Site (COS) overlay zone. The -COS overlay zone is intended to encourage mixed use
development of medium- and high-density residential and commercial land uses and to
promote increased residential density, and transportation patterns that do not rely solely on
the automobile. The development standards of the -COS overlay zone are designed to
encourage a safe and pleasant pedestrian environment with an attractive streetscape, and
limited conflicts between vehicles and pedestrians. Allowed land uses are determined by the
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primary zoning district, and in the OR zoning district multifamily residential uses are allowed
with a use permit.
The -COS overlay allows residential development in the Office Mixed Use designation up to
60 du/ac. It must also be above the midpoint of residential density normally allowed in the
OR zoning district, which is 13 du/ac. Thus, residential development of this parcel must
accommodate at least 42 dwelling units under current zoning.
At this time the applicant is only requesting approval of the Use Permit for the multifamily
residential use in the OR zone, and only schematic building plans have been provided. Full
architectural and landscaping plans would be submitted for review and approval, should this
Use Permit be approved.
The site plan demonstrates vehicular access to the site provided by a single driveway
entrance from Greenfield Drive. The main building, set back 65 feet from the west property
line at the nearest point, would be in an L-shape at the southeast corner of the site. Tucked
in the crook of the L, the proposed pool and spa would separate the main building from the
clubhouse amenity building, which would also have two apartments. The main building would
feature a 4th story rooftop amenity space oriented towards the mountain views to the east.
The provided parking would wrap the buildings, and the lot would be appropriately lit. 128
parking spaces would be provided, well in excess of the 101 required. 12 bike parking
spaces would be provided in the interior of the lot at the northwest corner of the amenity
building, along with 12 more near the café. The trash enclosures would be covered and set
well back from the property lines. Detailed site improvements, landscaping, lighting and
architectural plans associated with the apartment project are to be considered by the
Architectural Review and Historic Preservation Board at a future meeting pursuant to Chico
Municipal Code Section 19.18.020.
The café is an allowable use in the zone district and has been included in all calculations
related to the City’s objective design and development standards. The café building would be
set at the corner of Esplanade and Greenfield and would provide a good neighborhood
serving use that is walkable for the surrounding community.
DISCUSSION AND ANALYSIS
Office Residential Land Use
The OR (Office Residential) zoning district is applied to areas appropriate for a narrow range
of primarily office businesses and institutional uses, and also accommodates residential
uses. Pursuant to Chico Municipal Code (CMC) 19.44.020, Table 4-6 (Allowed Uses and
Permit Requirements for Commercial Zoning Districts), use permit authorization is required
to establish multi-family residential uses in the OR zoning district. As described above, the
COS overlay creates both minimum and maximum density requirements for residential
development of the parcel.
The site is located on the Esplanade, one of the most well-travelled corridors in the City. The
properties nearby are a mixture of residential and commercial uses. Residential uses are
located to the west and are primarily single-family in an area zoned R1 (Low Density
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Residential). Parcels to the north and south, and across the street to the east have a wide
variety of dense residential and intense commercial zonings (see Attachment C, area
zoning map). Given the mixed character of commercial and residential uses in the area,
multi-family residential housing with a commercial use on the corner at this location would be
compatible with and complimentary to the existing pattern of development in the area.
Approving the subject use permit would not result in an inadequate supply of commercial
land for office development in the project area. The Philadelphia Square project, a massive
office development, is less than a quarter mile away on the opposite side of Esplanade, and
there is substantial land zoned for commercial and office uses in the vicinity.
Generalized Project Design
The proposed project is fairly responsive to its development context. The L-shaped main
building is set back 65 feet from adjacent residential property at its closest point. The rooftop
amenity offers views to the north and the east primarily, views of adjacent single-family
residences are blocked by the elevator penthouse. Condition #6 requires the west stair to be
locked and marked for emergency access only, in order to further preserve the privacy of the
neighbors and reduce any potential noise impacts of rooftop users on adjacent properties. Its
southern neighbor is an institutional use, an appropriate neighbor for a three-story residential
structure. The transition to the less-intense residential uses to the west is also mediated by
the fire lane, basketball court, new landscaping, and a proposed eight-foot fence at the east
end of the south building, and by the parking lot, which meets both the parking lot shade
requirements and the City’s off-street parking requirements.
General Plan Compatibility
Developing the site with a primarily multi-family residential project would be consistent with
the existing surrounding land uses which include a varied mix of large-scale and small-scale
residential development. The creation of residential development at the site implements
General Plan policies that emphasize neighborhood compatibility by maintaining
neighborhood character (LU-4.3, LU-2.4, CD-5.1) and encourage context sensitive design
(CD-5.3). The project is also consistent with LU-4.2, which is focused directly on encouraging
compatible infill development similar to this project.
Further, the shortage of adequate housing in the city means that this project would also be
compatible with policies that encourage the provision of an adequate supply of rental housing
to meet a wide range of renters and future needs throughout the City (H.3, H.3.2, and H.3.4),
and the project’s proximity to an existing shopping center is in support of directing growth into
complete neighborhoods with a land use mix and distribution intended to reduce vehicle trips
and support walking, biking and transit use (LU-3.1), particularly with the on-site café portion
of the development.
The project’s final design and color scheme requires per Chico Municipal Code Section
19.18.020 a future approval from the ARHPB, but the proposed development meets the
City’s Objective Design and Development Standards at this time, as described and
thoroughly outlined below.
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Neighborhood Compatibility
A neighborhood meeting was held on August 20, 2020 at 4:00 PM by means of
videoconference. There were approximately 15 people in attendance, including City Staff, the
Applicant, and the Architect. Commentary about the proposed project was mostly positive,
though questions were raised about parking issues in the neighborhood, particularly with
respect to an existing nearby business. Subsequent to the neighborhood meeting, staff
received a significant number of comments, most of a more negative character, and referred
this Use Permit to the Planning Commission for review as opposed to the Zoning
Administrator. Those comments received by email are appended as Attachment H.
In response to neighborhood comments, the applicant made several changes. The applicant
proposed an eight-foot opaque fence to reduce light spill from vehicles in the parking lot into
adjacent properties. The applicant also re-located one of the trash enclosures farther away
from property lines to reduce noise disturbance and avoid noxious odors, and oriented the
rooftop amenity space away from residences located to the west. These changes, along with
the original design feature of ample buffering setbacks from the single-family residences
demonstrate the applicant has made a good faith effort to respond to community concerns in
revising and improving the proposed project.
Objective Design and Development Standards
The proposed development is a “housing development project” under the Housing
Accountability Act (Gov. Code, § 65589.5.) because it proposes mixed-use development with
at least two-thirds of the square footage designated for residential use. Under the Housing
Accountability Act, the Planning Commission cannot deny or reduce the density of housing
development projects that meet all “applicable, objective general plan, zoning, and
subdivision standards and criteria” except when the project would have a “specific, adverse
impact upon the public health or safety unless the project is disapproved or approved upon
the condition that the project be developed at a lower density.” To deny the project, or
condition it on development at a lower density, the Planning Commission must also find that
there is no other feasible method to mitigate or avoid that adverse impact. The Planning
Commission can otherwise place conditions on the project so long as the conditions do not
have the effect of impairing the ability of the project to provide housing at the level proposed.
Objective Standards Comparative Analysis
As Modified by
Proposed
Required in OR District
-COS Overlay
Minimum Lot
Size

7,000 sq.ft., corner lot

No Change

Residential
Density

6-20 units per gross acre.

Front Setback

15 ft.

No Change

15 feet

No Change

15 feet

Side Setback

5 ft.; plus 5 ft. for each
story over the first where
setback abuts an RS or R1
district.

13-60 units per acre

Approx. 136,778 sf
20.4 units per acre
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Street side
Setback

10 ft.

No Change

15 feet (café)
155 feet (residences)

Rear Setback

10 ft. abutting an alley;
No Change
15 ft. elsewhere, plus 5 ft.
for each story over the first
where setback abuts an RS
or R1 district.

65 feet
(code requires 30
feet for first 3 stories,
35 feet for 4th story)

Site Coverage,
Maximum

70%

Height Limits

35 ft. for main buildings;
25 ft. for accessory
structures.

Parking
Required

Spaces per unit:
Studio: 0.75
1 BD: 1.25
2 BD: 1.75
3+ BD: 2
+1 Guest per each 5 units

No Change

23.8%

65 feet

48.5 ft at highest
point of tallest
structure.

Spaces per unit:
Studio: 0.75
1 BD: 1
2+ BD: 1.5

128 spaces
(code requires 101
spaces using -COS
rates)

ENVIRONMENTAL REVIEW
This project is categorically exempt from further environmental review pursuant to the
California Environmental Quality Act (CEQA) Guidelines Section 15332 (Infill Development
Projects). The project is consistent with the applicable General Plan designation and all
applicable General Plan policies as well as with applicable zoning designation and
regulations; it occurs within city limits on a project site of no more than five acres
substantially surrounded by urban uses which has no value as habitat for endangered, rare
or threatened species; approval of the project would not result in any significant effects
relating to traffic, noise, air quality, or water quality; and the site can be adequately served by
all required utilities and public services.
FINDINGS
Following a public hearing, the Planning Commission may approve a use permit application,
with or without conditions, upon making the following findings:
Use Permit Findings
A. The proposed use is allowed within the subject zoning district and complies with all of the
applicable provisions of Chapter 19.24 (Use Permits).
Chico Municipal Code 19.44.020, Table 4-6, provides for multi-family residential
development in the OR (Office Residential) zone district, subject to use permit approval.

UP 20-02 (Greenfield and Esplanade Apartments)
Planning Commission Meeting of November 5, 2020
Page 6 of 7

This use permit has been processed in accordance with the requirements of Chapter
19.24.
B. The proposed use would not be detrimental to the health, safety, and general welfare of
persons residing or working in the neighborhood of the proposed use.
No impacts to the health, safety, or welfare of persons residing or working in the
neighborhood have been identified as the proposed residential use is consistent with the
existing surrounding residential uses of both single-family and multi-family character, and
with the surrounding commercial uses.
C. The proposed use will not be detrimental and/or injurious to property and improvements
in the neighborhood of the proposed use, as well as the general welfare of the City.
The surrounding area currently contains a variety of different land uses including
residential, commercial, and institutional uses, along with improved public streets and
bicycle facilities. Existing regulations require that any public improvements damaged
during the course of construction be repaired or reconstructed by the applicant. No
impacts to property or improvements have been identified, including impacts related to
public parking.
D. The proposed use will be consistent with the policies, standards, and land use
designations established by the General Plan.
Chico Municipal Code 19.44.020, Table 4-6, provides for multi-family residential
development in the OR (Office Residential) zone district, subject to use permit approval.
The proposed project is consistent with several General Plan goals and policies,
including those that encourage compatible infill development (LU-1, LU-4), maintaining
neighborhood compatibility and context sensitive design (LU-4.3 and CD-5.3) and
providing adequate supply of rental housing to meet a wide range of renters and future
needs throughout the city (H.3, H.3.2, H.3.4). The neighborhood commercial use (the
café) would be compatible with policy LU-3.3 by creating a neighborhood-serving use.
E. The design, location, size, and operating characteristics of the proposed use are
compatible with the existing and future land uses in the vicinity.
The generalized layout and design of the project with its generous setbacks and building
separations, walls and buffering associated with the proposed multi-family residential use
will be compatible with existing adjacent commercial and nearby residential uses. Design
details such as setbacks and landscaping will be evaluated by the Architectural Review
and Historic Preservation Board to reinforce project compatibility with existing adjacent
uses.
PUBLIC CONTACT
A neighborhood meeting was held on August 20, 2020, and described in detail above. A
notice was published in the Chico Enterprise Record 10 days prior to the meeting date and
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notices were mailed out to all property owners and tenants within 500 feet of the project site.
Public correspondence received prior to distribution of the agenda report has been included
as Attachment H.
DISTRIBUTION
File:

UP 20-02 (Greenfield and Esplanade Apartments)
Buddy Williams, Studio KDA. 1810 6th Street, Berkeley, CA 94710
buddy@studiokda.com
California Code LLC. 3505 El Camino Real, Palo Alto, CA 94306.
garret@sfcodes.com

ATTACHMENTS
A. Resolution 20-14
Exhibit I -- Conditions of Approval
B. Location Map
C. Area Zoning Map
D. Site Plan
E. Architectural Elevations
F. Renderings
G. Detailed Site Location Analysis
H. Public Comments

1
2
3
4

RESOLUTION NO. 20-14
RESOLUTION OF THE CITY OF CHICO PLANNING COMMISSION
APPROVING USE PERMIT 20-02
FOR MULTI-FAMILY RESIDENTIAL OCCUPANCY IN THE OR
(OFFICE RESIDENTIAL) ZONING DISTRICT AT PARCEL APN 006-500-014.
(Greenfield and Esplanade Apartments)

5
6

WHEREAS, an application has been received for a use permit to construct a 64-unit multi-

7

family housing development in the OR (Office Residential) zoning district on a parcel at the

8

southwest corner of the intersection of Esplanade and Greenfield Drive, further identified as

9

Assessor’s Parcel Number 006-500-014, (the “Project”); and

10
11

WHEREAS, the Planning Commission considered the Project and staff report at a noticed
public hearing held on November 5, 2020; and

12

WHEREAS, the Project has been determined to be exempt pursuant to California

13

Environmental Quality Act Guidelines Section 15332 (Infill Development Projects) because the

14

Project is consistent with the General Plan and applicable zoning; it occurs within City limits on a

15

site of no more than five acres substantially surrounded by urban uses which has no value as habitat

16

for endangered, rare or threatened species; approval of the Project would not result in any

17

significant effects relating to traffic, noise, air quality, or water quality; and the site can be

18

adequately served by all required utilities and public services.

19

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Chico

20

as follows:

21

1. With regard to the Use Permit, the Planning Commission finds that:

22

A. The Chico Municipal Code 19.44.020, Table 4-6, provides for multi-family housing in

23

the OR (Office Residential) zoning district, subject to use permit approval. This use

24

permit has been processed in accordance with the requirements of Chapter 19.24.

25

B. The proposed use would not be detrimental to the health, safety, or welfare of persons

26

residing or working in the neighborhood as the proposed residential use is consistent with

27

the existing surrounding residential uses. The proposed residential use is consistent with

28

the existing surrounding residential uses of both single-family and multi-family character,
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1

and with the surrounding commercial and institutional uses.

2

C. The proposed use would not be detrimental and/or injurious to property and

3

improvements in the neighborhood of the proposed use, as well as the general welfare of

4

the City. The surrounding area currently contains a variety of different land uses

5

including residential, commercial, and institutional uses, along with improved public

6

streets and bicycle facilities. Existing regulations require that any public improvements

7

damaged during the course of construction be repaired or reconstructed by the developer.

8

No impacts to property or improvements have been identified, including impacts related

9

to public parking.

10

D. The Project is consistent with the policies, standards, and Land Use Designations

11

established by the General Plan. Specifically, the Project is consistent with those that

12

encourage compatible infill development (LU-1, LU-4), maintaining neighborhood

13

compatibility and context sensitive design (LU-4.3 and CD-5.3) and providing adequate

14

supply of rental housing to meet a wide range of renters and future needs throughout the

15

City (H.3, H.3.2, H.3.4).

16

E. The proposed multi-family residential use will be consistent and compatible with existing

17

adjacent commercial and nearby residential uses. As conditioned, design details such as

18

setbacks and landscaping will be evaluated by the Architectural Review and Historic

19

Preservation Board and conditioned as necessary, which will further ensure project

20

compatibility with existing adjacent uses.

21

2. Based on all of the above, the Planning Commission hereby approves the Project subject to the

22

conditions set forth in Exhibit I attached hereto.

23

3. The Planning Commission hereby specifies that the materials and documents which constitute

24

the record of proceedings upon which its decision is based are located at and under the custody

25

of the City of Chico Community Development Department.

26

//

27

//

28

//
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THE FOREGOING RESOLUTION WAS ADOPTED by the Planning Commission at its

2

meeting held on November 5, 2020, by the following vote:

3

AYES:

4

NOES:

5

ABSENT:

6

ABSTAINED:

7

DISQUALIFIED:

8

ATTEST:
APPROVED AS TO FORM:

9
10
11
12
13

_____________________________
Bruce Ambo
Planning Commission Secretary

_________________________________
Andrew L. Jared, City Attorney*
*Pursuant to the Charter of the City of
Chico, Section 906(E)

14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
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EXHIBIT “I”
CONDITIONS OF APPROVAL
Use Permit 20-02
(Greenfield and Esplanade Apartments)
1. Use Permit 20-02 authorizes multi-family residential housing, in substantial accord with the
“Plat to Accompany Use Permit 20-02 (Greenfield and Esplanade Apartments)” and in
compliance with all other conditions of approval.
2. All approved building plans and permits shall note on the cover sheet that the project shall
comply with UP 20-02 (Greenfield and Esplanade Apartments).
3. All wall-mounted utilities and roof or wall penetrations, including vent stacks, utility boxes,
exhaust vents, gas meters and similar equipment, shall be screened by appropriate
materials and colors. Adequate screening shall be verified by Planning staff prior to
issuance of a certificate of occupancy.
4. All new electric, telephone, and other wiring conduits for utilities shall be placed
underground in compliance with CMC 19.60.120.
5. The west stair shall be appropriately secured and marked such that access to the roof is
allowed only in emergencies.
6. Applicant shall obtain written approval from the City of Chico’s Urban Forester prior to
removal of any trees. As required by CMC 16.66, any trees removed and requiring mitigation
shall be replaced as follows:
a. On-site. For every six inches DBH removed, a new 15-gallon tree shall be
planted on-site. Replacement trees shall be of similar species, unless otherwise
approved by the urban forest manager, and shall be placed in areas dedicated
for tree plantings. New plantings’ survival shall be ensured for three years after
the date of planting and shall be verified by the applicant upon request by the
director. If any replacement trees die or fail within the first three years of their
planting, then the applicant shall pay an in-lieu fee as established by a fee
schedule adopted by the City Council.
b. Off-site. If it is not feasible or desirable to plant replacement trees on-site,
payment of an in-lieu fee as established by a fee schedule adopted by the City
Council shall be required.
c. Replacement trees shall not receive credit as satisfying shade or street tree
requirements otherwise mandated by the municipal code.
d. Tree removal shall be subject to the in-lieu fee payment requirements set forth
CMC16.66 and fee schedule adopted by the City Council.
e. All trees not approved for removal shall be preserved on and adjacent to the
project site. A tree preservation plan, including fencing around drip lines and
methods for excavation within the drip lines of protected trees to be preserved
shall be prepared by the project developer pursuant to CMC 16.66.110 and
19.68.060 for review and approval by planning staff prior to any grounddisturbing activities.
7. The applicant shall defend, indemnify, and hold harmless the City of Chico, its boards and
commissions, officers and employees against and from any and all liabilities, demands,
claims, actions or proceedings and costs and expenses incidental thereto (including costs of
defense, settlement and reasonable attorney’s fees), which any or all of them may suffer,
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incur, be responsible for or pay out as a result of or in connection with any challenge to or
claim regarding the legality, validity, processing or adequacy associated with: (i) this
requested entitlement; (ii) the proceedings undertaken in connection with the adoption or
approval of this entitlement; (iii) any subsequent approvals or permits relating to this
entitlement; (iv) the processing of occupancy permits and (v) any amendments to the
approvals for this entitlement. The City of Chico shall promptly notify the applicant of any
claim, action or proceeding which may be filed and shall cooperate fully in the defense, as
provided for in Government code section 66474.9.
8. If during ground disturbing activities, any bones, pottery fragments or other potential cultural
resources are encountered, the applicant or their supervising contractor shall cease all work
within the area of the find and notify the Community Development Department. A
professional archaeologist who meets the Secretary of the Interior’s Professional
Qualification Standards for prehistoric and historic archaeology and who is familiar with the
archaeological record of Butte County, shall be retained by the applicant to evaluate the
significance of the find. Community Development Department staff shall notify all local tribes
on the consultation list maintained by the State of California Native American Heritage
Commission, to provide local tribes the opportunity to monitor evaluation of the site. Site
work shall not resume until the archaeologist conducts sufficient research, testing and
analysis of the archaeological evidence to make a determination that the resource is either
not cultural in origin or not potentially significant. If a potentially significant resource is
encountered, the archaeologist shall prepare a mitigation plan for review and approval by
the Community Development Department, including recommendations for total data
recovery, Tribal monitoring, disposition protocol, or avoidance, if applicable. All measures
determined by the Community Development Director to be appropriate shall be implemented
pursuant to the terms of the archaeologist’s report. The preceding requirement shall be
incorporated into construction contracts and documents to ensure contractor knowledge and
responsibility for the proper implementation.
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Legend
Assessor Parcels
Plan Area

Project
Site

ROW
RS-3 Suburban Residential 3 acre min.
RS-2 Suburban Residential 2 acre min.
RS-1 Suburban Residential 1 acre min.

RS-20 Suburban Residential 20,000 sq ft min.

R1-15 Low Density Residential 15,000 sq ft m

R1-10 Low Density Residential 10,000 sq ft m
R1 Low Density Residential
R2 Medium Density Residential
R3 Medium-High Density Residential
R4 High Density Residential
RMU Residential Mixed Use
OR Office Residential
OC Office Commercial
CN Neighborhood Commercial
CC Community Commercial
DS Downtown South
DN Downtown North
CS Services Commercial
CR Regional Commercial
ML Light Manufacturing
MG General Manufacturing
IOMU Industrial Office Mixed-Use
A Airport

1: 9,028
1,504.7

WGS_1984_Web_Mercator_Auxiliary_Sphere
© Latitude Geographics Group Ltd.

0

752.33

1,504.7 Feet

This map is a user generated static output from an Internet mapping site and is for
reference only. Data layers that appear on this map may or may not be accurate,
current, or otherwise reliable.
THIS MAP IS NOT TO BE USED FOR NAVIGATION

AP Airport Public Facilities

Notes

AC Airport Commercial
AM Airport Manufacturing
TND Traditional Mixed Use
SPA Special Planning Area
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