THE CITY OF

FURERA

DEVELOPMENT SERVICES
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Title: = Leach Multi-Family Residential Development
Project: Appeal AP-25-1
Location: 1822 | Street
APN:  005-072-005
Applicant: Donald (D]) Cleek (Authorized Agent)
Property Owner: Cory Leach

Decision Appealed:

Appeal of Design Review Committee’s denial of Design Review
Application No. DR-25-2 and Administrative Adjustment ADJ-25-
2 to construct a new two-story, seven-unit multi-family residential
building and associated site improvements.

General Plan:

HDR — High Density Residential

Zoning:

R3 — Residential High

CEQA:

Exempt under CEQA Guidelines §15332, Class 32 In-Fill
Development Projects

Staff Contact:

Henry Baker, Assistant Planner

Recommendation:

Hold a public heading; and

Adopt a resolution finding the project is exempt from CEQA, and
reversing the Design Review Committee’s denial and conditionally
approving the project.

Motion:

“l move the Planning Commission adopt a resolution finding the
project exempt from CEQA and reversing the Design Review
Committee’s denial of the project and conditionally approving the
Leach Multi-family Residential Development at /1822 [ Street.”

Figure |: Location Map
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Project No: Appeal AP-25-10of Design Review DR-25-2 and Administrative Adjustment ADJ-25-2

PROJECT SUMMARY

The Applicant, Donald (DJ) Cleek (Authorized Agent), proposes to construct a two-story, seven-
unit multi-family building at 1822 | Street. The project includes four two-bedroom units, three
one-bedroom units, shared laundry, storage, and bicycle parking. Site improvements include
landscaping, exterior lighting, and a gated parking area with eight spaces, permeable pavement,
and a screened trash enclosure, all accessed from the rear alley. Public improvements consist of
sidewalk replacement, water service upgrades, and partial alley paving.

The site is zoned Residential High (R3), which has permitted multi-family residential development
at this specific location since at least 1953. As detailed in Attachment 2 (Design Review
Committee’s Staff Report), the project complies with all applicable objective development
standards, including maximum density, height, setbacks, and parking—except for one building
design standard related to street-facing facades (Building Entries), and one general standard
related to driveway sight visibility (Vision Clearance Area [VCA]). These two exceptions are
intended to enhance design quality and allow the parking area to be secured without
compromising safety and number of provided parking spaces, and are allowed with the approval
of Administrative Adjustments.

Pursuant to EMC §155.412.040, Design Review is required for new multi-family development of
four or more units. To approve the project, the review authority must find the project is not
detrimental to public health, safety, or welfare, and complies with the Design Review Criteria in
EMC §155.412.040.). When a project requires multiple discretionary permits, the highest
applicable review authority must act on all permits, per EMC §155.412.020.A; accordingly, the
Administrative Adjustments are considered alongside Design Review.

SUMMARY OF DESIGN REVIEW APPEAL

Design Review Committee Action

The Design Review Committee (Committee) held a duly noticed public hearing on June 25, 2025,
to consider the proposed development. Although the project complied with applicable
development standards for maximum density, building height, setbacks, and off-street parking, the
Committee found the number of units and the building’s massing and scale failed to “minimize
adverse impacts on neighboring properties when feasible,” in conflict with Design Review
Criterion I: Surrounding Context (See Attachment 2; pages 5-8 for a complete description of all
Design Review Criteria). The Committee voted to deny the project by a 2 — | vote with one
Committee Member absent (Design Review Committee Resolution No. 2025-5 [Attachment 2;
pages 12-15]).

As outlined in Table | (below), the proposed project meets or exceeds all objective development
standards applicable to the R3 Zoning District. The basis of denial was unrelated to the requested
Administrative Adjustments, which are addressed separately in the original staff report.
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Table |: R3 Zoning District Development Standards and Project Compliance

Proposed Meets
R3 Development Standard Bk Standard
Lot Area Min.: 2,000 square-feet (sf) 8,050 sf v
Floor Area Ratio (FAR) | Max.: I.15 0.84 v
. . Max.: 44 units/acre .
Density (units per . 7 units for the
(equates to 8 units allowed for \ : v
acre) . o project site
the project site')
Site Coverage Max.: 80% 42% v
Building Height Max.: 35 feet 27 feet v
Front Setback Min.: 10 feet 10 feet v
Interior Site Setback Min.: 5 feet 5 feet v
0 — 4 feet or >10 feet (first
Rear Setback story) 47 feet v
0 feet (second story)
. Min.: | per unit
Parking (equates to 7 required spaces) 8 spaces v
Bicycle Parking M!n!mum: | per 6 un!ts 7 spaces within
Minimum: | per 3 units oo
Short-Term Spaces individual storage v
(equates to | short-term and 2
Long-Term Spaces rooms
long-term)
Multi-family Laundry Minimum: | washer an.d dryer 3 washers, 4
s for each 6 dwelling units v
Facilities dryers
(equates to | set)

Public Comment Received by Design Review Committee

Prior to the Committee’s meeting, four written comment letters were received (Attachment 2;
pages 29-35) of which one letter expressed support and the other expressed opposition and
outlined concerns, and public comment was received at the meeting as well. Concerns included:
(1) The size and density of the development; (2) Increased traffic; (3) Privacy, noise, and shading;
(4) Utilities; (5) Property values; Construction noise; and (6) Parking.

Applicant Appeal and Planning Commission De Novo Review

The Applicant appealed the Committee’s denial of Application Nos. DR-25-2 and ADJ-25-2 to
the Planning Commission (Commission) by filing a written appeal with the Department within 10
days of the decision, as required by EMC §155.416.030.A.3. In the appeal, the Applicant asserted
the Committee denied the project based on concerns — such as height, number of units, and
parking — that fall outside the scope of Design Review. Full text of the appeal is included as
Attachment 3.

I'EMC §155.108.040(G) (Rounding of Fractional Numbers) states a fraction of one-half or more will be rounded to
the next highest whole number and a fraction of less than one-half will be rounded to the next lowest number.
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Under EMC §155.416.030.E.2, the Planning Department must schedule a noticed public hearing
before the Planning Commission within 60 days of the appeal filing. The Committee denied the
project on June 25, 2025, and the appeal was filed June 26, 2025, requiring a hearing on or before
August 25, 2025. The hearing is scheduled for July 9, 2025.

The Commission will conduct a de novo review and may act on the subject of the appeal or any
aspect of the project. The Commission may affirm, modify, or reverse the Committee’s denial,
remand the matter back to the Committee, or forward the appeal to the City Council for review
and decision. Any action by the Commission may be appealed to the City Council within 10 days
of the decision.

Design Review Authority and Limitation

The purpose of Design Review, as described in EMC §155.412.040.A, is to ensure that the street-
facing facades of proposed developments exhibit high-quality design, complement neighboring
properties, and contribute to Eureka’s distinctive identity and sense of place.

Under EMC §155.412.040.1 (Scope of Design Review), the City’s review authority may only
consider project features directly related to the seven Design Review Criteria outlined in EMC
§155.412.040.). Per EMC §155.412.040.1.3:

“The review authority may not require a modification to a project feature that complies

with the mandatory development standards in the Zoning Code. ... Design Review is
intended to address only aesthetic considerations not otherwise regulated by the Zoning
Code.”

In accordance with EMC §155.412.040.G (Consistency), a project must be determined consistent
with all applicable objective standards prior to being scheduled for Design Review. As such, the
project is presumed to comply with all development standards—such as lot area, building height,
setbacks, floor area ratio, density, and site coverage—and Design Review may not require
modifications to those features. Additionally, Design Review may not address exterior color
choices or require changes intended to improve the economic viability of a project.

Prior to the June 25, 2025, Design Review Committee hearing, and as detailed in Table | and the
original staff report (Attachment 2; pages |-11), Staff confirmed the project complies with all
applicable objective zoning and General Plan standards, except for two. In this case, the Applicant
is also requesting two Administrative Adjustments: one to allow a gated open fence within the
VCA, and another to modify the location of building entries. These requests do not involve
objective, quantifiable standards but instead rely on discretionary findings related to safety and
design intent, and therefore fall outside the scope of Design Review. However, because both
require discretionary approval, they must be considered concurrently and must be evaluated
independently on their own merits.

Based on the limitations imposed by the Zoning Code, the City’s review authority may condition
or modify a project only to address aesthetic elements related to the Design Review Criteria.
Any conditions imposed must not: (I) modify project features that comply with objective
standards; (2) reduce residential density; or (3) require changes to building colors. The City may
impose conditions to ensure compliance with applicable codes, such as those recommended by
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the Building and Fire Departments, or conditions like the "Watch for Pedestrians' sign and the
Inadvertent Discovery Protocol included in the original staff report.

ANALYSIS

To approve a Design Review application, the Planning Commission must make the following
findings:

I. The proposed development will not be detrimental to public health, safety, or welfare or
materially injurious to the properties or improvements in the vicinity.

2. The proposed project complies with all seven Design Review criteria in EMC
§155.412.040.1 (Design Review Ceriteria).

To approve an Administrative Adjustment application to allow exceptions to both the Building
Entries and VCA standards, the Planning Commission must make all of the following findings:

3. The adjustment is consistent with the purpose of the zoning district, the General Plan,
and any applicable specific plan or area plan adopted by the City Council.

4. The adjustment will not deprive neighboring property owner of the reasonable economic
use and enjoyment of their property.

5. The adjustment will not be materially detrimental to the public health, safety, or welfare.

The Planning Commission must also make the following additional findings to allow the
adjustments to the Building Entries and VCA standards:

6. The street-facing building wall incorporates architectural features and design details
beyond the minimum requirements in 155.312.050 (Architectural Features); and

7. The [Building Entries] exception allows for a clearly superior project to that which can be
achieved while complying with the building entry requirement.

8. Compliance with the vision clearance area standard is unnecessary for traffic safety.

As detailed in the original staff report (Attachment 2; pages |-11), Staff continues to find the
proposed development complies with all seven Design Review Criteria and is not detrimental to
public health, safety, or welfare, or materially injurious to properties or improvements in the
vicinity. Staff also finds that both requested Administrative Adjustments meet the required
findings. The applicable analysis and findings in Attachment 2 are incorporated as if set forth in
full herein.

CONCLUSION

The Leach Multi-Family Residential Development meets all applicable Design Review criteria and
will not negatively impact public health, safety, or nearby properties. The Project qualifies for
Administrative Adjustments to the Building Entries and VCA standards because the adjustments
are consistent with the purpose of the zoning district and General Plan goals, enhance design
quality, and do not compromise safety.

ENVIRONMENTAL ASSESSMENT

The City of Eureka, as Lead Agency, has determined the Project is categorically exempt from the
provisions of the California Environmental Quality Act (CEQA), pursuant to CEQA Guidelines

5
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§15332 (Class 32, In-Fill Development Projects). This exemption applied to in-fill development
projects meeting the following conditions:

(2) 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.

(b) The proposed development occurs within city limits on a project site of no more than
five acres substantially surrounded by urban uses.

(c) The project site has no value as habitat for endangered, rare or threatened species.

(d) Approval of the project would not result in any significant effects relating to traffic,
noise, air quality, or water quality.

(e) The site can be adequately served by all required utilities and public services.

The Project is consistent with the General Plan designation of HDR, which promotes high-density
multi-family housing, and complies with relevant policies, as described in the Administrative
Adjustment Analysis above. It is also consistent with the R3 zoning designation, which principally
permits multi-family residential uses. With the Administrative Adjustments, the Project conforms
to all applicable zoning regulations (condition a). The Project is within city limits on a 0.18-acre
lot surrounded by urban uses (condition b). The property has no value as habitat for endangered,
rare of threatened species as the nearest habitat of value is a gulch greenway parcel approximately
400 feet east of the property, separated by multiple streets and developed lots (condition c). The
proposed multi-family development is similar in size, design, and orientation to existing structures
in the neighborhood, and it is located near goods and services and transit on Wabash Avenue.
Due to the infill nature of the property, its small scale, and its location in the built environment,
the Project not result in any significant effects relating to traffic, noise, air quality, or water quality
(condition d). Lastly, the property is served by all required utilities and public services (condition
e). For all these reasons, the proposed Project qualifies for the Class 32 CEQA exemption.

PUBLIC HEARING NOTICE

Public notification consisted of notification by mail of property owners within a 300-foot radius
of the site on or before June 27, 2025. In addition, the notice was posted on the City’s website
and bulletin boards. A public hearing notice sign was posted on the site on or before June 27,
2025.

DOCUMENTS ATTACHED

Attachment |: Planning Commission Resolution
Attachment 2: Design Review Committee Staff Report and Comment Letters
Attachment 3: Applicant’s Appeal Request




