City of Rohnert Park
Planning Commission Report

DATE: November 1, 2017

ITEM NO: 8.3

AGENDA TITLE:  PLSR17-0009 Site Plan and Architectural Review for a 69,431 square-
foot industrial building

ENTITLEMEMTS: Site Plan and Architectural Review

LOCATION: 201 Business Park Drive APN 143-040-124

GP/ZONING: Industrial/I-L Industrial

APPLICANT: PB&J Partners/Robert Herbst

RECOMMENDATON

Staff recommends that the Planning Commission conduct a study session for this industrial
building project. The goal is to provide the Commission with an overview of the project and to
discuss the potential issues related to the Site Plan and Architectural Review. Environmental
studies are underway for consideration at a future public hearing.

SUMMARY

The subject property is part of the Press Democrat property. Recently, the site was subdivided
into four parcels consisting of the following:

e Parcel 1 is 4.7 acres with frontage on Business Park Drive.

o Parcel 2 is 4.8 acres with frontage on Business Park Drive (developed with the original
Press Democrat building).

e Parcel 3 is 2.5 acres with frontage on Redwood Drive and Business Park Drive.

Parcel 4 is 0.7 acres with frontage on Redwood Drive.
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Parcel 1 is the subject property proposed to be developed with the 69,431 square-foot industrial
building. Parcel 2 contains the existing Press Democrat building and operation. Parcel 3 is
proposed to be developed in the future with industrial/commercial buildings fronting on
Redwood Drive. Parcel 4 would be developed with a future commercial building fronting on
Redwood Drive. All future buildings require Site Plan and Architectural Review approval prior
to building permit issuance.

Background

Surrounding Land Uses

® To the north is the Scandia amusement center, a self-storage facility and vacant
commercial zoned land.
To the east is the Highway 101 freeway.
To the west is a 6.5-acre parcel that was recently recommended by the Planning
Commission for City Council consideration to rezone from I-L Industrial Limited to R-H
Residential High Density.

¢ To the south is the City waste water pump station and the 84-unit Reserve apartment
development.

Figure 1: Zoning Map

I-L: Industrial . C-R: Regional Commercial

P-1: Public Institutional II’ PD: Planned Development
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Applicant’s Proposal

The current proposal is to construct an industrial building behind the existing Press Democrat
building and complete the related site plan improvements. Figure 4 illustrates the full
development of the site when the parcels along Redwood Drive are constructed. These building
are not part of this SPAR application.

Site Plan: The building will be 464 feet wide and 150 feet deep and extends almost the full width
of the property. Setbacks are as follows:

e Front Setback 95 feet 4 inches
e Rear Setback 35 feet 3 inches
North Side Setback 69 feet 9 inches
South Side Setback 52 feet
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Building setbacks will exceed the requirements of the I-L Industrial Limited district and the
proposal is in compliance. There will be an area to the south of the building that will be left
undeveloped because of sensitive environmental issues.

Parking will be provided along the front of the building and on both sides. There will be 114
parking spaces added to the site. There will also be three (3) depressed truck docks in front of
the new building. There is a twenty (20) foot wide driveway across the rear of the building with
roll-up doors for access to the building. At both ends of the parking lot is a refuse enclosure.

Primary driveway access to the property is from Business Park Drive. There may also be future
easements for access to Redwood Drive through the Press Democrat property and the future
development of the Redwood Drive frontage.

Without knowledge of the future tenants in the building, it is not possible to determine the exact
number of parking spaces required. Manufacturing/processing requires one space per 400 square
feet of building area. Warehousing, distribution and interior storage requires one space per 500
square feet. There is a provision in the Zoning Ordinance that allows a 25 percent reduction in
required parking if the demand for parking occurs over different time periods. This occurs in the
industrial area where there are uses that have peak hours of operation at different times. This is
true of the adjacent Press Democrat operation that prints and distributes the newspaper from this
site during the evening and early morning hours.

Floor Plan- There are no detailed floor plans since tenants are unknown. The floor plan does
show two corner office locations. Depending on how the building is divided up into tenant
spaces, there could be additional office areas.

Building Elevations- The building walls will be pre-fabricated concrete tilt-up walls. The two
corners of the building with office space will have large store front windows with metal
canopies. On the west facing building wall additional store front entries are proposed depending
on tenant needs. The east facing building wall will also have three areas with depressed loading
docks. Total building height is 32 feet. Building colors are in the gray to beige tones with green
metal awnings.

Signage- A seven (7) foot high monument sign is proposed on Business Park Drive at the
entrance to the property. The sign will have the words Press Democrat and a space for tenant
identification. The sign will also have the address of the property. Tenant suite ID signs will be
on the glass front door to the tenant space. The building would be permitted to have wall signs
and a single monument sign on Business Park Drive. The project will require a Sign Program.

Landscaping- A preliminary landscape concept plan has been submitted. The proposed
landscaping consists of a variety of trees, shrubs and ground cover. Trees will be 15 gallons and
24-inch box sizes. It is recommended that some native oak trees be included in the landscape

plan.

Lighting- LED wall lights are shown on the building. LED luminaire pole lights will be provided
in the parking areas.
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Planning Commission Discussion Points

Staff has identified the following topic areas where input from the Planning Commission is
desired:

L.

Parking: This proposal is a typical tilt-up concrete industrial building. The building location
results in the maximum building size that the property could accommodate. One concem
regarding the size of the building is if adequate parking can be provided. The parking will be
adequate if some of the tenants in the building have evening hour operations with few or no
employees during the day time hours. It is also possible that the area at the southwest corner
of the property could be turned into parking in the future.

Staff Recommendation: Building occupant are most likely to be large industrial uses without
significant parking demand (e.g. fewer employees). Shared parking is also readily available
on the site.

Building Elevations: Except for the two corner offices, the building elevations are rather
plain. The metal awning feature needs to be placed over all of the store front and glass door
entries to the building. The awnings could also be placed over all of the roll-up truck access

doors.

Staff Recommendation: More building details should be added to reduce the scale of the
large blank walls.

North Building Elevation Facing Business Park Drive: The north elevation of the building is
very visible from Business Park Drive, a collector street with a fair amount of traffic that will
increase in the future.

Staff Recommendation: This elevation needs to be improved in appearance with additional
building articulation, building form changes, additional windows, window and door details,
awnings and other features.

Exposure to Future Residential Project to the West: The property to the west of the subject
industrial building is proposed to be rezoned and developed with a future multi-family
residential complex. The west elevation of the subject building will be visible from the future
multi-family development. A large exposed blank wall of this size will also be a popular
target for graffiti artists.

Staff Recommendation: This elevation needs to be improved in appearance with additional
architectural details (windows, awnings, screening elements, etc.). As currently proposed, the
west elevation is primarily a blank fagade with windows and awnings on the north and south
ends of the building where the offices are proposed to be located. The west elevation also
includes four (4) roll-up industrial doors and landscaping (15 gallon and 24” box trees) for
screening along the western property line. Additional architectural features that could be
incorporated to break up the west facade include: reveals, windows and openings, changes in
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parapet heights, color, texture, and materials to add interest to the west building elevation and
reduce visual mass.

Landscape is another design feature that could be included to mitigate visual impacts and
also helps to filter and reduce storm water runoff. Landscaping is the greatest contribution to
visual appeal for the public street and nearby residential uses. Considerations of type,
quantity, placement, materials selected for structure, texture, color, and compatibility with
the building design and materials. Also, the front and public portions of the buildings can be
separated from parking areas using landscaping.

The municipal code has performance standards which impose requirements on industrial
developers when a residential use is located nearby that should be taken into consideration.
Constructing an apartment complex on the adjacent property would place an apartment
complex between two industrially designated parcels. This would place restrictions on the
proposed industrial building, as follows:

e Noise Impacts. All industrial properties are subject to noise limits as defined by Section
17.12.030 (Noise Standards) of the municipal code. The limit is 70dB at the property line
between two industrial parcels and the limit is 60dB at the property line between an
industrial and a residential use. The reason for this noise threshold is that lower outdoor
noise levels are desirable for residential activities (e.g. children’s play areas,
conversations on back patios, etc.). A maximum noise level for conversational speech is
45dB, but as a generally rule, outdoor noise levels can be 15dB higher at 60dB.

e Impacts from Odors and Air Contaminants. The municipal code (Section 17.12.040)
prohibits continuous, frequent or repetitive odor that are perceptible beyond the property
line. The code does not apply to an odor detected less than fifteen minutes in any one-
day. The code also prohibits dust or particulate matter beyond the property line and
requires that exhaust air ducts are located or directed away from abutting residentially-
zoned properties.

e Lighting Impacts. The municipal code has special requirements relating to lighting
adjacent to residential uses. Section 17.12.050 (Lighting and Glare) does not allow for a
light source to be visible from a neighboring residential property. For operational and
security reasons, industrial uses often require 24-hour lighting on the premises.

Study session comments should consider potential noise, odors, vibrations, traffic, lighting,
and other potential impacts associated with industrial uses to avoid conflicts with future
development of residential uses on the adjacent property. Architectural design enhancements,
additional landscaping, and increased setbacks should be taken into consideration to
minimize impacts to the future residents to the west of the subject building,

Environmental Determination

An environmental document is being prepared for the industrial building and the proposed future
buildings along the Redwood Drive frontage of parcels 3 and 4. The environmental analysis will
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also take into consideration the future multi-family development on the adjacent parcel to the
west of the subject site.

Public Notification

Not required for Site Plan and Architectural Review Study Session.

Attachments:
Exhibit A Cover sheet T1
Exhibit B Neighborhood Context Map AO
Exhibit C Site Plan A1l
Exhibit D Floor Plan A6
Exhibit E Colored Building Elevations A7
Exhibit F Sign Details A3
Exhibit G Landscape Plan L-1
Exhibit H Landscape Plan L-2

APPROVALS:

b bothin ggs L 104717
Brett Bollinger, Plgnning ‘Consultant Date

( hedwsnge, JA 10-27 1D
Jeffrey Beiswenger, Plaining Manager Date
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PROPOSED LIGHT INDUSTRIAL BUILDING FOR:

201 BUSINEsS PARK

EXHIBIT A

ROHNERT PARK, CA

APN: 143-040-112
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PARKING REQUIREMENTS FOR ROHNERT PARK :

TYPICAL USE OF BUILDING PARKING REQUIRED FOR SQUARE FOOTAGE

Industrlal tacturing/Processing | 1 per 400 sa. ft. of gross floor area —

Industrial Uses. Warehousing, 1 per 500 sq. ft. of gross floor area

Distribuition, Storage (interior) LIGEIB&P&JSSE‘I'DHIAL

Offices Business and Professlonal 1 per 250 5. ft. of gross floor area BUILDING FOR:

Retall Sales Not Listed Under Ancther 1 space per 300 square feet of gross floor area
Use Classification
| Manufacturing/Pracessing 1 per 400 sq, 1. of gross foor area

17.16,040 - Parking excerptions: A reduction of up to twenty-five percent of the spaces
required for a combination of uses moy be aflowed where findings are made indlcating that
the uses share a common porking area and the demand for parking occurs over different
time periods, thereby making the full requirement unnecessary.

PARKING ANALYSIS:

Parcel 1

Typlcal use: Industrial Manufacturing/Processing

LoadIng Zones Required = 2

Required spaces = 19,431 S.F. / 400, 50,000 5.F./400 =>149
*75% for exemption 17.16.040 = 112

Provided Spaces = 114

Parcel2

[This is an independent parcel with dedlcated private parking and not part of this analysis.]

Parcel 3
Typleal use: Industrlal Manufacturing/Pracessing
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CAL-GREEN COMPLIANCE MEASURES TO BE INGORPORATED INTO THIS PROJECT

This p
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roject oxpects lo integrate the (ollewing “Tier 1" Grezn Building components in addilion lo the
r mandatory fealures:

Energy performance;

10% parking for fuel efficienl vehicles. The new parking required for this projecl is 114
slalls, which equales (o 12 stalls of lhis lyps.

Thermal Emillance:  Ulilize a “Cocl Rool” in addilion lo Ihe polential for solar panels lhal
viould keep the roal cooler,

Reduced parking capacily., This project shows less parking than lhe maximum required
hased on lhe shared parking exemption in lhe zaning ordinance.

Watar Use: The landscape and irrigalion syslem is designed lo reduce lhe use of polable
waler befow 60% of ETo times he landscape area, Indoor waler use will be addressed al
(he lenanl improvement. stage.

Separate waler melers shall be inslalled lor indeor and ouldocr polabte water use.

The recycled conlent in the bullding shucture will nol be less than 10% of lhe lolal material
costs for the piojecl.  Wilh the combinalion of concrele and slecl, Ihe projecl ulilizes
recycled and suslainable building malerials.

8. Consluclion Wasle: Diverl lo 1ecycle or salvage al leasl 65% of non hazardous
conslruclion and demolition wasle generaled al Ihe siie,

9. Cemenl and Concreto:  The mix of Wese malerials will corply wilh one or more of Ihe
various requirements a5 an eleclive item,

10. Rosilienl Flooring: 1T used in lhe T.L as a flooring malerial, il shall be in compliance with and
cerlified under he GalGreen standards,

11, Thermal Insulation:  Wilhin the Llenanl improvemants, Ihe insulation shall comply with
chenical slandards in the CalGreen slandards

12. Acouslical Ceiling Paneis: As parl of lhe T.L. malerials, the celling panels shall comply wilh

VOC-emission limils as referenced in Ihe CalGreen slandards.

Other mandatory measures that will be incorporated inlo the project include bul are not limiled lo:

. Slorm waler pollution prevenlion.
. Bicycle parking

. Shower and lockers for lenant-occupants il greafer than 10, We will have less for each
lenanl.

Designalad paiking for low-emilling, fuel-efficient and carpoolivan pool vehicles.
. Preparation for future inslallalion of an eleclric vehicle charging stalion,

. Ouldoor lighling sysiems la be in compliance wilh CalGreen slendards. The proposal is lor
wall lighling only and no parking lot fights.

. Grading plans hat indicale how sile will manage all surfaca waler flows to keep water from
enlaring lhe butding.

. Separale water sub-melers are inslalled for a lenanl,

. The use of waler conserving plumbing fixlures and fillings.

. Landscaping Irrgation design and conlrollers per CalGreen slandards,

. A wealher-resislanl exleror wall and foundation envelopa.

Moisture control: Design and maintain landscape inigation systems lo prevent imigation
spray o slructures

25. Design of exlerior enlries and openings lo prevent water intrusion inlo buildings.

26. Flashings inlegraled wilh a drainage plan,

27. A conslruction wasle mar plan and doc ion will be provided al the peroul
slage.

29. Excavated soil and land clearing debris. Recycle lhe exisling paving and concrele lo be

29.

removed. All existing soit will be relained on sile,
Tesling and adjusling of HYAG syslems, reporling, and manuals elc.

30. Pollution Conlrol:  Filter use and replacemenl f{or any HVAC syslem used during

conslruclion along wilh proteclion of ducls & componenls during inslallation and

ul A
. Finish malerial pollulant control: Al chemvicals used and wilhin producls shall have certain

31
limits and conlrals per the CalGreen slandards. Documenlation will be pravided lo the
enforcing agency upon request.

32, HVAC filters:  Installation of minimum standard filers priosr 10 occupancy and a
recommanded mainlenance schedule and manual,

33. Interior Acouslical conlrol and proateclion from exlerior noise: Employ components lhat
provide STC values delermined by the appropriate ASTM slandards.

34. Outdoor Air Quality: HVAC and fire suppression equipment shall nol creale excessive noise

or contain CFC’s or Halons.
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15 Gal. Standard 16 Moderain
24° Box Netural For ] High
24 Box Low Standard 5 Low
24" Bo Standard - 8t, Tr 4 Modarate
16 Galx Low Standard reas ] Moderala
16 Gal. Low Standard 20 Low
15 Gal. Stantard 25 Low %
——m-n
5 Gal. 62 Low
ht LU
EP a?mb:FM' 5Gal. 8 Low
JC .fmrm ‘Skyrocket’ . 15 Gal. 2 Low ]
Lc Lorop -""n«'ﬁ’.'mr_ Hobory 5 Gal. 38 Low
MS  Allhos snonsls Gapacar scal, 2 Modarats PRINTED 10/16/17
OH o e hetphyiha Goshikr 5Ga. 8 Modorate AS RE-SUBMITTED
(Goshikl Falsa Holly FOR SPAR
PL capangis Biue' or ‘Aoyal Blue’ 5 Qal. -] Low
PO mmmm 24" Box. 2 Moderate
Fom Fine :
PV Pittosparum tobra ‘Varisgata® 5gal. 45 Low
Varlegated Pittosporum
NC Nandina domestica Compacia’ 5Gal. 6 Low
SH Satvia clevelandl Lips’ 1 @al. 5 Low
sL smm 5Qal, 16 Low APROPOSED
Maoxican Sngo INDUSTRIAL
DEVELOPMENT FOR:
Cofonoaster ‘Coml Baauty' 1Gal. @2-6"00. As Required Low
C Cotoneaster
L ou aen - 201 BUSINESS
4 5 " ¢.c.
e PARK DR.
Fosluca rubra & other Foscues Biend Sod Low 1
No-Mow Nathve Fescue Blond - !
Lantana monlavidensis 1Gal. @2-6"cce. Low . ROHNERT PARK
‘sploata ‘Siver Dragon’ 4" Pots @ 12" 0.c. Moderato CALIFORNIA
m it NW ‘Putah Creek’ 1Gal, ®6~0° o.0. (3" from pavement/curb) Low
L I
rachalospommum Jasminoides Gal. @ 18" Moderal
rﬁlnr-kmm ! 1eree . 1 APN:143-040-112
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PLANTING NOTES (7o7) 4777502
1. All new irees planted within 6' of a sldewalk, curb, paving, etc. shall have rcot bamriers (16° deep) Instalied along the solid object for 5' In
each direction centered on the tree's trunk.
2. Plant quantities and square are only &L ape C is responsibie to provide & install all plantings as on L ] ¢l e
shown. A i} .
3. LandComobrlopmvldepmmofullboxadvmlbr_" by Land: prior 1o ordering. Al plantts shall be Inspected by
the L. A. prior to any planting op and any not P all be d at not cost o the Owner or L. A.

4. It any Inndecape areas are ‘lime treated’, remove all soll In these areas to a depth of thrae (3) feet and replace with stockplied onelte topsoll
or amended sandy loam topsoli, as avaliable from United Forest Products, Santa Fosa, CA.

&. grades, inage swales In all landscapa areas per the Civil E 's plans, allowing for the ired

three (3) Inches of muleh (see Swﬂl}ce‘ﬂom) Review all utllity and underground plans prlorto trenching or dlgglng plant ‘holes
and relocate plants slightly to avold conflicts.

u%m f300 ‘ Wn«mﬂaﬂmmwms&.wwm:nﬂmbyMkaorpoorMOr
quality, shall be returnad at no cost 1o the Owner o L. A

Incotporate RSA (Nilrolized Redwood Sawdusl) soll Into the soll a dmafs'aummmnmms
Mhnmpari.m square feet or per spectlic amendment rooomundnﬂonnhnmasﬂls atory report. Landscape
Contractor shall submit a topsoll sample, once mdh'uismmphtefnmdmpem&mqmmdepmotwmnm toa
lob for soll testing (ses WELO ordinance lsqdrm) and comply with the resulting recommend

ks St S s G S b e T
project has bm installed a8 dasigned

0. The ‘Cartillcata of Complation’ shall ba mmrﬂsﬂ by an In}galbn audit, Irrigation schedule and a malntenance schedule as
described in the WELO ordinance & provided by the L P A W )

10. Mitigation for the 72+ trees being removed will be achleved with the Installation of 85 new trees, per this plan.
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