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Description/Analysis 

Issue Detail: The applicant is seeking the approval of a Plan Review and the adoption of a 
Mitigated Negative Declaration for a 224-unit apartment development with the goal of providing 
student housing. The subject site is located on the east side of Redding Avenue south of 4th Avenue. 
A majority of the 13.58 acre subject site is in the Multi-Family (R-2B) zone, but a portion of the 
northern section of the site is zoned Residential Mixed Use, Transit Overlay (RMX-TO). Both of these 
zones are multi-family residential zoning designations with the R-2B zone allowing up to 21 dwelling 
units per acre and the RMX zone allowing up to 30 dwelling units per acre. 

On August 15, 2013, the requested entitlements were heard by the Planning and Design 
Commission. The Planning and Design Commission voted to approve the project entitlements with 
additional conditions addressing project design, security, and operations. On August 23, 2013, a 
third-party appeal of the Planning and Design Commission’s decision was submitted. The appellant 
argues that the proposed project contains provisions that have the potential to harm the quality of life 
in the community. 

Policy Considerations: General Plan

The subject site is designated as Urban Neighborhood Low on the General Plan Land Use and Urban 
Form Diagram. The Urban Neighborhood Low designation provides for moderate intensity urban 
housing at densities between 12 and 36 units per acre and a floor area ratio (FAR) between 0.50 and 
1.50. The proposed project is consistent with this designation as it is a multi-family housing 
development with a density of 17.5 units per acre and a FAR of 0.59. Furthermore, the proposed 
Campus Crest project is consistent with the following goals and policies of the General Plan.

Infill Development. The City shall promote and provide incentives (e.g., focused infill planning, 
zoning/rezoning, revised regulations, provision of infrastructure) for infill development, 
redevelopment, mining reuse, and growth in existing urbanized areas to enhance community 
character, optimize City investments in infrastructure and community facilities, support increased 
transit use, promote pedestrian- and bicycle-friendly neighborhoods, increase housing diversity, 
ensure integrity of historic districts, and enhance retail viability (LU 1.1.5).

Sustainable Development Patterns. The City shall promote compact development patterns, mixed 
use, and higher-development intensities that use land efficiently; reduce pollution and automobile 
dependence and the expenditure of energy and other resources; and facilitate walking, bicycling, and 
transit use (LU 2.6.1).

Housing Diversity. The City shall encourage the development and redevelopment of neighborhoods 
that include a variety of housing tenure, size and types, such as second units, carriage homes, lofts, 
live-work spaces, cottages, and manufactured/modular housing (H-1.2.1).

Housing Diversity. The City shall encourage a greater variety of housing types and sizes to diversify, 
yet maintain compatibility with, single family neighborhoods. (H-1.2.2).

Housing Diversity. The City shall encourage proper siting, landscaping, house design, and property 
management and maintenance through the development review process to foster public safety and 
reduce crime. (H-1.2.3).
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Housing Diversity. The City shall continue to include the Police Department in the review of 
development projects to adequately address crime and safety, and to promote the implementation of 
Crime Prevention through Environmental Design (CPTED) strategies (H-1.2.7)

Housing, Balanced Communities. The City shall encourage a range of housing opportunities for all 
segments of the community as part of the community planning and implementation process for newly 
annexed, newly developing, re-use and intensification areas (H-1.3.4).

65th Street Station Area 

The subject site is within ½ mile of the 65th Street light rail station, an area that has been the subject 
of several focused planning efforts to encourage transit oriented development (TOD). In 2000, 
Sacramento Regional Transit (RT) initiated the Transit for Livable Communities (TLC) project to plan
for development around 21 planned and existing light rail stations. The 65th Street Station area was 
considered to have promising TOD opportunities as the area contained abundant vacant, developable 
parcels, strong adjacent retail and office markets, heavy station use by the Sac State community, and 
convenient roadway and transit access. The TLC plan focused on a University Village concept 
including residential development and retail to serve area residents. A number of studies followed the 
TLC project to investigate the potential for successful TOD in the neighborhoods immediately 
adjacent to the transit station.

The 65th Street / University Transit Village Plan of 2002 established a concept for new land uses that 
included a mix of uses, residential and commercial, intended to increase Regional Transit (RT) 
ridership at the 65th Street Station. This plan proposed improved pedestrian and bicycle circulation 
and access to the RT Station, California State University, Sacramento (CSUS) and adjacent 
neighborhoods. 

The South 65th Street Area Plan of 2004 focused on the area southeast of U.S.Highway 50 and 65th 
Street, where there were large, underutilized parcels within a street network of large blocks. This Plan 
emphasized residential land uses, with a mix of housing types including student housing for CSUS, 
neighborhood-serving commercial mixed-use along 65th Street, new public parks and open space, 
and pedestrian improvements to existing streets and the provision of pedestrian-only linkages within 
the area. The South 65th Street Area Plan recognized the opportunity to develop transit accessible 
housing to CSUS students, faculty, and employees within the plan area. In recognizing these 
opportunities, the South 65th Street Area Plan contained the following goals:

 Create housing opportunities ranging from low density to high density, predominantly 
residential developments, that support transit, provide nearby housing alternatives for the 
growing University population, and provide a diversity of housing opportunities. Locate 
housing in areas where there are opportunities to create a critical mass of residential uses 
(Goal 7.1).

 Student housing/apartment projects, particularly those with 100 or more units, have the 
potential to create significant impacts to adjacent residential neighborhoods and should be 
evaluated through a Special Permit process (Goal 7.3).

It was under the South 65th Street Area Plan that the prior Jefferson Lofts (P04-091) project was 
evaluated and processed as a Special Permit.
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In 2010, the City Council adopted a resolution implementing the 65th Street Station Area Plan. 
Adoption of this plan repealed the prior area plans, including the South 65th Street Area Plan and the 
65th Street/University Transit Village plan. The 65th Street Station Area Plan builds upon the previous 
planning efforts by preparing a circulation framework plan that supports the pedestrian-friendly, 
transit-oriented development. The 65th Street Station Area Plan is intended to:

• Prepare a circulation system for the 65th Street/University Transit Village Plan and the South 65th 
Street Area Plan areas that is consistent with pedestrian-friendly, transit village and Smart 
Growth principles.

• Prepare a circulation plan that extends to Power Inn Road and 14th Avenue and promotes Smart 
Growth objectives for planned and likely development in these areas.

• Recommend a circulation system that improves connections across the freeway and railroad 
tracks.

• Develop phasing recommendations and preliminary cost estimates.

• Identify potential property impacts to achieve the transit village vision.

To achieve this circulation network, the 65th Street Station Area Plan provides three scenarios, 
Scenarios A, B, and C, that improve and expand the pedestrian, bike, and vehicular circulation in the 
65th Street Station area. The proposed Campus Crest project is required to comply with several 65th

Street Station Area Plan mitigation Measures related to circulation improvements in the vicinity.

Environmental Considerations: The proposed project has been reviewed and evaluated by 

staff in the Community Development Department, Environmental Planning Services. 

Staff prepared a Mitigated Negative Declaration (MND) for project.   In accordance with the California 

Environmental Quality Act (CEQA), the MND was circulated for a 30-day public review period which 

ended on July 3, 2013.   The comment period was advertised in a newspaper of general circulation 

and a notice of availability (NOA) was sent to regulatory agencies, neighborhood associations, 

neighbors, and stakeholders in the project area.  

Staff received eight comment letters regarding the project during the public review period. The 

comments are generally related to land use and transportation. Comment letters and response to 

comments are provided in the MND. The comments raised do not change the environmental 

determination made in the initial study. The Environmental Services Manager has determined that 

adoption of the Mitigated Negative Declaration and Mitigation Monitoring Program are appropriate 

actions under the California Environmental Quality Act (CEQA). The Initial Study/Mitigated Negative 

Declaration for the project is available at the Community Development Department’s webpage 

located at the following link: 

http://portal.cityofsacramento.org/Community-Development/Planning/Environmental/Impact-

Reports.aspx

Commission/Committee Action: On August 15, 2013, the requested entitlements were heard 

by the Planning and Design Commission. There were approximately 25 members of the public who 
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spoke in opposition to the requested project entitlements. The main concerns of those who spoke 

were:

 Traffic – The impact of project related traffic on the surrounding neighborhood and an already 
impacted 65th Street Expressway.

 Pedestrian Circulation – The existing pedestrian/bike circulation network is inadequate to 
provide resident access to the surrounding neighborhood and to Sacramento State University.

 Concentration of Student Housing – The proposed project will be located adjacent to an 
existing apartment complex that mainly serves the student population.

 Consistency with the General Plan – The project is not consistent with the General Plan’s goal 
to protect existing neighborhoods and to avoid concentrations of similar housing types.

With a vote of 11 ayes to one no and one recusal, the Planning and Design Commission voted to 
approve the Campus Crest Project. With the agreement of the applicant, conditions were added to 
the project addressing security, operations, bicycle parking, and site plan/building design. The 
Planning and Design Commission action was later appealed to the City Council by a third party.

Rationale for Recommendation: The Campus Crest development has been reviewed 

objectively, in light of the applicants proposed management plan (see Exhibit B to the attached 

resolution), comments received from public, and the proposed conditions of approval. City staff 

believes the conditions of approval and the applicant’s proposed management plan are structured to 

avoid the problems associated with the Jefferson Commons project. The Campus Crest project does 

meet the objectives of the City’s General Plan and the 65th Street Station Area Plan by providing a 

dense residential project within ½ mile of a light rail station as well as implementing the appropriate 

mitigations measures related to circulation improvements in the area. Staff continues to support the 

project request based on the Findings of Fact and subject to the Conditions of Approval as found in 

the attached project resolution (Attachment 7)

Financial Considerations: The applicant is incurring all costs for the proposed Campus 
Crest Project

Local Business Enterprise: Not applicable.
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Attachment 2 – Background

Existing Conditions

The subject site is located on the east side of Redding Avenue south of 4th Avenue. The 
most recent use of the project site was a golf driving range. The driving range facilities 
are still on the site; however, the use ceased operations in 2004. The project site is 
surrounded by a mix of uses. To the north is a lumber yard and building materials 
facility, to the south is a school district corporation yard, emergency communications 
facility, and a park. To the east are the Union Pacific Railroad tracks, with a mix of 
vacant lots and industrial uses further to the east. To the west are an existing student 
apartment complex and a park. The subject site is within ½ mile from the 65th Street 
Regional Transit Station and within a mile of the CSUS campus.

Project History

In 2006, the lot lines of the subject property were adjusted to reflect the actual area of 
use for the former driving range. This pushed the northern property boundaries north 
into the area that was previously rezoned to RMX-TO, creating a split-zoned parcel. It is 
not uncommon for staff to find parcels with split zoning after a property lines were 
adjusted. In this case, the proposed apartments are an allowed use in the both zones 
with the issuance of a Plan Review. If it was the case that the different zones had 
different land use allowances and different processing procedures, staff would have 
asked that the applicant rezone the subject property.

As mentioned above, the proposed project is located to the east of an existing student 
apartment complex.  This existing student apartment complex is now known as “The 
Element” and in the past was known as “The Verge” and at the time of approval was 
known as Jefferson Commons.  The Jefferson Commons project (P02-120) was a 288-
unit, 792 bed, student apartment complex on approximately 15 acres.  The project 
applicant was JPI Incorporated.  This project was approved by the City Planning 
Commission on April 24, 2003, with the necessary legislative entitlements being 
approved by the City Council on May 20, 2003.  The Jefferson Commons project was 
approved with staff recommendation and was determined to meet many of the existing 
City goals and policies regarding land use.  The project was determined to be consistent 
with the General Plan as well as the proposed South 65th Street Transit Village South 
Plan.

The Jefferson Commons project was constructed and occupied in 2004.  Due to a lack 
of adequate management, the Jefferson Commons apartment complex produced an 
unacceptable number of calls for service by the Sacramento Police Department.  The 
following table depicts the calls for service from this location since 2004:
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Year
Calls for 
Service

2004
(September – December) 158

2005 404

2006 337

2007 257

2008 258

2009 180

2010 125

2011 84

2012 62

Since the Jefferson Commons project was first occupied in 2004, the City of 
Sacramento and the Sacramento Police Department have continually worked with the 
management company to implement adequate management policies to reduce the calls 
of service.  In 2010, new management began operating the complex and since that time 
the calls for service have been greatly reduced. 

On May 13, 2004, JPI Incorporated submitted a proposal to construct a new 266-unit, 
790 bed, student apartment complex and clubhouse within the Multi Family (R-2B) and 
the Residential Mixed Use Transit Overlay (RMX-TO) at 3075 Redding Avenue, the 
same site for the currently proposed Campus Crest project.  This project (P04-091) was 
known as Jefferson Lofts Apartments and required the following entitlements: Mitigated 
Negative Declaration, Mitigation Monitoring Plan, Special Permits, a Variance and a Lot 
Line Adjustment. An apartment project in the Multi Family and Residential Mixed Use 
zones typically requires a Plan Review. However, in 2004, the South 65th Street Plan 
Area identified student housing complexes with 100 units or more as having the 
potential to create significant impacts to the adjacent residential neighborhoods and 
therefore added a Special Permit requirement. In 2010, with the adoption of the 65th

Street Station Area Plan, the South 65th Street Plan Area was repealed and the 
requirement for Special Permits for apartment units of 100 or more was removed. 
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The problems associated with the poor management of the Jefferson Commons project 
(The Element) guided staff’s review of the Jefferson Lofts project.  In 2004 and 2005, a 
solution to the poor management practices was not evident and Planning and Police 
staff could not support the addition of a 790 bed complex to the existing 792 bed 
complex, managed by the same entity.  In addition to the evident operational problems 
associated with the Jefferson Commons (The Element) project, staff analyzed the 
Jefferson Lofts project in relation to the plans and vision that were in place at that time 
which included the South 65th Street Area Plan and the former General Plan for the City 
of Sacramento.  The conclusion of the staff analysis resulted in a recommendation to 
the Planning Commission to deny the Jefferson Lofts project.  The project was 
scheduled for the Planning Commission’s March 10, 2005 meeting, but was ultimately 
pulled from the agenda before a public hearing took place and no action was taken on 
the Jefferson Lofts project.

The current applicant is proposing to develop a 224 apartment units spread across 12 
buildings on a 13.58 acre site that has is split zoned between the Multi-Family Zone and 
the Residential Mixed-Use, Transit Overlay Zone. The Campus Crest project is 
considered an apartment or multi-family housing project with the targeted tenants being 
students at CSUS. The project proposes to provide 152 three bedroom, three bathroom 
units, and 72 two bedroom, two bathroom units for a total of up to 600 beds. The 
proposed project will also feature a community clubhouse, pool, outdoor ball courts, and 
several common open spaces.

The Project was heard by the Planning and Design Commission on August 15, 2013. 
There were approximately 25 members of the public who spoke in opposition to the 
requested project entitlements. The main concerns of those who spoke were:

 Traffic – The impact of project related traffic on the surrounding neighborhood 
and an already impacted 65th Street Expressway.

 Pedestrian Circulation – The existing pedestrian/bike circulation network is 
inadequate to provide resident access to the surrounding neighborhood and to 
Sacramento State University.

 Concentration of Student Housing – The proposed project will be located 
adjacent to an existing apartment complex that mainly serves the student 
population.

 Consistency with the General Plan – The project is not consistent with the 
General Plan’s goal to protect existing neighborhoods and to avoid 
concentrations of similar housing types.

The Planning and Design Commission ultimately voted to approve the requested project 
entitlements with additional conditions addressing security, design, and operations. On 
August 23, 2013, the Planning and Design Commission’s decision was appealed to the 
City Council. 
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Project Related Concerns

Traffic. The City prepared a Traffic Study Assessment for the proposed. Due to the 
proposed project proximity to CSUS and the anticipated high number of student 
residents, it is anticipated that the project’s trip generation characteristics would be 
different from a traditional apartment complex.  Trip Generation, 9th Edition, used to 
provide trip generation rates for various land uses, does not list a land use specific for 
student housing; therefore, the City used an estimated trip generation rate used for a 
similar project located at 4th Avenue within close proximity to the project site. The City 
used the Jefferson Commons Project Traffic Study (March 10, 2003) to developed a trip 
generation rate for student housing based on surveys of existing apartment complexes.

The proposed project is consistent with the type of land use analyzed in the 65th Street 
Station Area Plan EIR and the City of Sacramento General Plan Master EIR. Traffic and 
circulation impacts from the 65th Street Station Area Plan were discussed in the 65th

Street Station Area Plan EIR. The 65th Street Station Area Plan analyzed impacts to all 
transportation system components including automobile, bicycle, pedestrian and transit 
within the 65th Street Station Area Plan. The 65th Street Station Area Plan EIR 
concluded that the plan would result in significant and unavoidable effects and defined 
several mitigation measures to improve the overall transportation system with the 65th

Street Station Area Plan. 

Mitigation measures defined in the Initial Study/MND for the proposed Campus Crest 
project are consistent with the 65th Street Area Plan mitigation measures, which require 
payment of fair-share fees to implement Intelligent Transportation System (ITS) 
improvements on major streets and designated pedestrian and bicycle improvements in 
the study area. Additionally, the City is in the process of preparing a finance plan for the 
infrastructure improvements required with the area plan. The applicant shall be required 
to join the finance plan and pay the appropriate fee, once created. As a condition of 
approval, preparation/construction of the proposed project’s frontage improvements 
shall be required to be consistent with the approved Redding Avenue cross-section, per 
the approved 65th Street Station Area Plan. Therefore, additional analysis is not 
required.

Additionally, the proposed project is located within walking distance from the light rail 
station at 65th Street and is in close proximity to CSUS. Therefore, it is expected that the 
number of vehicle trips would be reduced further, as students would be riding transit, 
bicycling, or walking to school. Accordingly, the rates used in the assessment are 
appropriate for the type of project.

Public Safety. There is concern that the proposed project would introduce 
approximately 600 students to the existing neighborhood. Some are concerned that this 
could negatively impact public safety in the vicinity of the project. 

The Police Department was active in the review of the project plans and the 
operations/management plan proposed by the applicant even before the formal 
application was submitted. This review has not indicated that the proposal will 
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negatively affect the Police Department’s ability provide service to the immediate 
neighborhood. The Police Department has reviewed the proposed project and they 
believe that the conditions placed on the project adequately regulate the proposed 
development. Building upon its experience with “The Element,” and the implementation 
adequate of management policies to reduce the calls of service, the Police Department 
has placed conditions on the project that address landscaping, lighting, and video 
monitoring of key areas. Additionally the applicant has accepted additional security 
condition as recommended by the Planning and Design Commission. These conditions 
require; a) private, on-site security Monday through Friday from 6:00 p.m. to 6:00 a.m. 
and, b) a minimum of one Community Assistant per residential building with each 
Community Assistant receiving training 

Land Use. Staff has been questioned whether the proposed project constitutes an 
apartment project and whether the proposed apartments are appropriate for the subject 
site. The Campus Crest project is considered an apartment or multi-family housing 
project. The project proposes to provide two and three bedroom apartment units each 
with their own kitchen and bathroom facilities that operate independently from each 
other. Each bedroom can accommodate one or two residents and the bedrooms are 
separate from the cooking facilities. The facilities are not shared between units as they 
would be in a Residential Hotel with guestrooms. The Campus Crest units are not 
considered efficiency units as efficiency units are typically smaller and only provide 
minimal facilities such as kitchen facilities.  

The proposed apartments are consistent with the General Plan designation and are 
allowed on the subject site with approval of a Plan Review. The subject site is at the 
east end of the Tahoe Park neighborhood and is compatible with the immediately 
adjacent land uses which include a building materials facility, a school district 
corporation yard, an emergency call center, another student apartment development, 
and two parks. While there are single-family residences to the south, along Redding 
Avenue, there are no immediately adjacent single-family homes. As student apartments, 
the proposed project is ideally located as it is within ½ mile of the 65th Street Light Rail 
Station and is less than a mile from the CSUS campus.

Staff recognizes that such apartment projects, that target student populations, have the 
potential to negatively impact existing neighborhoods. With the Campus Crest project, 
staff believes that many of these impacts are mitigated simply by location in that it is at 
the outer edge of the existing neighborhood and not directly adjacent to areas that are 
predominantly single-family homes. There are some aspects of the project, however, 
that do have the potential to affect more than just the subject site and immediately 
adjacent parcels. Traffic, parking, and public safety have all been cited as concerns of 
area residents. Staff believes that these affects are adequately addressed by the 
mitigation requirements of the Mitigated Negative Declaration (traffic), the project 
conditions (public safety), and through the project design itself (parking). 

At one time, staff had been opposed to student apartments on the subject site 
(Jefferson Lofts (P04-091)). This reluctance to support the previous project, however, 
was, in part, based on initial problems with The Element student apartment project 
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(formerly Jefferson Commons) across the street. At the time, staff believed that a 
second student apartment project, proposed by the same operator, would only add to 
the negative impacts. Since then, with a change in management, many of the public 
safety concerns related to The Element apartments have been resolved. The Police 
Department has been actively involved with the review of the Campus Crest application 
from the beginning including the pre-application phase. The Police Department does not 
believe that the project, as conditioned, will be a negative impact on public safety.

Impact on Parks. Mae Fong Park is directly west of the subject site. There has been 
concern that an influx of new residents would negatively impact the park. The proposed 
project is required to pay Park Impact Fees when the building permits are submitted.  
Parks Impact Fees paid by the applicant go directly to improvements at May Fong Park. 
However, if the parks fees are collected after December 31, 2017, those impact fees will 
go to the general Fruitridge Broadway parks area. Furthermore, the proposed project 
includes ample programmed and unprogrammed on-site recreational amenities 
including a pool, ball courts, and green space.

Parking. Staff has been discussing parking with the applicant since the initial project 
application. The project proposes 604 parking spaces for 224 units (600 beds) which 
exceeds the multifamily housing requirement of 112 spaces (0.5 spaces per unit). The 
applicant based the proposed parking ratio on other facilities that they have developed 
in other locations. At the request of staff, the applicant produced a third-party parking 
study to determine how much parking was necessary at the site. The parking study 
submitted by the applicant suggested that 513 spaces on the project site would be 
sufficient to meet demand for parking at peak periods. Providing 604 spaces on site 
would further reduce the project’s demand for on-street parking and reduce the impact 
on the immediate neighborhood streets. In addition to the on-site parking provided, the 
applicant accepted a condition, recommended by the Planning and Design Commission, 
to provide 224 long-term, and 44 short-term bicycle parking spaces

Bike/Pedestrian circulation. Concerns related to bicycle and pedestrian circulation 
were raised in community meetings and at the public hearing. There are recently 
completed bike and pedestrian improvements on Redding Avenue adjacent to the 
subject site that provide dedicated bike lanes and separated sidewalks north to Folsom 
Boulevard. The project also must comply with the mitigation measures that include a fair 
share contribution to the 65th Street Station Area Plan which includes bicycle and 
pedestrian improvements. Additionally, the Planning and Design Commission added a 
condition of approval to the project requiring the applicant to work with staff to make 
bike and pedestrian-oriented improvements to the project site plan and architecture.

Land Use/Zoning/Design

Zoning. The main part of the subject property is zoned Multi-Family (R-2B) with the 
northern portion zoned Residential Mixed-Use, Transit Overlay (RMX- TO). In 2004, 
with the adoption of the South 65th Street Area Plan, parcels within ½ mile of the Light 
Rail were rezoned and placed in the Transit Overlay Zone. The rezone included the 
parcels to the north of the subject site. At the time of this Rezone, the lot lines of the 
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subject site were not lined up with the land uses that existed. The driving range covered 
several parcels, including parcels that were included in rezone to RMX-TO. The parcels 
have since been merged into one large parcel that covers both the R-2B zone and the 
RMX-TO zone. 

The R-2B Zone is a multi-family residential zone that allows for apartments and similar 
multi-family residential uses at densities of up to 21 dwelling units per acre. The RMX 
Zone is the residential mixed use zone that permits multi-family residential, office, and 
limited commercial uses ad densities of up to 36 dwelling units per acre. The TO overlay 
allows a mix of moderate to high density residential and commercial uses, by right, to 
promote transit ridership within walking distance of light rail transit stations. 

The R-2B and the RMX Zones allow the apartment uses subject to the approval of a 
Plan Review. According to the zoning code, if a project is greater than 200 units, the 
Plan Review must be heard by the Planning and Design Commission. The TO overlay 
allows all uses allowed in the base RMX Zone. The TO overlay allows projects 
consistent with the area plan to be processed with a Planning Director Plan review. The 
requirement for Planning and Design Commission review within the R-2B Zone 
overrides the TO overlay allowance for Planning Director review.

Plan Review. The proposed project is subject to the approval of a Plan Review. In order 
to approve the Plan Review, the Planning and Design Commission must make the 
following findings:

1. The proposed development, including, but not limited to, the density of a 
proposed residential development, is consistent with the general plan and any 
applicable community or specific plan;

The proposed project is consistent with the Urban Neighborhood Low 
designation and is consistent with General Plan goals and policies related to 
infill development and housing diversity. A portion of the site is in the TO 
overlay zone. The proposed project is consistent with the TO overlay in that the 
TO encourages higher density housing to promote transit ridership. 

2. Facilities, including utilities, access roads, sanitation and drainage are 
adequate and consistent with city standards, and the proposed improvements 
are properly related to existing and proposed streets and highways.

The project meets, or has been conditioned to meet all city standards including 
those related to utilities, sanitation, drainage, and access. Additionally, the 
project must comply with all applicable traffic and circulation mitigation 
measures prescribed by the 65th Street Station Area Plan.
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3. The property involved is of adequate size and shape to accommodate the 
proposed use and required yard, building coverage, setback, parking area and 
other requirements of this title; 

The proposed project complies with all yard, building coverage, setback, and 
parking requirements. 

4. Approval of the plan review will not be contrary to the public health or safety or 
injurious to the property or improvements of adjacent properties. (Ord. 2012-
005 § 99; Ord. 2002-043 § 1; Ord. 99-015 § 7-7-A).

Approval of the Plan Review will not be contrary to the public health or safety or 
injurious to the property or improvements of adjacent properties in that the 
Police Department has conditioned the project to address public safety 
concern. Additionally, the project will be required to contribute to traffic and 
circulation improvements within the 65th street station area.

Site Plan. The site plan consists of 13 building spread across the subject site. Surface 
parking will encircle the residential buildings with a 25-foot wide landscape feature 
running down the center of the western half of the site. The clubhouse and activity area, 
featuring a pool and ball courts, is central to the eastern half of the site. Residential 
buildings surround the clubhouse and activity area. There are two open green space 
areas at the rear of the site. 

Required Proposed

Height 35’ Maximum 33’-10”

Front Setback 25’ min 25’

Rear Setback 15’ 100’

Side Setback 5’ 89’

Courtyard Requirement 
(distance bet. Buildings) 20’ 22’

The R-2B and the RMX zone have the same height and setback requirements. The 
proposed project is consistent with these requirements. To promote density, the TO 
overlay allows additional height and reduced setbacks as compared to the base RMX 
zone. The proposed project, however, is consistent with the more restrictive base RMX 
zone. Furthermore, ample landscaping will be provided throughout the site. The 
projected coverage of the landscaping is 60 percent which exceeds the City’s 50 
percent tree shading requirement.
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Parking/Access. The only public street frontage of the site is along Redding Avenue. 
All vehicular access will be via the main driveway on Redding Avenue. The main 
driveway will be gated with automated entry for residents. There will be a secondary 
driveway, for egress only, to the north of the main driveway. There will be four 
pedestrian gates providing access to the project. All four pedestrian gates will be 
located along the Redding Avenue street frontage.

Surface parking will ring the subject site with additional parking on the outer edge of the 
central driveway. There will be a total of 604 parking spaces with 34 of those being 
accessible parking spaces and 120 of the spaces being covered carport spaces. The 
covered parking spaces will be spread throughout the site on the outer row of parking 
spaces.

The subject site is located in the Urban Parking District which requires parking at a ratio 
of 0.5 spaces per unit. Based on this requirement, the proposed project requires a total 
of 112 parking spaces. While there is no maximum parking limit, the applicant is 
proposing 604 parking spaces, far exceeding the minimum parking requirement. The 
applicant based the proposed parking ratio on other facilities that they have developed 
in other locations. 

At the request of staff, the applicant produced a third-party parking study to determine if 
the provision for 604 parking spaces was justified. While staff generally aims to reduce 
the number of parking spaces, staff realizes that there are uses such as Campus Crest 
where the desire to reduce parking competes against the desire to protect existing 
neighborhoods by providing adequate on-site parking. Adequate on-site parking would 
reduce traffic and parking conflicts in the nearby residential neighborhood. To that end 
the parking study submitted by the applicant suggested that 513 spaces on the project 
site would be sufficient to meet demand for parking at peak periods. Providing 604 
spaces on site would further reduce the project’s demand for on-street parking and 
reduce the impact on the immediate neighborhood streets.

Building Design/Plan. The overall architecture of the buildings is contemporary in 
style. The building facades are well articulated with changes in depth and change in 
materials that serve to add interest and break up the building elevations. Similarly, the 
roof lines are broken up by roof elements over the entry corridors. Exterior materials will 
consist of red brick, stone veneer, and stucco. 

The project proposes two residential building types and a clubhouse building for a total 
of 13 buildings. All buildings will be three stories tall. There will be a mix of three-
bedroom, three-bathroom and two-bedroom, two-bathroom units. Each bedroom will 
have its own bathroom and each unit will have a kitchen and living room. Units will be 
average approximately 1,200 square feet.

Building “A” is the clubhouse building. The first floor of this building will feature 
amenities for the residents such as a fitness center, game room, and student lounges. 
Business offices for the development will also be located in the clubhouse building. A 
total of eight three-bedroom units will occupy the second and third floors of the building. 
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These units will be accessed by stairs on the north and south sides of the building. Each 
of the upper floors will have two large, 23’ x 34’ outdoor patio areas. 

Building “B” will have four three-bedroom units on each floor for a total of 12 units. The 
ground floor of building “B” will have three adaptable living units and one accessible 
living unit. Two staircases in the central corridor of the building will provide access to the 
upper floors. There will be a total of 6 of these building types.

Building “C” will feature twelve three-bedroom units and twelve two-bedroom units. 
Each floor will provide four two-bedroom units and four three-bedroom units. There are 
two corridors in this building type where there will be seven adaptable units on the first 
floor with one accessible unit. 

The applicant has accepted a condition recommended by the Planning and Design 
Commission that requires the applicant to revise the site plan and building plans to 
enhance the architecture and design to ensure a more pedestrian scale design.

Conclusion: It is acknowledged that in 2005, staff recommended denial of a multi-
family student housing project on the subject site of the Campus Crest proposal. As 
with any large multi-family proposal throughout the City, staff reviews each project with 
respect to both site characteristics and operational issues. It is therefore, important to 
distinguish the different circumstances associated with the Jefferson Lofts project of 
2005 and the Campus Crest project of 2013.

The Jefferson Lofts project was reviewed in light of an existing adjacent apartment 
project (Jefferson Commons) managed by the same entity. As stated above, the poor 
management of Jefferson Commons resulted in adverse impacts to the surrounding 
neighborhood and an unacceptable number of calls for service to the Sacramento 
Police Department. Staff’s recommendation of denial was based primarily on the track 
record of the Jefferson Commons management practices. Coordination between the 
new management of the Jefferson Commons (The Element) project and the Police 
Department has resulted in a dramatic reduction in calls for service.

The Campus Crest development has been reviewed objectively, in light of the 
applicants proposed management plan (Attachment 8) and the proposed conditions of 
approval. City staff believes the conditions of approval and the applicants proposed 
management plan are structured to avoid the problems associated with the Jefferson 
Commons project. The Campus Crest project does meet the objectives of the City’s 
General Plan and the 65th Street Station Area Plan by providing a dense residential 
project within ½ mile of a light rail station as well as implementing the appropriate 
mitigations measures related to circulation improvements in the area.

The Campus Crest project was approved by the Planning and Design Commission on 
August 15, 2013 and subsequently appealed. Staff continues to support the project 
request based on the Findings of Fact and subject to the Conditions of Approval as 
found in the attached project resolution (Attachment 7)
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P12-038
Land Use Map

Campus Crest Student Housing
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Attachment 5-CEQA Resolution

RESOLUTION NO. 2014-

Adopted by the Sacramento City Council

ADOPTING THE MITIGATED NEGATIVE DECLARATION AND THE MITIGATION 
MONITORING PROGRAM FOR THE CAMPUS CREST APARTMENT PROJECT

(P12-038)

BACKGROUND

A. On August 15, 2013, the City Planning and Design Commission conducted a 
public hearing on, and approved the Campus Crest Apartment Project.

B. On August 23, 2013, a third party appeal on the decision of the Planning and 
Design Commission for the Campus Crest Apartment Project was filed with the 
City.

C. On January 14, 2014, the City Council conducted a public hearing, for which 
notice was given pursuant Sacramento City Code Section 17.812.030(B)(2) and 
(B)(3) (posting and mail), and received and considered evidence concerning the 
Campus Crest Apartment Project.

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL 
RESOLVES AS FOLLOWS:

Section 1.  The City Council finds as follows:

The Project initial study identified potentially significant effects of the Project.  
Revisions to the Project made by or agreed to by the Project applicant before the 
proposed mitigated negative declaration and initial study were released for public review 
were determined by City’s Environmental Planning Services to avoid or reduce the 
potentially significant effects to a less than significant level, and, therefore, there was no 
substantial evidence that the Project as revised and conditioned may have a significant 
effect on the environment.  A Mitigated Negative Declaration (MND) for the Project was 
then completed, noticed and circulated in accordance with the requirements of the 
California Environmental Quality Act (CEQA), the State CEQA Guidelines and the 
Sacramento Local Environmental Procedures as follows:

a. On June 4, 2013 a Notice of Intent to Adopt the MND (NOI) dated June 4, 2013
was circulated for public comments for 30 days. The NOI was sent to those 
public agencies that have jurisdiction by law with respect to the proposed project 
and to other interested parties and agencies, including property owners within 
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500 feet of the boundaries of the proposed project.  The comments of such 
persons and agencies were sought.  

b. On June 4, 2013the NOI was published in the Daily Recorder, a newspaper of 
general circulation, and the NOI was posted in the office of the Sacramento 
County Clerk.

Section 2. The City Council has reviewed and considered the information contained 
in the MND, including the initial study, the revisions and conditions incorporated into the 
Project, and the comments received during the public review process and the hearing 
on the Project.  The City Council has determined that the MND constitutes an adequate, 
accurate, objective and complete review of the environmental effects of the proposed 
project.

Section 3. Based on its review of the MND and on the basis of the whole record, the 
City Council finds that the MND reflects the City Council’s independent judgment and 
analysis and that there is no substantial evidence that the Project will have a significant 
effect on the environment.  

Section 4. The City Council adopts the MND for the Project.

Section 5. Pursuant to CEQA section 21081.6 and CEQA Guidelines section 15074, 
and in support of its approval of the Project, the City Council adopts a Mitigation 
Monitoring Program to require all reasonably feasible mitigation measures, including 
mitigation measures from the Master EIR as appropriate, be implemented by means of 
Project conditions, agreements, or other measures, as set forth in the Mitigation 
Monitoring Program.

Section 6. Upon approval of the Project, the City Manager shall file or cause to be 
filed a Notice of Determination with the Sacramento County Clerk and, if the project 
requires a discretionary approval from any state agency, with the State Office of 
Planning and Research, pursuant to section 21152(a) of the Public Resources Code 
and section 15075 of the State EIR Guidelines adopted pursuant thereto.

Section 7. Pursuant to Guidelines section 15091(e), the documents and other 
materials that constitute the record of proceedings upon which the City Council has 
based its decision are located in and may be obtained from, the Office of the City Clerk 
at 915 I Street, Sacramento, California.  The City Clerk is the custodian of records for all 
matters before the City Council.

Table of Contents:

Exhibit A: Mitigation Monitoring Program
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CAMPUS CREST STUDENT HOUSING (P12-038) 

MITIGATION MONITORING PLAN 
 
This Mitigation Monitoring Plan (MMP) has been required by and prepared for the City of 
Sacramento Community Development Department, Environmental Planning Services, 300 
Richards Boulevard, Sacramento, CA  95811, pursuant to CEQA Guidelines Section 21081.6. 
 
SECTION 1: PROJECT IDENTIFICATION 
 
Project Name and File Number: Campus Crest Student Housing (P12-038) 
 
 
Project Location:    3075 Redding Avenue 
     Sacramento, CA 95817 
     APN 015-0101-021 
 
Project Applicant:   Ronald Simmons 

Campus Crest Development 
     PO Box 58838 
     Webster, TX 77598-8838 
 
Project Description: 
 
The proposed project is located at 3075 Redding Avenue on 13.5 acres in the 65th Street Station 
Area of the City of Sacramento, (APN #015-0101-021) .The project site is south of U.S. 50, east of 
Redding Avenue, north of San Joaquin Street, and west of the Union Pacific Railroad 
 
The proposed project would consist of construction and operation of a 224-unit market rate 
student housing development, containing 12 buildings, a clubhouse, activity area, and green 
space. The project would provide a safe and convenient student housing opportunity for a number 
of students in the area, and specifically for CSUS. At completion of the proposed project, the 
project site would be gated and comply with the City’s gating standards, and would provide on-site 
parking for its residents. The 224-unit housing development would include up to 600 individual 
beds and the number of available parking spaces would match the number of proposed beds for 
the project site, resulting in an approximate 1.01 parking spaces per bed ratio (604 parking spots).       
 
 
SECTION 2: GENERAL INFORMATION 
 
The Plan includes mitigation for Biological Resources, Cultural Resources, Geology and Soils, 
Hazards, Light and Glare, Noise, Transportation and Circulation, and Utilities and Services 
Systems. The intent of the Plan is to prescribe and enforce a means for properly and 
successfully implementing the mitigation measures as identified within the Initial Study for this 
project.  Unless otherwise noted, the cost of implementing the mitigation measures as 
prescribed by this Plan shall be funded by the owner/developer identified above.  This Mitigation 
Monitoring Plan (MMP) is designed to aid the City of Sacramento in its implementation and 
monitoring of mitigation measures adopted for the proposed project.   
 
The mitigation measures have been taken from the Initial Study and are assigned the same 
number they have in the document.  The MMP describes the actions that must take place to 
implement each mitigation measure, the timing of those actions, and the entities responsible for 
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implementing and monitoring the actions.  The developer will be responsible for fully 
understanding and effectively implementing the mitigation measures contained with the MMP. 
The City of Sacramento will be responsible for ensuring compliance. 
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PROJECT NAME (NUMBER) 
MITIGATION MONITORING PLAN 

 
 

 
Environmental 

Resource 
 

 
Mitigation Measure 

 
Responsible 

Entities 

 
Compliance 
Milestone / 

Confirm 
Complete 

 
Biological 
Resources 

 

 
2-1   Prior to construction, the project contractor 

shall initiate preconstruction surveys of the 
project site to determine if burrowing owls are 
present during the non-nesting season prior to 
any breeding season construction. The results 
of the preconstruction surveys shall then be 
submitted to the City for review. If burrowing 
owls are not present, further mitigation is not 
required. If occupied burrows are found during 
the non-breeding season, the project 
contractor shall implement standard “passive 
relocation” measures to exclude burrowing 
owls from burrows that need to be disturbed, 
consistent with (California Dept. of Fish and 
Wildlife) CDFW guidelines. If breeding owls 
are found on-site during the nesting season, 
the project contractor shall establish a no-
disturbance buffer around nesting burrows 
until the nesting is completed. The buffer 
distance and verification of completion of 
nesting will be determined by a qualified 
biologist with experience working with 
burrowing owls and construction activities. If it 
is not feasible to avoid removal of nesting 
burrows, the project contractor shall consult 
with the CDFW to determine if any options for 
active nest relocation are feasible.  

 
2-2    One of the following mitigation options shall 

be implemented by the project contractor to 
avoid disturbing or removing any active nest 
tree at the time of project implementation: 

 

 If project construction plans require removal 
of a tree that represents potential nesting 
habitat for migratory birds or other raptors 
including Swainson’s hawk, the project 
contractor shall remove such trees during the 
non-nesting season, prior to initiation of major 
construction.  

Or 

 If suitable migratory bird or raptor nest trees 
are on-site and construction is planned during 
the nesting season for the species, 
preconstruction surveys shall be conducted to 
determine if migratory birds or other raptors 
including Swainson’s hawk are using suitable 

 
Project 
Contractor 
 
CDFW 
 
 

 
Prior to 
grading, CCD 
to confirm 
results of 
surveys 
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PROJECT NAME (NUMBER) 
MITIGATION MONITORING PLAN 

 
Environmental 

Resource 
 

 
Mitigation Measure 

 
Responsible 

Entities 

 
Compliance 
Milestone / 

Confirm 
Complete 

nest trees. The results of the preconstruction 
surveys shall then be submitted to the City for 
review. If active nests are present on the 
property, construction shall be avoided within 
a buffer area designated to protect the 
nesting pair. The size of the buffer will be 
determined by a qualified biologist with 
experience in nest protection and will be 
based on the location of the nest, the 
background level of disturbance in the nest 
area, and observed reactions of the nesting 
species to human activity.  

 
2-3    Prior to construction, the project contractor 

shall initiate preconstruction surveys of the 
project site to determine if western spadefoot 
toads are present. The results of the 
preconstruction surveys shall then be 
submitted to the City for review. If western 
spadefoot toads are not present, further 
mitigation is not required. If western 
spadefoot toads are found during 
preconstruction surveys, the project 
contractor shall implement standard “passive 
relocation” measures consistent with CDFW 
guidelines. 

 
 

 
Cultural 

Resources 
 

 
3-1  Construction personnel shall be alerted to 

the possibility of buried archaeological 
resources in the project area prior to 
construction activities, and shall be educated 
as to identification of archaeological artifacts. 

 
3-2  If archaeological artifacts or unusual 

amounts of stone, bone, or shell are 
uncovered during construction activities, work 
within 50 feet of the specific construction site 
at which the suspected resources have been 
uncovered shall be suspended. At that time, 
the property owner shall retain a qualified 
professional archaeologist. The archaeologist 
shall conduct a field investigation of the 
specific site and recommend mitigation 
deemed necessary for the protection or 
recovery of any archaeological resources 
concluded by the archaeologist to represent 
significant or potentially significant resources 
as defined by CEQA. The mitigation shall be 

 
Project 
Contractor  
 
Property 
Owner 
 
NAHC 

 
During 
construction, 
CDD to verify 
compliance 
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PROJECT NAME (NUMBER) 
MITIGATION MONITORING PLAN 

 
Environmental 

Resource 
 

 
Mitigation Measure 

 
Responsible 

Entities 

 
Compliance 
Milestone / 

Confirm 
Complete 

implemented by the property owner to the 
satisfaction of the City of Sacramento 
Planning Department prior to resumption of 
construction activity. 

 
3-3  In accordance with Section 7050.5 of the 

Health and Safety Code and Sections 
5097.94 and 5097.98 of the Public Resources 
Code, if human remains are uncovered during 
project construction activities, work within 50 
feet of the remains shall be suspended 
immediately, and the City of Sacramento 
Planning Department and the County Coroner 
shall be immediately notified. If the remains 
are determined by the Coroner to be Native 
American in origin, the Native American 
Heritage Commission (NAHC) shall be 
notified within 24 hours, and the guidelines of 
the NAHC shall be adhered to in the 
treatment and disposition of the remains. The 
property owner shall also retain a 
professional archaeological consultant with 
Native American burial experience. The 
archaeologist shall conduct a field 
investigation of the specific site and consult 
with the Most Likely Descendant identified by 
the NAHC. As necessary, the archaeological 
consultant may provide professional 
assistance to the Most Likely Descendant 
including the excavation and removal of the 
human remains. The property owner shall 
implement any mitigation before the 
resumption of activities at the site where the 
remains were discovered. 

 

 
Geology and 

Soils 
 

 
5-1   Prior to the issuance of grading permit, the 
applicant shall submit a geotechnical design-level 
geotechnical analysis of the project site, which 
shall include requirements for site preparation, 
appropriate sources and types of fill, the potential 
need for soil amendments, foundation design, 
and site drainage to reduce the risk of damage 
from unstable soils, for the review and approval 
of the City Engineer. In addition, a qualified 
geotechnical engineer shall monitor the site 
during site preparation and grading operations to 
observe and test fill to verify compliance with 
these and other measures. 
 

 
Project 
Contractor 

 
Prior to 
grading permit, 
CDD to review 
analysis 
 
During 
grading, 
geotechnical 
engineer to 
monitor site 
preparation 
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PROJECT NAME (NUMBER) 
MITIGATION MONITORING PLAN 

 
Environmental 

Resource 
 

 
Mitigation Measure 

 
Responsible 

Entities 

 
Compliance 
Milestone / 

Confirm 
Complete 

 
Hazards 

 

 
6-1   Prior to construction activities, the project 
applicant shall contract with a qualified firm to 
collect soil and vapor samples from the proposed 
development site and analyze the samples for 
suspected chemical constituents. The results of 
the soil and vapor analysis shall then be 
submitted to the City for review. If no 
contaminants or associated vapors are identified 
in the samples, construction activities may 
proceed. If contaminants are identified in the 
samples, the applicant shall coordinate with the 
Sacramento County Hazardous Materials 
Division for direction on appropriate remediation 
measures and procedures before construction 
activities begin. 
 

 
Project 
Applicant 
 
Sacramento 
County 
Hazardous 
Materials 
Division 

 
Prior to 
construction, 
CDD to review 
soil and vapor 
report 

 
Light and 

Glare 
 

 
8-1   Prior to issuance of building permits, the 
Building Department shall review the plans to 
ensure the plans show that the proposed project 
does not include the following: 
 

 Use reflective glass that exceeds 50 
percent of any building surface and on the 
ground three floors; 

 Use mirrored glass; 

 Use black glass that exceeds 25 percent 
of any surface of a building; and 

 Use metal building materials that exceed 
50 percent of any street-facing surface of a 
primarily residential building. 
 

 
Project 
Applicant 

 
Prior to 
building 
permits, CDD 
Building 
Division to 
review plans 

 
Noise 

 

 
9-1   Noise impacts due to operational activities 
would be reduced by implementing the following 
mitigation measure from the South 65th Street 
Area Plan EIR:  
 

 All mechanical building equipment 
systems shall be shielded from direct public 
exposure and completely enclosed. 

 Landscape maintenance activities shall 
be limited to the less noise-sensitive daytime 
hours of 7:00 a.m.-8:00 p.m. 
 
9-2   The project applicant shall coordinate with 
the project architects and other contractors to 
ensure compliance with the 45 dBA Ldn interior 

 
Project 
Applicant  
 
Project 
Contractor 

 
Prior to 
Construction, 
CDD Building 
Division to 
review plans 
 
 
Operation of 
the Project 
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PROJECT NAME (NUMBER) 
MITIGATION MONITORING PLAN 

 
Environmental 

Resource 
 

 
Mitigation Measure 

 
Responsible 

Entities 

 
Compliance 
Milestone / 

Confirm 
Complete 

noise level standard for all residential units, and 
65 dBA exterior noise level standard for all 
residential units and recreational areas. 
Compliance shall be achieved by implementing 
several specific building and site design 
elements, including the following: 
 

 Air conditioning or mechanical ventilation 
systems are installed so that windows and doors 
may remain closed. 

 Windows and sliding glass doors are 
mounted in low air infiltration rate frames (0.5 
cubic feet per minute or less, per American 
National Standards Institute specifications). 

 Exterior doors are solid core with 
perimeter weather-stripping and threshold seals.  

 Exterior walls consist of stucco or brick 
veneer. 

 Glass in both windows and doors shall 
not exceed 20 percent of the floor area in a room. 

 Windows shall have a Sound 
Classification (STC) rating of at least 35. 

 Roof or attic vents facing the noise source 
of concern should be boxed. 

 Sound buffers or walls to attenuate levels 
generated from the UPRR tracks, lumber yard, 
and school bus yard. 
 
If the above recommendations cannot be 
implemented into the construction of the 
buildings and outdoor areas, a more detailed 
analysis of interior and exterior noise levels shall 
be conducted when floor plans and construction 
details are available.  
 

 
Transportation 

and 
Circulation 

 

 
12-1 At the time of issuance of a building 
permit, the project applicant shall pay, on a fair-
share basis, the cost of the City of Sacramento 
Traffic Operations Center to implement ITS 
improvements on all major streets including 
Elvas Avenue, Folsom Boulevard, and 65th 
Street.  
 
12-2 At the time of issuance of a building 
permit, the project applicant shall pay, on a fair-
share basis, the cost of the designated 
pedestrian and bicycle improvements in the 65th 
Street Station Area Plan area. 

 
Project 
Applicant 

 
Issuance of 
Building Permit 
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PROJECT NAME (NUMBER) 
MITIGATION MONITORING PLAN 

 
Environmental 

Resource 
 

 
Mitigation Measure 

 
Responsible 

Entities 

 
Compliance 
Milestone / 

Confirm 
Complete 

 
12-3 At the time of issuance of a building 
permit, the project applicant shall pay, on a fair-
share basis, the cost of widening the westbound 
U.S. 50 off-ramp at 65th Street.  
 

 
Utilities and 

Service 
Systems 

 

 
13-1 Prior to issuance of a building permit for 
the proposed project, if the 65th Street Station 
Area Financing Plan is not approved, the project 
applicant shall upsize the existing eight inch 
sewer main to 12 inches from sewer manhole no. 
201 in Redding Avenue per City Map Book page 
II21 the project site frontage to sewer manhole 
no. 810 located at the Redding Avenue / San 
Joaquin St intersection per City Map Book page 
II21, for the review and approval of the Director 
of Utilities City Engineer. 
 

 
Project 
Applicant 

 
Prior to 
Building 
Permit, CDD 
Building 
Division 
 
Director of 
Department of 
Utilities, City 
Engineer 
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Project Resolution

RESOLUTION NO.

Adopted by the Sacramento City Council

ADOPTING FINDINGS OF FACT AND APPROVING THE CAMPUS 
CREST APARTMENT PROJECT
(P12-038) (APN: 015-0101-021)

BACKGROUND

A. On August 15, 2013, the City Planning and Design Commission conducted a 
public hearing on and approved the Campus Crest Apartment Project.

B. On August 23, 2013, the Decision of the City Planning and Design Commission 
was appealed by a third party.

C. On January 14, 2014 the City Council conducted a public hearing, for which 
notice was given pursuant Sacramento City Code Section 17.812.030(B), and 
received and considered evidence concerning the Campus Crest Apartment 
Project.

BASED ON THE FACTS SET FORTH IN THE BACKGROUND, THE CITY COUNCIL 
RESOLVES AS FOLLOWS:

Section 1. Based on the verbal and documentary evidence received at the hearing 
on the Campus Crest Apartment Project, the City Council denies the appeal and 
approves the project entitlements based on the findings of fact and subject to the 
conditions of approval as set forth below.

Section 2. The City Council approves the Project entitlements based on the following 
findings of fact:

A. Environmental Determination: The CEQA Mitigated Negative Declaration for 
the Project has been adopted by Resolution No. _________.

C.  The Plan Review to develop apartments in the R-2B and the RMX-TO zone is 
approved based on the following findings of fact.

1. The proposed development, including, but not limited to, the density of the
proposed residential development, is consistent with the general plan and the 
65th Street Station Area Plan. The proposed project, with a density of 17.5 units 
per acre and a FAR 0.59 is consistent with the Urban Neighborhood Low 
designation and is consistent with General Plan goals and policies related to infill 
development and housing diversity. A portion of the site is in the TO overlay 
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zone. The proposed project is consistent with the TO overlay in that the TO 
encourages higher density housing to promote transit ridership. The project will 
also comply will all applicable traffic and circulation mitigation required by the 65th

Street Station Area Plan.

2. Facilities, including utilities, access roads, sanitation and drainage must be
adequate and consistent with city standards, and the proposed improvements 
must properly relate to existing and proposed streets and highways. The project 
meets, or has been conditioned to meet all city standards including those related 
to utilities, sanitation, drainage, and access. Additionally, the project must comply 
with all applicable traffic and circulation mitigation measures prescribed by the 
65th Street Station Area Plan.

3. The property involved must be of adequate size and shape to accommodate the 
proposed use and required yard, building coverage, setback, parking area and 
other requirements. The proposed project complies with all yard, building 
coverage, setback, and parking requirements. 

4. Approval of the Plan Review will not be contrary to the public health or safety or 
injurious to the property or improvements of adjacent properties in that 
apartments are considered to be a land use compatible with the surrounding land
uses. There are no single-family homes directly adjacent to the project site and 
the project includes features such as increased on-site parking and on-site 
recreational amenities to reduce the project’s impact on the surrounding 
neighborhood. Additionally, the Police Department has conditioned the project to 
address public safety concerns. Development of the project will also require a 
contribution to traffic and circulation improvements within the 65th street station 
area.

Conditions of Approval

C. The Plan Review to develop apartments in the R-2B and the RMX-TO zone is 
approved based subject to the following conditions of approval.

Planning

C1. Development of this site shall be in compliance with the attached exhibits, except 
as conditioned.  Any modification to the project shall be subject to review by 
Development Services staff prior to the issuance of building permits.  Any 
significant modifications to the project may require subsequent entitlements.

C2. The applicant shall obtain all necessary building and/or encroachment permits 
prior to construction.
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C3. A sign permit shall be required prior to construction or installation of any attached 
or detached sign.

C4. The applicant shall comply with the requirements of the Mitigation Monitoring 
Plan developed by and kept on file in the Community Development Department.  

C5. All parking spaces and maneuvering area shall meet the 50% tree shading 
requirements.

C6. Proposed vinyl siding shall be replaced with stucco of similar color at all 
elevations.

C7. Prior to the issuance of a building permit, the applicant shall propose and submit 
for review and approval by the Planning Director a "Good Neighbor Policy" 
including but not limited to the following: Establish a process for neighbors to 
communicate directly with staff of the facility. A sign indicating a 24-hour 
emergency phone number and contact person shall be kept current and posted 
on the building in a clearly visible place. 

C8. The applicant shall provide shuttle service to the CSUS campus. Shuttle shall 
provide a minimum of hourly service between 7:00 am and 7:00 pm during 
normal class sessions.

C9. All rooftop mechanical equipment shall be screened from all street views.

C10. Mechanical equipment located along street facing elevations shall be completely 
screened from view or moved to non-street facing elevations.

C11. Operations and management shall comply with the On-Site Operational 
Standards and Management Plan (Exhibit B).

C12. A minimum of one (1) Community Assistant (CA) per residential building (for a 
total of 12 CAs) shall reside on the project site with Campus Crest, 24 hours a
day, 7 days per week as an added security measure. CAs shall receive adequate 
training in consultation with the Police Department.

C13. Private, on-site security from a licensed security guard shall be provided Monday 
through Friday between the hours of 6:00 PM – 6:00 AM.

C14. A total of 224 long-term and 44 short-term bicycle parking spaces shall be 
provided. Final bicycle parking plan shall be subject to review by Planning staff

C15. A six-foot solid wall of concrete masonry, brick, or similar material shall be 
constructed on the northern property boundary.
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C16. A minimum of 50 square feet of private open space shall be provided for six units 
in building 4 and six units in building 5.

C17. The final exhibits including site, floor, elevation, and landscape plans shall be 
reviewed and approved at the staff level by the Design Director. Additional 
treatment shall be provided to the elevation plans to further enhance the 
architecture to ensure a more pedestrian scale.

Public Works

C18. Construct standard improvements as noted in these conditions pursuant to 
chapter 18 of the City Code.  Improvements shall be designed and constructed to 
City standards in place at the time that the Building Permit is issued. Any public 
improvement not specifically noted in these conditions shall be designed and 
constructed to City Standards. This shall include street lighting and the repair or 
replacement/reconstruction of any existing deteriorated curb, gutter and sidewalk 
fronting the property along Redding Avenue per City standards to the satisfaction 
of the Department of Public Works;

C19. The applicant shall pay a fair share contribution to fund the City’s Traffic 
Operation Center to implement ITS improvements on all major streets including 
Elvas Avenue, Folsom Boulevard and 65th Street per the 65th Street Station 
Area Plan and to the satisfaction of the Department of Public Works.

C20. The applicant shall pay a fair share contribution to fund the designated 
pedestrian and bicycle improvements in the 65th Street Station Area Plan to the 
satisfaction of the Department of Public Works.

C21. The applicant shall pay fair share contributions to fund the cost of widening the 
westbound U.S. 50 off ramp at 65th Street to the satisfaction of the Department 
of Public Works per the 65th Street Station Area Plan.

C22. Dedicate sufficient right of way and construct full frontage improvements along 
Redding Avenue as a Minor Collector Roadway with parking and bike lanes (71-
feet Total R.O.W.) consistent with the 65th Street Station Area Plan. This shall 
include the construction of any needed street lights as part of the public 
improvements. 

C23. The applicant shall install the proposed crosswalk across Redding Avenue a 
minimum of 10-feet south of the proposed driveway per City standards and to the 
satisfaction of the Department of Public Works. Mid-Block crosswalks are 
installed with the standard design of a triple-four or a high visibility pavement 
treatment with all associated signage and pavement markings. The crosswalk 
shall be equipped with ADA curb ramps at both ends.
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C24. All new driveways shall be designed and constructed to City Standards to the 
satisfaction of the Department of Public Works. The applicant shall remove any 
existing driveways serving the property that will not be in use with the proposed 
project and reconstruct the frontage to the satisfaction of the Department of 
Public Works;

C25. All proposed gates shall be a minimum of 20-feet behind the right of way and 
shall be equipped with an automatic opener or a card reader. For the main entry 
driveway, any gates shall be placed beyond the required gated entry turn around;

C26. The applicant shall participate in the 65th Street Station Area Plan, Finance Plan 
(when created) and pay all appropriate fees to the satisfaction of the Department 
of Finance;

C27. The site plan shall conform to the parking requirements set forth in chapter 17 of 
City Code (Zoning Ordinance) regarding stall length, width and required 
maneuvering area;

C28. The design of walls fences and signage near intersections and driveways shall 
allow stopping sight distance per Caltrans standards and comply with City Code 
Section 12.28.010 (25' sight triangle).  Walls shall be set back 3' behind the sight 
line needed for stopping sight distance to allow sufficient room for pilasters.  
Landscaping in the area required for adequate stopping sight distance shall be 
limited 3.5' in height at maturity.  The area of exclusion shall be determined by 
the Department of Public Works;
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Fire 

C29. All turning radii for fire access shall be designed as 35’ inside and 55’ outside.  

CFC 503.2.4

C30. Roads used for Fire Department access shall have an unobstructed width of not 

less than 20’ and unobstructed vertical clearance of 13’6” or more.  CFC 503.2.1

C31. Fire Apparatus access roads shall be designed and maintained to support the 

imposed loads of fire apparatus and shall be surfaced so as to provide all-

weather driving capabilities.  CFC 503.2.3

C32. Provide the required fire hydrants in accordance with CFC 507 and Appendix C, 

Section C105.

C33. Timing and Installation. When fire protection, including fire apparatus access 

roads and water supplies for fire protection, is required to be installed, such 

protection shall be installed and made serviceable prior to and during the time of 

construction.  CFC 501.4

C34. Provide a water flow test. (Make arrangements at the Permit Center walk-in 

counter: 300 Richards Blvd, Sacramento, CA 95814).     CFC 507.4

C35. Provide appropriate Knox access for site. CFC Section 506

C36. Roads used for Fire Department access that are less than 28 feet in width shall 

be marked "No Parking Fire Lane" on both sides; roads less than 36 feet in width 

shall be marked on one side.  

C37. An automatic fire sprinkler system shall be installed in any portion of a building 

when the floor area of the building exceeds 3,599 square feet. 

C38. Locate and identify Fire Department Connections (FDCs) on address side of 

building no further than 50 feet and no closer than 15 feet from a fire hydrant.

C39. An approved fire control room shall be provided for all buildings protected by an 

automatic fire extinguishing system.  Fire control rooms shall be located within 

the building at a location approved by the Chief, and shall be provided with a 

means to access the room directly from the exterior.  Durable signage shall be 

provided on the exterior side of the access door to identify the fire control room.  

CFC 903.8
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C40. Provide a secondary access. The chief is authorized to require two means of 

access for sites serving 40 or more dwelling units and/or when it is determined by 

the chief that access by a single road might be impaired by vehicle congestion... 

CFC 503.1.2.1 In addition to the main entrance, emergency vehicle access will 

be required at the north and south end of the complex. These entrances may be 

used for dedicated emergency vehicle access only.

C41. Vehicle gates for all entrances shall be provided with AC power. Gates shall be 

provided with an unobstructed 20 feet in width and 13 feet 6 inches of vertical 

clearance.  Gates shall be provided with Key override switch Knox and Radio 

operated controller Click2Enter. An approved pedestrian gate shall be installed 

within 10 feet of all vehicle gates.

Utilities

C42. Per City Code 13.04.070, except for separate irrigation service connections and 

fire service connections, each lot or parcel shall only have one (1) metered 

domestic water service.  Requests for multiple domestic water service 

connections to a single commercial lot or parcel, consistent with the DOU 

“Commercial Tap Policy”, may be approved on a case-by-case basis by the 

DOU.  Excess services shall be abandoned to the satisfaction of the DOU.  All 

water connections shall comply with the City of Sacramento’s Cross Connection 

Control Policy.

C43. Water service taps can be taken from the 8” City water main in Redding Ave.  No 

taps may be made to the 48” City water transmission main in Redding Ave. While 

not anticipated, City water pressure and flow may be such that offsite 

improvements may be required to the satisfaction of the DOU to support the 

water needs of this project.

C44. This project is served by the Combined Sewer System (CSS).  Therefore, the 

developer/property owner will be required to pay the Combined Sewer System 

Development Fee prior to the issuance of building permit.  The Combined Sewer 

System fee at time of building permit is estimated to be $429,249.23.  The fee 

may be more or less depending on the final unit count at the time of application 

for building permit, changes to the fee or fee structure, and other factors.   

C45. The sewer service tap for this project shall be made to manhole 503 (or other 

manhole as approved) as shown in the DOU Drainage/Sewer Map Book page 

II21.  The applicant’s engineer has determined in a pre-entitlement that this 

project is likely to contribute sewer discharges in excess of the capacity of the 

City’s sewer.  The applicant shall design and build a replaced and upsized sewer 
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in accordance with the Department of Utilities 65th Street Infrastructure Plan.  

The sewer shall be a 12-in sewer and the limits of the project shall be from 

manhole 201 to 810.  The design and construction shall be to the satisfaction of 

the Department of Utilities.

C46. A grading plan showing existing and proposed elevations is required.  Adjacent 

off-site topography shall also be shown to the extent necessary to determine 

impacts to existing surface drainage paths.  No grading shall occur until the 

grading plan has been reviewed and approved by the DOU.

C47. An on-site surface drainage system is required and shall be connected to the City 

drainage system by means of a storm drain service tap.  All on-site systems shall 

be designed to the standard for private storm drainage systems (per the latest 

edition of: Frontage and On-Site Improvement Procedures Manual, which may be 

obtained from the City’s Community Development Department at 300 Richards 

Blvd., 3rd floor).

C48. Per City Code, the project may not be developed in any way that obstructs, 

impedes, or interferes with the natural flow of existing off-site drainage that 

enters the property.  The project shall construct the required infrastructure to 

handle off-site runoff to the satisfaction of the DOU and dedicate any required 

private easements.

C49. There are existing City owned 12” Strom Drain Main located in Redding Avenue.  

An on-site surface drainage system is required and shall be connected to the 

street drainage system by means of a storm drain service tap.  All on-site 

systems shall be designed to the standard for private storm drainage systems 

(per Section 11.12 of the Design and Procedures Manual).

C50. Building pad elevations shall be a minimum of 1.2 feet above the 100-year HGL 

and 1.5 feet above the local controlling overland flow release elevation, 

whichever is higher or as approved by the Department of Utilities (DOU).  

Finished floor elevations shall be a minimum of 1.5 feet above the 100-year HGL 

and 1.7 feet above the controlling overland release, or as approved by the DOU.

C51. The applicant must comply with the City of Sacramento's Grading, Erosion and 

Sediment Control Ordinance.  This ordinance requires the applicant to prepare 

erosion and sediment control plans for both during and after construction of the 

proposed project, prepare preliminary and final grading plans, and prepare plans 

to control urban runoff pollution from the project site during construction.
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C52. This project will disturbed more than one acre of land; therefore, the project is 

required to comply with the State’s “Construction General Permit” (Order 2009-

0009 DWQ or most current).  To comply with the State Permit, the applicant must 

file a Notice of Intent (NOI) through the State’s Storm Water Multiple Application 

and Report Tracking System (SMARTS), located online at 

http://smarts.waterboards.ca.gov/smarts/faces/SwSmartsLogin.jsp A valid WDID 

number must be obtained and provided to the DOU prior to the issuance of any 

grading permits.

C53. Post construction, stormwater quality control measures shall be incorporated into 

the development to minimize the increase of urban runoff pollution caused by 

development of the area.  Since the project is not served by an existing regional 

water quality control facility, both source control and on-site treatment control 

measures (e.g., stormwater planters, detention basin, infiltration basin and/or 

trench, media filters (Austin Sand Filter), multi-functional drainage corridors, 

vegetated filter strips and/or swales, and proprietary devices) are required.  A 

maintenance agreement is required for all on-site treatment control measures. 

Contact DOU for a list of accepted proprietary devices if considered for treatment 

control.  Specific source controls are required for (1) vehicle and equipment 

fueling areas, (2) loading/unloading areas, (3) outdoor storage areas, (4) outdoor 

work areas, (5) vehicle/equipment wash, repair and maintenance areas, (6) 

waste management areas and (7) Storm drain inlet (markings).  Improvement 

plans must include the source controls and on-site treatment control measures 

selected for the site.  Refer to the latest edition of the “Stormwater Quality Design 

Manual for the Sacramento and South Placer Regions (May 2007)” for 

appropriate source control measures.  Runoff reduction measures (e.g. porous 

pavement) are optional control measures. Refer to the Runoff Reduction Credit

Worksheet in the above Manual for porous pavement design.

Police

C54. Main entrances to public and private buildings must be clearly recognizable and 
defined. This can be achieved via architectural design, landscaping and signage. 
Main entrances should also be elevated when practical. This provides territorial 
reinforcement and exposure to abnormal users.

C55. Crime preventing environmental design strategies will be crucial in the 
landscaping and lighting of this project. Lighting requirements should minimally 
meet IESNA standards and in some cases exceed them. The lighting plan for 
each area must be made with mature landscaping in mind. It is imperative that 
the landscaping plan is coordinated with the lighting plan to ensure proper 
illumination is maintained through the maturity of the trees and shrubs.  If the 
landscaping overwhelms the lighting, reduced visibility will create an environment 
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for crime to occur.  In order to preserve visibility, we recommend shrubs that 
mature around 2-3’ tall, and bushes or trees with canopy no lower than 6-8’tall, in 
most instances. 

C56. Lighting must minimally meet IESNA standards. In troubled areas, consideration 
should be given to doubling or tripling the foot candle output. Lighting must also 
be uniform and efforts should be made to avoid glare and light trespass. 

C57. Fixtures must be vandal resistant. Full cut off wall packs and shoebox fixtures are 
recommended for parking lots, walkways and around buildings. These help 
eliminate glare and light trespass.

C58. For exterior commercial lighting (e.g. parking lots, paths, parks, plazas etc.), 
LED, Metal Halide or Induction lighting is recommended. This lighting provides a 
clear white light that allows for true color rendition and the ability to better 
recognize potential threats. 

C59. The lighting plan must address issues such as shadows that will be created by 
awnings and/or canopies that are planned to shade windows. Lighting solutions 
under these structures must be implemented. 

C60. Benches, trash cans, and bicycle racks should be constructed in a manner 
consistent with crime prevention strategies and placed in highly visible locations. 
Wrought iron benches are desirable because they provide a fireproof design that 
is difficult to damage and is easily secured to the ground. 

C61. Trash enclosure areas, such as those used for dumpsters, can be used as 
ambush points. The preferred option for these areas is wrought iron enclosures 
that remain locked. Any other non-transparent enclosure is not recommended, 
but if selected, must also remain locked. If landscaping is placed adjacent to any 
enclosure, the 3-8 landscaping rule should be followed and hostile vegetation 
should be considered. 

C62. Closed-circuit color video cameras shall be employed to monitor entrances, mail 
boxes, exterior grounds and common interior hallways.

C63. The recording device shall be a digital video recorder (DVR) capable of storing a 
minimum of 30 days worth of activity. DVR shall have the capability to transfer 
recorded data to another medium (i.e. external hard drive or DVD). 

C64. The DVR must be kept in a secured area that is accessible only to management. 
There shall be at least one member of the managerial staff on-site that can assist 
law enforcement in viewing and harvesting recorded footage. 

C65. The landscaping plan must be coordinated with the lighting plan/surveillance 
camera plan to ensure proper illumination and visibility is maintained through the 
maturity of the trees and shrubs.  
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C66. The installation of trees and landscaping shall not facilitate access to the 
communications center site to the south (i.e. climbing on tree limbs).

C67.  The design and/or location of the covered parking structures adjacent to the 
communications station shall be modified as to not facilitate access to the 
communications station site.

Parks

C68. Maintenance District:   The applicant shall initiate and complete the formation of 

a parks maintenance district (assessment or Mello-Roos special tax district), 

annex the project into an existing parks maintenance district or otherwise 

mitigate its impact to the City’s park system to the satisfaction of the City. The 

applicant shall pay all city fees for formation of or annexation to a parks 

maintenance district. (Contact Diane Morrison at 808-7535, Special Districts 

Project Manager).  In assessment districts, the cost of neighborhood park 

maintenance is equitably spread on the basis of special benefit. In special tax 

districts, the cost of neighborhood park maintenance is spread based upon the 

hearing report, which specifies the tax rate and method of apportionment.

Solid Waste

C69. Project must meet the requirements outlined in Sacramento City Code Chapter 

17.72.

C70. Property must accommodate trucks, as well as cans or bins that are roughly the 

dimensions outlined in the “Truck, Bin, and Can Dimensions” below.

Can Sizes

Bin Sizes

Height Depth Width Holds Approx.
1 yd 4' 2'9" 6'10" 350 lbs.
2 yd 4'5" 4' 6'10" 400 lbs.
3 yd 5'1" 3'7" 6'10" 450 lbs.
4 yd 5'9" 4'8" 6'10" 500 lbs.
5 yd 5'3" 5'9" 6'10" 600 lbs.
6 yd 6' 5'10" 6'10" 700 lbs.

20 yd 45" 22'8" 8'
30 yd 65" 22'8" 8'
40 yd 84" 22'8" 8'
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Height Depth Width
32 
gal. 3'3" 2' 1'7"
64 
gal. 3'4" 2'6" 2'4"
96 
gal. 3'11" 2'11" 2'5"

Truck Dimensions

Height
Inside 

Turning Pickup
Clearanc

e
Lengt

h
Widt

h
Circle 

Diameter
Clearanc

e
Side Loader 16 ft. 32 ft. 9 ft. 62 ft. 20 ft.
Rear Loader 16 ft. 36 ft. 9 ft. 47 ft. 16 ft.
Front Loader 20 ft. 36 ft. 9 ft. 49 ft. 20 ft.

C71. Solid waste trucks must be able to safely move about the property, with minimum 

backing, and be able to empty the bins and cans safely. Solid waste driver must 

not have to move front-loader bins more than 15 ft. for collection. The plans show 

that this requirement is met.

C72. The property must have enough weekly capacity of both trash and recycling to 

meet the requirements as outlined in 17.72.030, which for this project is 14 yards 

each for trash and recycling. This can be accomplished with multiple collections.

C73. Recycling and Trash Enclosures shall comply with Section 17.72.040 F., 

“Convenient Access for Multi-Family Residents”.

Advisory Notes:

Parks

1. As per City Code, the applicant will be responsible to meet his/her obligations 

regarding Title 18, 18.44 Park Development Impact Fee, due at the time of 

issuance of building permit. The Park Development Impact Fee due for this 

project is estimated at $339,360.  This is based on 224 multi-family residential 

units at the 65th Street Station Transit Village Area infill rate of $1,515 per unit.  

Any change in these factors will change the amount of the PIF due. The fee is 
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calculated using factors at the time that the project is submitted for building 

permit.

Utilities

2. Many projects within the City of Sacramento require on-site booster pumps for fire 

suppression and domestic water systems.  Prior to design of the subject project, 

the DOU suggests that the applicant request a water supply test to determine 

what pressure and flows the surrounding public water distribution system can 

provide to the site.  This information can then be used to assist the engineers in 

the design of the on-site fire suppression system.

3. The proposed project is located in the Flood zone designated as an X zone on the 

Federal Emergency Management Agency (FEMA) Federal Insurance Rate Maps 

(FIRMs) dated August 16th, 2012.  Within the X zone, there are no requirements 

to elevate or flood proof.

4. The applicant is encouraged to consider Low Impact Development (LID) strategy 

for the site design and utilize LID practices (i.e. stormwater planters) for 

stormwater treatment. The applicant can obtain LID runoff reduction credits 

following the guidance in the Stormwater Quality Design Manual.  LID runoff 

reduction will reduce the required treatment volume which could potentially reduce 

the surface area requirements for the stormwater treatment measures.  Contact 

City of Sacramento Utilities Department Stormwater Program (808-1449) if you 

have additional questions.

5. There appears to be an existing 4-inch buried pipe running through the property.  

This line seems to be a private drainage line.  Before disturbing this line the owner 

should be ascertained.  Also, as aforementioned this project’s drainage study 

must account for and allow for off-site drainage to continue through the property.  

This drainage may be coming from the old California Youth Authority (CYA) 

property east of this project site.  The CYA may be owned by CSUS.  The DOU 

does not know if there are any agreements or rights pertaining to this buried pipe, 

and so this should be researched by the applicant.  

6. The on-site storm water treatment control measures required may affect site 

design and site configuration and should be considered during early planning 

stages.
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