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STAFF REPORT 

Subject: Cypress Storage Preliminary General Plan Amendment (PA 04-15) 

Summary 

This is a request by Brent Aasen of Brentwood MX4 Investments, LP ("Applicant") to hold a 
public hearing to discuss the merits of a potential project regarding amending the General 
Plan Land Use Designation on a 3.29 acre site from "Multi-Family Residential, High Density 
(MH)" (16. 7 dwelling units per acre maximum density) to "Commercial (CO)" for the intended 
purpose of rezoning the property from "M-17 (Multi Family Residential)" District to "P-1 
(Planned Unit Development)" District to accommodate future development of the site with a 
Mini-Storage Facility. The project site is located on the south side of East Cypress Road, 
just east of the railroad tracks and south of Picasso Drive; APN 033-012-004. 

This is an advisory public hearing. There is no process to approve the project as a result of 
this public hearing. Upon conclusion of the public hearing, the City Council may act in an 
advisory role to the applicant on whether there is interest in considering an application for 
the requested project. If the Council shows favorable interest in the preliminary application, 
it may advise the applicant submit, and direct Staff to process, a General Plan Amendment 
application . Directing staff to process a General Plan Amendment application would not 
guarantee Staff support or City Council approval of the project. 

Background and Project Description 

Preliminary General Plan Amendment Process 

The process of amending the City of Oakley 2020 General Plan ("General Plan") is 
subject to California Government Code ("GC") Sections 65350 - 65362, which apply to 
the preparation, adoption and amending of general plans and general plan elements. 
GC Section 65351 is written as follows: 

"During the preparation or amendment of the general plan, the [City] shall 
provide opportunities for the involvement of citizens, California Native 
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American Indian tribes, public agencies, public utility companies, and civic, 
education, and other community groups, thro()gh public hearings and any 
other means the planning agency deems appropriate." 

The application process for a general plan land use amendment can come with significant 
costs when factoring in Staff time involved in preparing documents, conducting analysis, 
holding non-public and public meetings, hiring consultants for technical and environmental 
studies and documents, and communicating and meeting with several outside agencies. 
Since a general plan land use amendment is a legislative and discretionary action that sets 
the tone for all other land use decisions on a property, Staff encourages potential applicants 
to first file a Preliminary General Plan Amendment, or "PGPA". The purpose of the PGPA is 
to allow the applicant to provide a brief description of the proposed amendment, and provide 
a concept of the project in mind in the event an eventual GPA is approved. A concept of the 
project is strongly encouraged by Staff. This also helps to prevent requests for land use 
amendments for the sole purpose of increasing allowable density or changing the underlying 
land use type and therefore property value. Preliminary plans, including a site plan, 
landscape plan, building elevations, and floor plans, are included in this staff report's 
attachments. 

Land Use Designation (Existing and Proposed) 

The existing land use designation on the subject site is "Multi-Family Residential, High 
Density" ("MH"). The stated purpose of the MH designation is to "provide affordable and 
rental residential units, and to maximize urban residential space. [It] allows for a typical 
apartment-style building or a condominium complex. The General Plan allows a maximum 
residential density of 16.7 dwelling units per gross acre within the MH designation. If the 
subject site were to be developed with a residential project, a maximum of 55 dwelling units 
could be permitted, subject to applicable zoning development regulations. 

The proposed preliminary land use designation amendment is to change the MH 
designation on the property to "Commercial" ("CO"). As stated in the Oakley 2020 General 
Plan, "[The commercial] designation allows for a broad range of commercial uses typically 
found adjacent to residential neighborhoods, downtowns, and freeways." In order to 
establish a min-storage type use, the applicable land use designation would need to be 
amended to a non-residential land use designation. Amending the applicable land use 
designation to CO would allow for a rezoning application to change the applicable zoning 
district, but only to one of the zoning districts found to be compatible with CO, which include 
Retail Business (RB) District, General Commercial (C) District, or a specific Planned Unit 
Development (P-1) District. The C District allows for mini-storage (called "mini-self storage" 
in Zoning Ordinance) with approval of a conditional use permit, but only if accompanied by 
retail storefronts. Since the RB, and CO Districts do now permit mini-storage, this project 
would require rezoning to a P-1 District that would allow for min-storage without a retail 
component. 
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Existing Conditions and Surrounding Land Uses 

The proposed project site is located on the south side of East Cypress Road, just east of the 
railroad tracks (see Figure 1 ). The General Plan Land Use designations surrounding the 
site include Multi-Family High [Density] to the east, Single Family High [Density] and Public 
and Semi Public to the north, and Single Family Medium [Density] to the southwest across 
the railroad tracks (see Figure 2). The Public and Semi Public land to the north is the 
location of lronhouse Elementary and Delta Vista Middle schools. 

Figure 1. Aerial View of Project Site and Adjacent Properties 

Figure 3. Land Use Diagram 
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Picasso Drive, a main entrance into the single family residential subdivision to the north 
(Cypress Grove), intersects with the north portion of East Cypress Road opposite the project 
site. One vacant building occupies the site, and four rural residential homes lie to the 
immediate east. Further east, beyond those four rural residential homes, is high density 
residential development. The railroad tracks run along the entire southwest property line of 
the triangular-shaped project site. 

There is no pedestrian access along the south side of East Cypress Road beyond the 
intersection with Picasso Drive, due to safety concerns with the railroad tracks. Pedestrians 
may legally access the west side of the tracks by crossing East Cypress Road and 
traversing northwest on a trail adjacent to Warhol Way that leads to Marsh Creek trail where 
they may safely pass under the tracks. 

Analysis 

This report has provided objective information related to the preliminary General Plan 
Amendment. In addition to this report, the Applicant will have an opportunity to present their 
preliminary plan to the Council and public in order to receive feedback. Although this report 
will not get into the level of analysis of that an official General Plan Amendment application, 
Staff has provided some analysis for Council consideration below. 

Amending a land use designation from a high density multi-family residential land use to a 
commercial land use will change the underlying type of development allowed and remove 
the potential for up to 55 multi-family dwelling units on the site. Given this preliminary 
application is specifically in relation to a future self-storage project, there would not likely be 
any mixed-use (residential/commercial) proposed. When considering the potential for a 
future General Plan Amendment on this site, one important aspect is whether or not the site 
should remain multi-family residential. 

Although this preliminary application does not include details on potential rezoning districts, 
the applicant has indicated that due to the natural constraints of the site, such as its 
triangular shape and large frontage to lot size ration, they would propose a P-1 District. A P-
1 District would allow for specifically adopted development regulations, such as minimum 
setbacks, lot coverage, and maximum floor area ratio. It should be noted that the 
description for the "Commercial" land use designation in the Oakley 2020 General Plan 
includes a maximum site coverage of 40%, and the preliminary site plan shows a site 
coverage of approximately 54%. Staff believes if this preliminary application receives 
positive feedback, that the site coverage could be addressed with adopted findings 
supporting the inconsistency. 

Aside from already entitled properties, such as the Community for Better Housing 
development on Carol Lane and portions of Emerson Ranch and Gilbert subdivisions, the 
project site and the four properties to the east make up the only remaining "MH" land use 
designated land within the City of Oakley that has apartment or condominium development 
potential. Between the five parcels there are approximately 1 0 acres of "MH" land, resulting 
in the potential for up to 172 market rate multi-family units. If the project site were to be re
designated to "C", it would leave approximately 7 acres of "MH", leading to the potential for 
approximately 117 multi-family units. 
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Recommendation 

Staff recommends the City Council provide the applicant and staff with feedback regarding 
the Preliminary General Plan Amendment so that the applicant may decide whether to file 
an official application. 

Attachments 

1. Vicinity Map 
2. Oakley 2020 General Plan Land Use Map 
3. Existing and Preliminary Proposed General Plan Land Use Designations for the 

Project Site 
4. Applicant's Conceptual Preliminary Plans 



Vicinity Map 
Cypress Storage Preliminary General Plan Amendment (P A 04-15) 

East Cypress Road APN 033-012-004 
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Existing and Preliminary Proposed General Plan Land Use Designations 
Cypress Storage Preliminary General Plan Amendment (P A 04-15) 

Attachment 3 

Existing General Plan Land Use Designation- Multi Family Residential High Proposed General Plan Land Use Designation -Commercial 



PRELIMINARY SITE PLAN 
PROPOSED SELF STORAGE- EAST CYPRESS ROAD@ PICASSO DRIVE, OAKLEY, CA 9/21/15 
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PROJECT DATA 
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