TOWN OF CORTE MADERA
PLANNING COMMISSION AGENDA
Tuesday, July 12, 2016

Council Chambers, 300 Tamalpais Drive, Corte Madera, California

7:30 P.M. REGULAR MEETING

1. OPENING
A. Call to Order
B. Pledge of Allegiance
C. Swearing in of reappointed incumbents Phyllis Metcalfe and Robert Bundy, and new appointee Jennifer
Freedman
D. Roll Call

2. PUBLIC COMMENT
The public is invited to address the Planning Commission on any matter in the Commission’s jurisdiction, except
for items scheduled for continued or new hearings. Comments are limited to three minutes per speaker.
3. CONSENT CALENDAR
All items placed on the consent calendar may be acted on collectively on a motion by any Commissioner, and
each shall be deemed to have received the action recommended by staff. Any Commissioner or member of the
public may request the removal of any item from the consent calendar and it will then be considered last under
"New Hearings".
A. NONE

4. CONTINUED HEARINGS
A. NONE
5. NEW HEARINGS
A. NONE
6. BUSINESS ITEMS
A. ROBIN DRIVE PHASE II – PRELIMINARY REVIEW OF PROPOSED RESIDENTIAL SUBDIVISION
INCLUDING 16 SINGLE-FAMILY DETACHED HOMES AND 8 SECOND UNITS ON A VACANT LOT SOUTH OF
PARADISE DRIVE AT ROBIN DRIVE. (Planning Director Adam Wolff)

7. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners
ii. Planning Director
iii. Tentative Agenda Items for July 26, 2016 Planning Commission Meeting
A. 21 ENDEAVOR COVE – MAJOR DESIGN REVIEW FOR AN INTERIOR AND EXTERIOR REMODEL,
INCLUDING A 550 SQUARE FOOT SECOND STORY ADDITION, 130 SQUARE FOOT FRONT ENTRY
ADDITION, A NEW WOOD ARBOR AND A NEW ENTRY PORCH. A VARIANCE IS REQUESTED FOR
ENCROACHMENT INTO THE FRONT SETBACK. (Assistant Planner Doug Bush)
B. 1441 CASA BUENA DRIVE – MAJOR DESIGN REVIEW FOR EXTERIOR MODIFICATIONS TO THE
EXISTING APARTMENT COMPLEX. NO CHANGES TO THE BUILDING FOOTPRINT OR PARKING
CONFIGURATION. (Assistant Planner Doug Bush)
B. MINUTES
i. Planning Commission Meeting Minutes of June 14, 2016
ii. Planning Commission Meeting Minutes of June 28, 2016

8. ADJOURNMENT
To the next Planning Commission Regular Meeting which will be held on July 26, 2016 at 7:30 p.m. in the
Corte Madera Council Chambers, 300 Tamalpais Drive.
TO ACCESS PLANNING COMMISSION PACKET MATERIALS, VISIT:
http://www.ci.corte-madera.ca.us/Archive.aspx?AMID=41
PROCEDURAL NOTES
1.

ALL DOCUMENTS RELATING TO AGENDA ITEMS ARE AVAILABLE FOR PUBLIC REVIEW IN THE PLANNING DEPARTMENT OF THE
TOWN OF CORTE MADERA OFFICES AT 300 TAMALPAIS DRIVE, BETWEEN THE HOURS OF 8:00 A.M. TO 5:00 P.M., MONDAY
THROUGH FRIDAY. STAFF REPORTS ARE NORMALLY AVAILABLE ON FRIDAY AFTERNOON PRECEDING THE TUESDAY MEETINGS. IT
IS RECOMMENDED THAT YOU CONTACT THE PLANNING DEPARTMENT FOR AVAILABILITY.

2.

EACH PERSON DESIRING TO SPEAK ON A PUBLIC HEARING ITEM WILL BE GIVEN AN OPPORTUNITY AT THE APPROPRIATE TIME.
PLEASE STATE YOUR NAME AND ADDRESS AS THE MEETING IS BEING RECORDED

3.

APPEAL - FOLLOWING ACTION BY THE PLANNING COMMISSION AT A PUBLIC HEARING OR MEETING, ANY DECISION OF THE
PLANNING COMMISSION MAY BE APPEALED TO THE TOWN COUNCIL WITHIN TEN (10) CALENDAR DAYS. APPEAL FORMS ARE
AVAILABLE AT THE PLANNING DEPARTMENT, CORTE MADERA TOWN HALL. A $300 FILING FEE IS REQUIRED.

4.

IF YOU CHALLENGE THE ACTION OF THE PLANNING COMMISSION IN COURT, YOU MAY BE LIMITED TO RAISING ONLY THOSE
ISSUES YOU OR SOMEONE ELSE RAISED AT THE PUBLIC HEARING DESCRIBED IN THIS AGENDA, OR IN WRITTEN
CORRESPONDENCE DELIVERED TO THE TOWN AT OR PRIOR TO THE PUBLIC HEARING.

5.

IT IS THE PLANNING COMMISSION’S POLICY TO ADJOURN ALL MEETINGS BY 12:00 A.M.

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact the Planning
Department at (415) 927-5064. For auxiliary aids or services or other reasonable accommodations to be provided by the Town at or before the
meeting, please notify the Planning Department at least 3 business days (the Thursday before the meeting) in advance of the meeting date. If
the Town does not receive timely notification of your reasonable request, the Town may not be able to make the necessary arrangements by
the time of the meeting.
O:\Planning Department\PLANNING COMMISSION\AGENDAS AND PACKETS\AGENDAS\PC Agendas 2016\PC Agenda 07_12_16.docx

ITEM NO. 6A
ROBIN DRIVE PHASE II – PRELIMINARY REVIEW OF
PROPOSED RESIDENTIAL SUBDIVISION INCLUDING 16
SINGLE-FAMILY DETACHED HOMES AND 8 SECOND
UNITS ON A VACANT LOT SOUTH OF PARADISE DRIVE AT
ROBIN DRIVE.

Planning Commission Meeting
JULY 12, 2016

CONCEPT PHASE PROJECT NARRATIVE
OVERVIEW
Aimco Robin Drive, L.P (Aimco) is pleased to present this concept design narrative for the
“Preserve at Marin II” project, also known as the “Residences at Preserve.” This single-family
residential subdivision plan includes sixteen detached houses on individual lots, with eight
homes including a “second unit,” as required for this site by the Town’s “Housing Element.”
The 15.2-acre parcel sits on the southeastern edge of the Town of Corte Madera on the border of
Tiburon at the intersection of Paradise Drive and Robin Drive. The development is directly
adjacent to Aimco’s Preserve at Marin, a 128-unit apartment community housed in 7 buildings,
which recently underwent extensive renovation. The addition of these sixteen homes presents an
opportunity to expand our community at the Preserve while strictly adhering to the density and
second unit requirements in the Housing Element and zoning code.
Aimco’s neighborhood and community outreach to date has been extensive, with several
neighbor meetings already having been held on site. Both physical mailings and emails have
gone out to residents within 500’ of the site in both Corte Madera and Tiburon. Additionally, we
have conducted meetings with our residents at the Preserve and hosted private meetings with
neighbors who were unable to attend the larger forum. Neighbor feedback has already been
incorporated into the current submittal.
The goal of the development is to diversify Aimco’s existing Preserve at Marin with a residential
product type that aligns with the Town’s planning for the site and adds true value to the
community at large.

PLANNING & PROGRAM
The foundation of the early site planning efforts was a focus on full compliance with the Town’s
Housing Element, which specifically identifies this site for development. Specifically, this parcel
is designated as “Site 3” in the Housing Element, and was determined to have a “High Housing
Potential.” The proposal also respects the density requirements set by both the Housing Element
and the overlay zoning. Each home would be subdivided onto a unique lot and an internal
private drive would provide vehicular access to the homes.
The 15.2-acre, hourglass-shaped site is broken into two differently zoned areas. The “lower” area
to the North is within the R-1 (Medium Density) zoning district and is 7 acres. The underlying
zoning for this parcel allows for 41 homes, however, the parcel is also in the Hillside Land
Capacity HLC overlay, which reduces the allowable density to 15-units and is reflected in the
current proposal. A large portion of this lower parcel was graded, terraced and covered with
gravel by the previous owner of the site and remains in that condition today.
The southern portion of the site, called the “upper parcel,” is 8.2 acres and is within the R-1-C
zoning district. The upper site zoning allows for just 1 home which is reflected in the site plan for
this area. Because both parcels fall within the HLC, there will be specific geotechnical
considerations as the team furthers the design and development. Aimco has worked hard with
the design team to mitigate hillside development impacts, which is further explained below.

On the lower site, the location and orientation of the homes was driven by several factors and
adjusted multiple times throughout the concept planning phase. The primary driver of the
home’s current locations was an initial site constraints analysis showing the location of sensitive
areas (i.e. trees, watercourse, etc.). This initial analysis led to a clustering of the homes closer to
Robin Drive to create a buffer from the adjacent homes along the site’s Western edge in Tiburon.
This exercise also provided a reduction of the cut and fill by locating the homes in the already
disturbed and graded portion of the site.
The team conducted a tree survey with LSA to call out and work around trees deemed important
to save. The site planning efforts also took into consideration the exiting “Jurisdictional
Watercourse,” and we have added a 25’ buffer around this area and plan to allow the water to
run its current course.
A great deal of feedback from the aforementioned neighborhood outreach efforts was taken into
consideration as well. Evidence of this was the reduction of homes along Paradise drive by 30%.
The homes on the lower site are access by a private one-way drive that routes vehicular traffic
through the parcel. Aimco has conducted a preliminary traffic study with W-Trans and the
impact of the new homes was deemed “imperceptible” in the report. Parking would be provided
within the homes in a covered garage for all of the primary homes. The eight (8) “Second Units”
will have a single parking spot adjacent to the home. The upper site plan has one larger singlefamily home roughly in the middle of the parcel. Aimco intends on adjusting but maintaining
the hiking path that currently runs through the private site to Ring Mountain.
Both the homes on the Lower Parcel and the single home on the Upper Parcel are planned to be
environmentally conscious and the team is currently exploring available sustainable features.
We will seek to mitigate water and energy consumption, use locally sourced material and passive
strategies for cooling and retaining heat. The early aesthetic design of the homes’ exterior
currently reflects a modern California feel with natural landscape and focused view corridors.
The curation of the site as a whole, in lieu of homes being individually developed, is an
additional bonus to the single ownership structure, and we feel it will produce a far more
appealing aesthetic for the community. The creation of this sense of “community” is paramount
to Aimco, and we will seek to further explore this notion as we move forward with the design
efforts.
As previously noted, Aimco plans to provide (8) “Second Units” in accordance with the site’s
mandates in the Housing Element. This plan fulfills half of the Town’s obligation to the State of
California for second unit production. The current design incorporates the second units within
eight individual homes on the Lower Parcel, and they would be integral to the structure of the
primary home. We understand that the goal of these units is to provide an affordable housing
opportunity through scale and efficiency. As such, we have tasked the design team with creating
vibrant and flexible living spaces in roughly 550 square feet, and have reached out to local
employers, including several schools in the area, to inquire about the housing needs of teachers
and similar employees who might benefit from this product type.

ENTITLEMENTS & APPROVALS
Aimco seeks no change to the base zoning for the property. Aimco is, however, seeking to change
the HLC-Overlay to a PD-Overlay in order to allow the clustering of the units on the property
and address second unit ownership. Because this change is only being requested for these

limited reasons, Aimco is proposing self-imposed conditions of approval that all of the density
and other limitations found in the HLC-Overlay would still apply to the site and be respected in
this application. The plan currently conforms to setbacks on a “Parcel level”, i.e. – the parcel
itself has the required setbacks from all boundaries around it respectively. The clustering of the
homes makes the individual lot setbacks difficult to achieve from the private drive. Aimco feel
strongly that the clustered development on the lower site represents a far more responsible
approach to planning with respect to neighbors and the impacts to the site. The second item the
PD-Overlay is seeking to address for this site only is that of the “Owner Occupancy” requirement
set forth by the zoning code with regards to the Second Units. Aimco is a rental and
management company and as such, would seek to have the homes and the second units be
rental. Our long term ownership mentality and diligent management of our existing asset at the
site exercises proof that this these homes will be maintained and cared for. We feel that this
more than meets the intent of the “Owner Occupancy” requirement and that this ownership
structure might not have been taken into consideration at the time of the structuring of the
second unit ordinance.
Aimco is seeking the input of the Planning Commission in a scheduled Workshop Session on
July 12th, 2016, in advance of making a full formal application.
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SITE PLANNING NARRATIVE:
THE PRESERVE AT MARIN SITE IS
CHARACTERIZED BY SLOPING TERRAIN,
SENSITIVE BIOLOGY, A DESIGNATED
JURISDICTIONAL WATERCOURSE, AND
ACCESS TO RING MOUNTAIN.
“BY RIGHT” ZONING DEVELOPMENT FOR
THE LOWER/NORTH PARCEL IS SHOWN ON
PAGE 4
PROPOSAL SITE PLAN RESPONDING TO
ENVIRONMENTAL CONDITIONS IS SHOWN
ON PAGE 5
SITES SELECTED FOR DEVELOPMENT
INCLUDE PREVIOUSLY DEVELOPED SITES,
OPEN AREAS WITHOUT OAKS OR SENSITIVE
PLANT SPECIES.
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PREVIOUSLY GRADED SITE AREA
DEVELOPABLE AREA
OAK WOODLAND
SETBACK AREA
PARADISE DRIVE

35’ REAR YARD SETBACK

20’ FRONT YARD SETBACK

PROPERTY LINE

SLOPED HILLSIDE, DEVELOPABLE
WITH ENGINEERED CUT AND FILL

UPLANDS CIRCLE

EXISTING APARTMENTS

EXISTING SITE CONDITIONS
EXISTING FD

SITE PLANNING CONSTRAINTS R-1 ZONING

EXISTING STORM INLET

SETBACKS
FRONT YARD SETBACK

ROBIN DRIVE

PROPOSED 25’ SET BACK
FROM WATER COURSE
ARMY CORPS ENGINEERS
JURISDICTIONAL WATERCOURSE

60’

0

60’

R-1 ZONING

Lower/North Parcel

120

DISTANCE
20 FT

REFERENCE
18.08.220

SIDE YARD SETBACK
6FT
STREET SIDE YARD OF CORNER LOT
15FT
REAR YARD SETBACK
35FT
MAX LAND USE
30%
MAX FLOOR AREA
260,000 SF
SETBACK FROM WATERCOURSE
25 FT
VERTICAL DISTANCE FROM RIDGE
50 FT
MAXIMUM BUILDING HEIGHT
30 FT
ENVIRONMENTAL FACTORS
MARIN DWARF FLAX
PROTECTED
OAKLAND STAR- TULIP
PROTECTED
NATURAL WATERCOURSE

18.08.220 b
18.08.220 b
18.08.220 d
18.08.220 e
18.08.220 e
PENDING REVIEW
18.18.105 (5)
18.14.110
REFERENCE
LSA
LSA
12.20.060

SAVE OAK WOODLANDS

RCS-7.4

ROAD THROUGH DEVELOPMENT
WIDTH REQUIRED BY FIRE DEPT
FIRE HYDRANT REQUIRED EVERY
MAX GRADE REQUIRED BY FIRE DEPT

RESTRICTION
20 FT
350 FT
18%

REFERENCE
15.04.050
15.02.507.5.1
15.04.050

REQUIRED PARKING SPACES PER UNIT
GRADING
MAX GRADE TO BUILD ON

2

18.20.030
REFERENCE
18.18.105

RESTRICTION
30%

SLOPE TABLE
SLOPE

COLOR

0-30%
> 30%
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DEVELOPMENT UNDER R-1 STANDARDS :
PREVIOUSLY GRADED SITE AREA
DEVELOPABLE AREA
OAK WOODLAND

PLANNING CRITERIA ASSUMES IS FLAT SITE WITH HLC OVERLAY TO REDUCE
DEVELOPMENT DENSITY

SETBACK AREA
PARADISE DRIVE

35’ REAR YARD SETBACK

1

2

20’ FRONT YARD SETBACK

PROPERTY LINE

3

Equal lot division and even distribution:
• Locates buildings in environmentally sensitive areas
Including waterway, oak and hill slopes
• Privatizes open space
• Requires road grading that results in significant retaining walls.
• Allows each home to be 8,690 sf
• Removes vegetation and buries storm drainage.
With no common developed area for storm retention.
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UPLANDS CIRCLE

EXISTING APARTMENTS

4
EXISTING STORM INLET

13
ROBIN DRIVE

Lower
(No(North)
rth) Parcel:Parcel:
All owed Use
vs Proposed
Use
Lower
Allowed
Use

5
12
6

11

PROPOSED 25 FT SETBACK
FROM WATER COURSE

10

7
9

ARMY CORPS ENGINEERS
JURISDICTIONAL WATERCOURSE

8
60’

0

60’

R-1 ZONING

15

7

120

Acreage
Total Site SF
Homes **M arket Rate
Homes ** ordable
2nd Units
Total Structures
Floor Area Ratio “FAR”
Gross Building Area Allowed
Density
Building Height
Parking Spaces
Lot Width
Front Setback
Side Setback
Rear Setback
Lot Coverage
Lot Area per Dwelling Unit
Open space dedication

Allowed Use
(R-1 w/ HLC Overlay)
7.48 Acres
325,920 sf
14 Homes
1 Home
8 Homes
23
0.4
130,368 gsf
3.07 DU/Acre
30'
38 Spaces
30'
20'
6'
25'
30%
7,500 sf

Upper (South) Parcel: All owed Use vs Proposed Use
Allowed Use
(R-1 -C w/ HLC Overlay)
HOUSING
ELEMENT
SITE
PLAN
8.1 7 Acres
Acreage
FOLLOWING
R1
STANDARDS
Total Site SF
355,984 sf
5
AC MINIMUM
Lot Area
Date: 07.12.2016
Project No.: 14050
1 Home
Homes
Building Height
30'

Propose
(+ PD O
7.48 Acres (les
325,920 sf (less
14 Ho
1 Ho
8 Hom
15
0.16
52,55
3.07 DU
30
38 spaces+ G

T.B.
T.B.
T.B.
T.B.

Avg 9

T.B.

Propose
(R-1 -C w/ HL
8.1 7 Acres(less
355,984 sf (less
T.B.
1 Ho
30
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R-1 DEVELOPMENT WITH PD OVERLAY BENEFITS:
• Concentrates buildings on previously graded/ impacted site
area.
• Provides setback from jurisdictional water course.
• Limits road grading to previously graded area.
• Above ground storm water system to be restored in riparian
way.
• Proposes oak canopy best management practices and responds to Wildland Urban Interface Fire Regulations.
• Reduces site grading and retaining at buildings.

PREVIOUSLY GRADED SITE AREA
DEVELOPABLE AREA
OAK WOODLAND
SETBACK AREA
PARADISE DRIVE

35’ REAR YARD SETBACK

20’ FRONT YARD SETBACK

PROPERTY LINE

UPLANDS CIRCLE

SLOPED HILLSIDE, DEVELOPABLE
WITH ENGINEERED CUT AND FILL

EXISTING APARTMENTS

EXISTING FD
EXISTING STORM INLET
DEVELOPED LANDSCAPE AREA
FOR STORM WATER RETENTION

R-1 DEVELOPMENT
Lower (North) Parcel: Allowed Use vs Proposed Use

Lower (No rth) Parcel: All owed Use vs Proposed Use

ROBIN DRIVE

STRUCTURED CULVERT OVER
WATER WAY
PROPOSED 25 FT SETBACK
FROM WATER COURSE

ARMY CORPS ENGINEERS
JURISDICTIONAL WATERCOURSE
60’

0

60’

R-1 ZONING

120

Allowed Use
(R-1 w/ HLC Overlay)
7.48 Acres
Acreage
Total Site SF
325,920 sf
Lower (No rth) Parcel: All owed Use vs Proposed Use
15 Homes
Homes
Allowed
Use
8 Homes
2nd Units
(R-1 w/ HLC
23 Overlay)
Total Structures
7.480.4
Acres
Acreage
Floor
Area Ratio “FAR”
Total Site
SF Area Allowed
325,920gsf
sf
Gross
Building
130,368
15
Homes
Homes
Density
3.07 DU/Acre
8 Homes
2nd UnitsHeight
Building
30'
23
Total Structures
38 S
paces
Parking
Spaces
Floor
Area Ratio “FAR”
0.4
Lot
Width
30'
GrossSetback
Building Area Allowed
130,368
Front
20' gsf
Density
3.07
DU/Acre
Side Setback
6'
Building
Height
30'
Rear
Setback
25'
3830%
Spaces
Parking
Spaces
Lot
Coverage
Lot Area
Widthper Dwelling Unit
30' sf
7,500
Lot
Front space
Setback
20'
Open
dedication
Side Setback
6'
Rear Setback
25'
Upper (South) Parcel: All owed Use vs Proposed Use
Lot Coverage
30%
Allowed Use
7,500 sf
Lot Area per Dwelling Unit
(R-1 -C w/ HLC Overlay)
Open space dedication
8.1 7 Acres
Acreage
Total Site SF
355,984 sf
Upper
Use
AC MINIMUM
Lot
Area(South) Parcel: All owed Use vs 5Proposed
Allowed
Use
1 Home
Homes
(R-1 -C w/ HLC
Building Height
30' Overlay)
8.1
7
Acres
Acreage
Parking Spaces
2 spaces
Total Site SF
355,984 sf
5 AC MINIMUM
Lot Area

ZONING REQUIREMENTS

8

PROPOSED SITE PLAN CLUSTERED DEVELOPMENT
Homes
Building Height
Parking Spaces

Date: 07.12.2016

Proposed Use
(+ PD Overlay)
7.48 Acres (less T.B.D open space)
325,920 sf (less T.B.D open space)
15 Homes
Proposed
8 HomesUse
(+ PD 1Overlay)
5
(less T.B.D open space)
7.48 Acres 0.16
325,920 52,550
sf (less T.B.D
gsfopen space)
15
Homes
3.07 DU/Acre
8 Homes
30 '
5
38 spaces+ 1Guest
Parking
0.16
52,550 gsf
PD Overlay
Request
3.07 DU/Acre
30 '
38 spaces+ Guest Parking
PD Overlay
T.B.D.Request

Proposed Use
(R-1 -C w/ HLC Overlay)
T.B.D.
8.1 7 Acres(lessT.B.D.openspace)
355,984 sf (lessT.B.D.openspace)
Proposed
1 HomeUse
(R-1 -C w/ 30'
HLC Overlay)
8.1 7 Acres
(less
.D.openspace)
4 spaces+T.BGuest
355,984 sf (lessT.B.D.openspace)

1 Home
1 Home
30'Project No.: 14050
30'
4 spaces+ Guest
2 spaces
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R-1 ZONING

OAK WOODLAND
DEVELOPABLE AREA

PROTECTED AREA FOR
SENSITIVE SPECIES
(STAR TULIP)

SITE PLANING R-1-C ZONING.
SETBACKS
FRONT YARD SETBACKSITE

PLANING

SIDE YARD SETBACK
25FT
SETBACKS
DISTANCE
STREET
SIDE
YARD OF CORNER LOT
15FT
FRONT
YARD
SETBACK
35 FT
REAR
YARD
SETBACK
100FT
SIDE
YARD
SETBACK
25FT
MAX LAND
USE OF CORNER LOT
STREET
SIDE YARD
15FTN/A
MAX
FLOOR
AREA
N/A
REAR
YARD
SETBACK
100FT
MAX
LAND
N/A 5 ACRE
MAIN
LOTUSE
AREA
MAX
FLOOR AREA
N/A 50 FT
VERTICAL
DISTANCE FROM RIDGE
MAIN
LOT AREA
5 ACRE
MAXIMUM
BUILDING HEIGHT
30 FT
VERTICAL DISTANCE FROMENVIRONMENTAL
RIDGE
50 FT
FACTORS
MAXIMUM
BUILDING
HEIGHT
30 FT
MARIN DWARF
FLAX
PROTECTED
ENVIRONMENTAL
FACTORS
OAKLAND STAR- TULIP
PROTECTED
MARIN DWARF FLAX
PROTECTED
NATURAL WATERCOURSE
OAKLAND STAR- TULIP
PROTECTED
SAVE OAK
WOODLANDS
NATURAL
WATERCOURSE

PROTECTED AREA FOR
SENSITIVE SPECIES
(STAR TULIP)

THROUGH DEVELOPMENT
SAVE OAKROAD
WOODLANDS

R-1-C ZONE

WIDTH REQUIRED BY FIRE DEPT
ROAD THROUGH DEVELOPMENT
FIRE HYDRANT REQUIRED EVERY
WIDTH REQUIRED BY FIRE DEPT
MAX GRADE REQUIRED BY FIRE DEPT
FIRE HYDRANT REQUIRED EVERY
REQUIRED
PARKING SPACES
PER UNIT
MAX
GRADE REQUIRED
BY FIRE DEPT
GRADING
REQUIRED PARKING SPACES PER UNIT
MAX GRADE TO GRADING
BUILD ON

RESTRICTION
20 FT
RESTRICTION
350 FT
20 FT
18%
350 FT
18% 2
RESTRICTION
2
30%
RESTRICTION

MAX GRADE TO BUILD ON

30%

100’ SET BACK

+ 337’ HIGHEST POINT OF SITE
60’

0

REERENCE
18.08.040
18.08.040
REERENCE
18.08.040
18.08.040
18.08.040
18.08.040
18.08.040
18.08.040
18.08.040
18.08.040
18.08.040
18.08.040
18.18.105 (5)
18.14.110
18.18.105 REFERENCE
(5)
18.14.110
LSA
REFERENCE
LSA
LSA
12.20.060
LSA
RCS-7.4
12.20.060
RCS-7.4 REFERENCE

15.04.050

REFERENCE
15.02.507.5.1
15.04.050
15.04.050
15.02.507.5.1
18.20.030
15.04.050
18.20.030REFERENCE
18.18.105
REFERENCE
18.18.105

SLOPE TABLE

PROTECTED AREA FOR
ENDANGERED SPECIES
(MARIN DWARF FLAX)

RING MOUNTAIN MARIN COUNTY
Ridge Line +560’

DISTANCE
35
FT
R-1-C ZONING.

60’

0-30%
0-30%
> 30%
> 30%

SLOPE
SLOPE

SLOPE TABLE

120

10
10

UPPER PARCEL SITE PLANSITECONSTRAINTS
CONSTRAINTS
SITE
Date: 06.23.2016

Date: 07.12.2016

COLOR
COLOR
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60’

0

60’

120

R-1 ZONING

OAK WOODLAND
DEVELOPABLE AREA

PROTECTED AREA FOR
ENDANGERED SPECIES
(STAR TULIP)
Lower (No rth) Parcel: Allowed Use vs Proposed Use

Acreage
Total Site SF
Homes **M arket Rate
Homes ** ordable
2nd Units
Total Structures
Floor Area Rat io “FAR”
Gross Building Area Allowed
Density
Building Height
Parking Spaces
Lot Width
Front Setback
Side Setback
Rear Setback
Lot Coverage
Lot Area per Dwelling Unit
Open space dedication

SINGLE FAMILY HOME

25’ SIDE YARD
SETBACK

Single Family home 75’
below the highest point of
the site at the property
line

PROTECTED AREA FOR
ENDANGERED SPECIES
(STAR TULIP)

Allowed Use
(R-1 w/ HLC Overlay)
7.48 Acres
325,920 sf
14 Homes
1 Home
8 Homes
23
0.4
130,368 gsf
3.07 DU/Acre
30'
38 Spaces
30'
20'
6'
25'
30%
7,500 sf

Proposed Use
(+ PD Overlay)
7.48 Acres (less T.B.D open space)
325,920 sf (less T.B.D open space)
14 Homes
1 Home
8 Homes
15
0.16
52,550 gsf
3.07 DU/Acre
30 '
38 spaces+ Guest Parking
T.B.D.
T.B.D.
T.B.D.
T.B.D.
Avg 9,150 sf

T.B.D.

Upper
(South)
Parcel:
Use
Proposed
Use
Upper
(South)
Parcel: Parcel:
Allowed
UseAllowed
vs Allowed
Proposed Use
Upper
(South)
Use
vs vs
Proposed
Use
Allowed Use
(R-1 -C w/ HLC Overlay)
8.1 7 Acres
355,984 sf
5 AC MINIMUM

R-1-C ZONE
100’ REAR YARD
SETBACK
PROTECTED AREA FOR
ENDANGERED SPECIES
(MARIN DWARF FLAX)
+ 337’ HIGHEST POINT OF SITE

RING MOUNTAIN MARIN COUNTY
Ridge Line +560’

60’

0

60’

Acreage
Total Site SF
Lot Area
Homes
Building Height
Parking Spaces

1 Home
30'
2 Spaces

Proposed Use
(R-1 -C w/ HLC Overlay)
8.1 7 Acres(lessT.B.D.openspace)
355,984 sf (lessT.B.D.openspace)
T.B.D.
1 Home
30 '
4 spaces+ Guest
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UPPER
UPPERPARCEL
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SITEPLAN
PLAN
WITH
WITHPROPOSED
PROPOSEDHOUSE
HOUSE
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The Residences at Preserve
Neighborhood & Resident Feedback/Outreach
This sheet documents the feedback heard from two (2) neightborhood outreach sessions and meetings with the local schools and businesses on The Residences at Preserve project. Notices to local residents (those within 500' of the site) were sent via mail and special one-on-one meetings
were arranged if attendance to the general meetings was not possible. The issues raised were all reviewed both internally and with the design team. Please note that the comments below are paraphrased and several are still in consideration by the design team.

COMMENT / SUGGESTION

What is the development plan for the site?
Will the development cause any impact to traffic
in the area?
How will parking be handled for the new homes?
Will fences be included on the lots that might
prevent wildlife from roaming through the site?
Will the existing water course present on the site
be maintained?
Will the existing trees on the site be maintained?
The homes seem too dense along Paradise
Drive, can the design team do something about
this?
Can you provide a playground as an amenity in
this development?
What will happen to the trail along the upper site
which leads to Ring Mountain?

ACTION TAKEN

OUTCOME
The devleopment plan for the site includes 15 homes on the lower parcel and 1 home on the upper parcel. The homes range from 1,600 3,500 square feet and are not attached to one another. In addition, Aimco plans to build (8) second units on the lower site. These second
units are in accordance with and called for in the sites Housing Element. They are roughly 550 square feet and are attached to (8) select
homes.
Aimco completed preliminary traffic study
Per the study: "The study intersection is expected to continue operating acceptably at the same level of service upon the addition of projectby W-Trans including existing conditions
generated traffic, with an increase in delay that will be imperceptible to most drivers. The project's anticipated impact on traffic operations is
therefore less-than-significant."
analysis and trip generation.
Aimco has planned for all parking for the homes and 2nd units to be contained on each lot. The primary home will be provided 2 garage
Show all parking paces and garages in plan. parking spaces with an automated garage door and each second unit will be provided a spot adjacent to the home on the lot.
No rear yard fences are planned for any lot. Patio areas may have low fences to meet railing code but front and rear yards are planned to be
Include feedback in plans.
open.
Yes, the water course/natural swale will be maintained in its present location and the design team is working around the swale for natural site
Include feedback in plans.
drainage.
Aimco performed tree survey and has
Aimco and the design team have worked dillegently to design the site in a manner that maintains as much of the existing tree groves as
included findings in site design.
possible.
Aimco reduced the number of homes on
Paradise Drive by 30%.
Aimco including in plans in next round of
design.
Aimco plans include the preservation of this
trail.

Will the homes be rental?

What is the projected rent on the homes?

Will the project be green?
What is the projected rent for a second unit and
who will live in these units?
How will Aimco mitigate construction
Aimco to establish a Comprehensive
interference and noise for the adjacent
Construction execution plan in accordance
neightbors?
with Town procedure.

Why were the homes clustered towards Robin
Drive, as shown in the development plan, in lieu
of spreading each home out?
Why was this building typology selected for the
site?

`

Originally three homes were planned along Paradise Drive. Aimco has relocated one of these homes toward the rear of the site to relieve the
Paradise/Robin corner. This is shown in the most recent site plan.
With our expected demographic for the Residences at Preserve being families and the large number of families already living at our
community adjacent to the site, the design team has been tasked with finding a location for a playground.
Though this trail is on Aimco owned property, it is our intent to maintain this trail for public use in its current location.
Yes, all units on the site are planned to be rental and under ownership by the Aimco. They will be managed in conjunction with the 126 unit
community owned by Aimco directly adjacent to the site (The Preserve).
Aimco is still in the process of understanding the market and will continue to refine the projectections as we get further into the design
process. Currently, the projected rents for the primary homes ranges from $8,000 - $25,000 per month. Potential rental candidates would be
screened in the same fashion they are for our portfolio nationally and in accordance with the rules and regulations of the Fair Housing Act.
Aimco is committed to sustainable best practices and will expore the application of various rating systems to track our green efforts. The
design team is currently looking into downlighting, green roofs systems, low energy hvac, native landscaping, and a significant reduction in
water use for the homes.
The current projected rent for the second units is roughly $2,500 per month. Aimco has worked with local employers in planning the units to
suit the needs of teachers and other local employees. Many of the local employers have expressed early interest in PRE-renting these units.
These units could also be rented for an elderly parent, relative or caregiver for the resident in the primary home.
Aimco plans to work with a local general contractor who to provide a Comprehensive Construction Execution Plan that works within the
designated working hours, takes into consideration noise and dust pollution, and mitigates traffic.
Our goal is to preserve as much of the sites natural topography and vegetation as possible. The current plan has far less impact to the site
than the plan in the Housing Element. This plan utilizes the already graded portion of the site (terraces and paved with gravel before Aimco
took ownership) and saves as many trees as possible. The second reason is that it keeps a buffer between the homes and our neighbors
along Cibrian Drive in Tiburon. It better preserves their site lines, views, and will act as a noise buffer as well. Finally, the clustering of the
homes provides efficiency for underground utility work and will help consolidate and shorten construction timelines.
The site's Housing Element call out for exactly what we are seeking to build and this document was the foundation to the planning and design
work done to date. Aimco feels strongly that the planned single family home development provides for transition from the residential
neighborhoods adjacent to the site to the denser multifamily housing at Preserve.
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The homes at the Preserve of Marin are proposed to be a
contemporary evolution of the “Bay Region Style”.
This broadly defined and distinctive regional architectural style
was pioneered by architects in the post WWII era, in response
to the San Francisco Bay Area’s pleasant Mediterranean
climate and expressed desire for a modern, casual and
comfortable life style. The architecture celebrated a strong
connection to the outdoors with expansive floor to ceiling
glazing, and “outdoor rooms” in the form of deep porches or
courtyards open to the sky and landscape.
1951 RESIDENCE

WURSTER & WARNER
2010 REMODEL BY WALKER WARNER ARCHITECTS

ATHERTON RESIDENCE
TURNBULL GRIFFIN ARCHITECTS

MARIN WOOD RESIDENCE
JOSEPH EICHLER

Simple in form, with flat roofs, and deep shading overhangs,
the homes challenged the formality of previous eras with
rooms that blended into each other with kitchens open to
informal living areas. Dramatic and abundant natural daylight,
combined with sleek interior lines and machined components
were a contrast to the enclosed and confining interior of the
past. Unrefined natural materials expressed an un-ostentatious
aspiration; weathered wood, rough cut stone and exposed
concrete contrasted with planar cement plaster walls and
radiantly heated terrazzo floors. The surrounding exterior areas
were landscaped with native planting, often welcoming the wild
landscape directly into courtyards.
Corte Madera and the surrounding towns have a number of
fine historic and contemporary examples of the Bay Region
Style. Homes by architects such as William Wurster, Joseph
Eichler, Joseph Esherick can be found nearby. Raphael Soriano
and others had active and successful architectural practices
in Marin. Also, contemporary architects such as JSWD, Walker
Warner, Turnbull Griffin Haesloop, Stanley Saitowitz and many
others continue to experiment with the fundamental principles
of the Bay Region Style.

Project Concept and
Architectural Massing
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SUSTAINABLE DESIGN STRATEGIES:
High performance windows
RENEWABLE FINISHES.
- RECLAIMED LUMBER
- FSC LUMBER

High performance AND OPERABLE
windows
ON SITE POWER GENERATION
PHOTOVOLTAICS

- Energy efficient lighting &
Mechanical Systems
- Low VOC and non toxic interior
finishes

ON SITE POWER GENERATION
PHOTOVOLTAICS

- High performance envelope

SOLAR THERMAL

EXTENSIVE USE OF
SHADING DEVICES

- Renewable finishes: wood,
locally source stone
(low carbon materials)

- Dark sky exterior lighting
- Passive ventilation option
(operable windows and
ceiling fans)

High performance WINDOWS
PASSIVE VENTILATION OPTIONS:
(OPERABLE WINDOWS)

SHOWN IN THE RENDERING TO THE
LEFT:
- Drought tolerant landscaping

PERMEABLE PAVING

- Onsite storm water treatment
(bioswale)
- Permeable paving
- Renewable finishes: wood,
locally source stone
(low carbon materials)
- Reclaimed lumber or FSC
lumber
- High performance windows
- Passive ventilation option
(operable windows and
ceiling fans)

LOCALLY SOURCED STONE
(LOW CARBON MATERIAL)

PERMEABLE PAVING

- Extensive use of shading
devices

- OUTSIDE STORM WATER
TREATMENT (BIOSWALE)
- DROUGHT TOLERANT LANDSCAPING.

- Onsite power generation
(PHOTOVOLTAICS )
- SOLAR THERMAL
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ENTRY

DEEP OVERHANG
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WOODEN SLAT SUN CONTROL

UPPER HOMES
Date: 07.12.2016
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INDOOR / OUTDOOR

INTERLOCKING FORM

EICHLER INFLUENCE
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LOWER HOMES
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ARTICULATION OF LANDSCAPE: EDGES AND NATIVE PLANTING

RECONSTRUCTED RIPARIAN WAY

LOW STONE CULVERT AT RIPARIAN WAY

RING MOUNTAIN EXISTING LANDSCAPE

LANDSCAPED ENTRIES
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BLENDING INTO NATURAL AND WILD LANDSCAPE

LANDSCAPE ELEMENTS
Date: 07.12.2016
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NEIGHBORHOOD PERSPECTIVE VIEW A
Date: 07.12.2016
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NEIGHBORHOOD PERSPECTIVE VIEW B
Date: 07.12.2016
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ITEM NO. 7Bi
PLANNING COMMISSION MEETING MINUTES OF
JUNE 14, 2016

Planning Commission Meeting
JULY 12, 2016

DRAFT MINUTES
REGULAR PLANNING COMMISSION MEETING
JUNE 14, 2016
CORTE MADERA TOWN HALL
CORTE MADERA

COMMISSIONERS PRESENT:

Chair Peter Chase
Vice-Chair Phyllis Metcalfe
Commissioner Dan McCadden
Commissioner Bob Bundy
Commissioner Nicolo Caldera

STAFF PRESENT:

Adam Wolff, Planning Director
Phil Boyle, Senior Planner
Doug Bush, Assistant Planner
Judith Propp, Town Attorney
Joanne O’Hehir, Minutes Recorder

1. OPENING:
A. Call to Order – The meeting was called to order at 7:30 p.m.
B. Pledge of Allegiance – Chair Chase led in the Pledge of Allegiance.
C. Roll Call – All the commissioners were present.
2. PUBLIC COMMENT – NONE
3. CONSENT CALENDAR – NONE
4. CONTINUED HEARINGS - NONE
5. NEW HEARINGS
A. 33 MONTECITO DRIVE – MAJOR DESIGN REVIEW 15-029 FOR
CONVERSION OF A PREVIOUS DENTAL OFFICE TO A SINGLE FAMILY
RESIDENCE THROUGH A REMODEL OF THE INTERIOR SPACE,
CONVERSION OF AN EXISTING BASEMENT TO HABITABLE AREA,
CONVERSION OF AN EXISTING GARAGE TO LIVING SPACE,
INSTALLATION OF A CARPORT IN THE SIDE YARD (Assistant Planner Doug
Bush)
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Assistant Planner Bush presented the staff report. He provided a history of the various
uses of the property and explained that the applicant is requesting a conversion of the
property from a dental office to a residential use.
Mr. Bush discussed the existing site plan, noting that the dwelling extends into the
setback on the south side by approximately 1 ft. He said the proposed site plan does
not indicate any change to the location of the property, and that it shows a carport and
enclosed porch.
Mr. Bush discussed the current elevations and the lot, noting that the lower portion of
the house is beneath grade, and a habitable attic area. He said there is no proposal to
change the height or elevations and that the colors and materials will match the existing.
Mr. Bush explained that the proposal is to enclose the porch to increase the living area
and change the lower level single-car garage into living space. The garage door will be
removed and replaced with windows. Mr. Bush said a carport will serve as the required
covered parking space.
Mr. Bush explained that the main changes to the property are to the interior. He said
that half the lower level is currently habitable and that the applicant is proposing to
excavate a significant portion of the lower level to make it habitable. Mr. Bush noted
that, for this reason, additional retaining walls are necessary and windows and doors to
provide light, ventilation and meet the building code. He also said that two gates will be
installed to allow access for parked vehicles outside the front setback.
Mr. Bush discussed the west and south elevations. He said the changes are significant
to accommodate the expanded space, including new retaining walls in the south
elevation to meet egress requirements and windows to provide light to the lower level,
which he discussed.
Mr. Bush said that an additional 900 sq, ft. of habitable space will be created, of which
only 200 sq. ft. counts towards FAR for reasons he discussed. He noted that the size of
the lot does not meet the minimum requirements for the R1 zone, but that the dwelling
meets all the other required standards, including lot coverage.
Mr. Bush discussed neighborhood outreach and said that staff has not received any
comments.
Mr. Bush went on to discuss the porch, noting that it would fill a space that is already in
existence, and the proposed rear sliding doors. He concluded the staff report with a
discussion of public parking close to the property.
Vice-Chair Metcalfe and Mr. Bush discussed the window well covers.
Commissioner Caldera and Mr. Bush discussed the change in use in relation to the
zone and the existing non-conformity of the dwelling, which Mr. Bush noted is not being
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increased. Mr. Wolff said the use will come into conformance albeit the setback will
remain in non-conformance.
Commissioner McCadden and Mr. Bush discussed how a different lot relates to the
application. Mr. Wolff said the land is zoned for open space/parkland use at this time,
and that a zoning amendment would be needed to develop the site. Commissioner
McCadden expressed concern that the residence breaches the front setback and ViceChair Metcalfe noted that the house was built before zoning codes were introduced. Mr.
Bush noted that the alteration of the porch is not considered an enlargement.
In response to Chair Chase, Mr. Bush said that staff has not received letters of support.
Chris Cook, owner, discussed the application and said their intention is to create
additional bedrooms. Mr. Cook said their neighbor on the carport side supports their
project.
Chair Chase discussed information that he would have liked included in the plans.
Mr. Bundy asked Mr. Cook if they had considered a different design because the porch
is an attractive feature of the house. In response, Mr. Cook said they need the
additional space for a master bedroom.
Chair Chase and Mr. Cook discussed the amount of demolition that will be necessary.
Chair Chase opened and then closed the public comment period when no one came
forward to speak.
Commissioner Caldera said he could approve the project; that an effort has been
maintained to retain the character of design. However, he said that a plan showing the
location of adjacent structures would have been helpful.
Commissioner McCadden expressed his concern that the proposal includes the removal
of a garage. In response, Mr. Bush said that the R1 zone requires two parking spaces,
one of which must be covered, and that the proposal meets the Town’s requirements.
In response to Commissioner McCadden, Mr. Bush discussed the reasons a landscape
plan was not submitted as part of the packet. They also discussed the conversion of the
porch to living space and Mr. Bush noted that a variance is not required because there
is not an increase in non-conformance and a porch is considered to be floor area. Mr.
Wolff noted that enclosing porches are not common but are not precluded by the code.
Commissioner McCadden discussed his concern with converting non-conforming space
to livable space.
Vice-Chair Metcalfe discussed the reasons she can support the project, noting that the
changes are mainly interior based and for this reason is not especially concerned about
the absence of a landscape plan.
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In response to Commissioner Bundy, Mr. Bush clarified the reasons covered porches
are included in FAR and lot coverage, noting that the first 40 feet are exempt.
Commissioner Bundy said the project is a good plan and will provide more parking in an
area where parking is at a premium.
Chair Chase discussed the reasons he believes the front of the property will be
impacted by construction, and also a tree in the back yard that is close to the
foundation. For these reasons, he would favor the submission of a landscape plan and
also a lighting plan. Chair Chase expressed concern that the removal of the porch
constitutes a loss of historical detail. He also believes that the placement of garbage
cans should be noted on the drawings.
Vice-Chair Metcalfe suggested a balcony detail, while Commissioner Caldera said the
building is not sufficiently interesting and that he would approve the project as
submitted.
The commissioners discussed the necessity of a landscape plan and Commissioner
McCadden said he agreed with Chair Chase that the integrity of the design would be
affected with the removal of the porch.
Commissioner Caldera and Mr. Wolff discussed the necessity of the provision of
irrigation for the landscaping and Mr. Wolff explained that the requirement usually
relates to the amount of pervious surfaces that are proposed.
Vice-Chair Metcalfe discussed a front façade design that would not be acceptable, and
Commissioner Bundy discussed designs that might be favorable.
MOTION: Motioned by Commissioner McCadden to continue design review 15029 for conversion of a previous dental office to a single family residence through
a remodel of the interior space, conversion of an existing basement to habitable
area, conversion of an existing garage to living space, installation of a carport in
the side yard with the added conditions that a landscape plan, with irrigation, is
provided, the location of trash cans are identified on the plans, and that a revised
front elevation that includes the porch is provided.
Commissioner McCadden withdrew the motion when it was not seconded.
MOTION: Motioned by Commissioner McCadden, seconded by Commissioner
Bundy to continue design review 15-029 for conversion of a previous dental
office to a single family residence through a remodel of the interior space,
conversion of an existing basement to habitable area, conversion of an existing
garage to living space, and installation of a carport in the side yard in order for
the applicant to submit a new application that includes a revised front property
elevation, a complete landscape plan, including irrigation, a lighting plan and
identifying the location of the trash cans on the plans, to a date uncertain:

4

Planning Commission Meeting Minutes
June 14, 2016

AYES:
NOES:

5

Metcalfe, Bundy, Chase, McCadden
Caldera

B. CORTE MADERA TOWN CENTER – PRECISE PLAN AMENDMENT NO. PL2016-0060 TO MODIFY FOUR STORE FRONTS JUST NORTH OF THE TOWN
CENTER’S WEST ENTRY, INCLUDING REPLACING THE EXISTING FABRIC
AWNINGS WITH THREE DIFFERENT AWNINGS TYPES, NEW SIDING AND
NEW EXTERIOR LIGHTING. (Senior Planner Phil Boyle)
Senior Planner Boyle presented the staff report. Mr. Boyle explained that the request to
amend the Precise Plan consists of the modification to four store fronts at the west
entry, between Wells Fargo and Safeway. He said the changes should provide greater
articulation with the addition of cornices and window details. Mr. Boyle noted the height
will not change and that a materials board has been provided. He said that any sign
changes will be requested under a separate application.
Mr. Boyle said that landscaping is not included in the application, but that there is an
exterior lighting plan, which will be night-sky compliant with LED outdoor sconces, and
will also be on dimmers and timers. Mr. Boyle concluded the staff report by confirming
staff can make the findings to approve the Precise Plan Amendment and recommend
that the Planning Commission does the same.
Carl Okazaki, 505 Design, explained that the changes are to the vertical surfaces on the
storefront; that the height, width and footprint will not change. Mr. Okazaki said they
wish to enhance the west entry with the use of materials to create visual interest and
that a number of tenants are turning over and are not in a position to go through a major
renovation.
Vice-Chair Metcalfe said she likes design and colors and that the changes will be an
improvement.
Commissioner Bundy and Mr. Okazaki discussed second floor windows above the
cleaners, which Mr. Okazaki said would provide balance to the design. In response to
Mr. Bundy, Mr. Okazaki confirmed the paving and mural will remain.
Commissioner Caldera and Mr. Okazaki discussed a new material that is being
introduced.
In response to Chair Chase, Mr. Okazaki confirmed the awnings above Radio Shack will
be removed to provide more visibility, although there may be a preference for new
awnings should there be a change of tenant. Mr. Okazaki said the landscaping in front
of Radio Shack will remain.
Vice-Chair Metcalfe and Mr. Okazaki discussed the Radio Shack design.
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Chair Chase opened and then closed the public comment period when no one came
forward to speak.
Vice-Chair Metcalfe said she could make the findings to approve the project; that the
changes are a positive improvement.
Commissioner Bundy said he thought it is a nice design; that the existing awnings look
dated and faded, and that this is a nice upgrade, which he supports. Commissioners
Caldera and McCadden expressed their approval of the project.
MOTION:
Motioned by Commissioner Caldera, seconded by Vice-Chair
Metcalfe, to approve Precise Plan Amendment No. PL-2016-0060 to modify four
store fronts just north of the town center’s west entry, including replacing the
existing fabric awnings with three different awnings types, new siding and new
exterior lighting with the findings and conditions in the staff report:
AYES:

Metcalfe, Bundy, Chase, McCadden, Caldera

Senior Planner Boyle read the appeal rights.
6. BUSINESS ITEMS
A. TAMAL VISTA CORRIDOR STUDY – REVIEW AND CONSIDERATION OF
FORWARDING THE DRAFT TAMAL VISTA CORRIDOR REPORT, WITH ANY
RECOMMENDED CHANGES OR COMMENTS, TO TOWN COUNCIL, FOR ITS
REVIEW. (Planning Director Adam Wolff)
Planning Director Wolff presented the staff report. Mr. Wolff introduced the consultant,
Dave Javid of M Group, whom he said has participated in developing the draft Tamal
Vista Corridor Report. He explained the purpose of tonight’s discussions is for the
commissioners to review the draft report, and make any recommendations, comments
or improvements to the report before the Town Council’s review.
Mr. Wolff discussed the approval process, including formally noticed public hearings,
where any land use regulations would be implemented and CEQA analysis undertaken.
He discussed the components of the report, including an outreach summary and
recommendations section. Mr. Wolff noted that not all the recommendations were
unanimously supported during the outreach process, particularly those relating to
housing and a higher FAR, which he discussed.
Mr. Wolff discussed permitted land uses, including allowing residential as a conditionally
permitted use. He discussed the reasons staff believes the corridor currently has the
characteristics of a mixed use area and would be appropriate for housing because of
accessibility to residential services, including transportation and public trails.
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Mr. Wolff went on to discuss the recommendations concerning density, including
allowing an FAR of .34 for commercial uses only. He said that staff would recommend
combining this FAR with residential uses of a maximum of 15.1 units per acre for
reasons he discussed, which included the ability to maintain control over the mass and
scale of residential developments and the number of units that would be allowed on a
site.
Mr. Wolff discussed a third density option, which would be to consider increasing the
allowable FAR to .5. He discussed the reasons staff would suggest further analysis to
define the kind of uses that might be appropriate for increased density.
Mr. Wolff discussed the recommendations for development standards, including setback
areas for increased pedestrian and bicycle access. He discussed the option to create
three zones, called the Pedestrian Zone, Neighborhood Zone, and a Higher Intensity
Zone, which would allow more massing and bulk near the highway. Mr. Wolff noted that
FAR and other size controls would still apply.
Mr. Wolff discussed lighting and landscape standard recommendations, noting that
there are unique sites that might need different treatment, including the Corte Madera
Inn, which has two frontages. Mr. Wolff explained that the object of the streetscape
design guidelines is to make them consistent conditions.
Mr. Wolff discussed concerns about traffic throughout the process. Staff’s
recommendations would include project-specific traffic analyses and supporting projects
for improved traffic circulation, which he discussed.
Mr. Wolff noted the provision of public comments that have been received since the
staff report was issued.
Mr. Wolff discussed the next steps in the process which would be to implement the
recommendations and move towards Zoning Ordinance amendments.
Vice-Chair Metcalfe and Mr. Wolff discussed uses in the C3 Zone, allowing residential
uses under a conditional use permit and allowing an FAR of .5. Mr. Wolff noted that 5 of
the 7 properties in the area under consideration have greater FARs than .34.
Commissioner Bundy discussed his support of a standard streetscape plan, the
undergrounding of utilities, and creating a pedestrian/bike path along Tamal Vista.
However, he asked how projects could be financed and if an increased FAR is
necessary to provide economic benefit for projects. In response, Mr. Wolff said that
funding is not a consideration, but the purpose is to develop improved streetscape
standards that can be implemented as property development takes place.
Counsellor Propp noted that the Tamal Vista Plan would be phased in as development
occurs or if funding becomes available.

7

Planning Commission Meeting Minutes
June 14, 2016

8

Commissioner Bundy commented on his preference for the improvements to take place
at a definite time, rather than in a piecemeal fashion.
Chair Chase opened the public comment period.
Barbara Becker, Council Crest Drive, said the focus should be on Tamal Vista, which
she said was not designed to be a major north-south thoroughfare. She said the road is
not sufficiently wide and cannot support any more traffic. Ms. Becker questioned the
ability to add a bike path and asked that setbacks are required for future development
on Tamal Vista.
Jack Jackowski, owner of the Market Place shopping center, discussed the challenges
of permitted uses in the C3 zone and said he is pleased with the direction being
considered. Mr. Jackowski commented on the focus towards community uses and the
ability of businesses such as Book Passage to conform to the code. He said that the
uses being considered for C1, C2 and C3 apply to what they are trying to achieve at the
shopping center, which he discussed.
Chair Chase closed the public comment period.
In response to Vice-Chair Metcalfe, Mr. Wolff responded to correspondence that had
been received regarding egress to the Tamal Vista units. He said that allowing south
bound traffic to use Nellen Avenue should alleviate vehicular problems with egress to
the property.
In response to Commissioner Bundy, Mr. Wolff said that staff would need to undertake
an analysis to determine the FAR range for the C1 and C2 zoning districts.
Commissioner McCadden and Mr. Wolff discussed allowing residential development as
a conditional use, rather than by right. Mr. Wolff said there was concern about
developing residential uses close to the highway and that the requirement would enable
the Town to study the specific use requested. Mr. Wolff confirmed that density would
remain the same if a higher FAR is chosen.
Chair Chase and Mr. Wolff discussed the recommendation of a 20 foot front setback,
which Mr. Wolff noted was part of the discussions on the Corte Madera Inn project and
related to the pedestrian and streetscape enhancement plans.
Chair Chase discussed the potential for including a bike lane on one side of the road
and a buffer zone. He noted that the report does not include the possibility of acquiring
additional land, which he discussed. Mr. Wolff discussed a grant application for a
bicycle and pedestrian master plan on Tamal Vista. He noted the Town is working on
conceptual plans.
Chair Chase led a discussion on whether the allowable FAR of .34 should be increased
and under what circumstances a higher FAR should be allowed. Mr. Javid noted that
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staff has not set parameters and Mr. Wolff suggested allowing additional FAR for certain
uses that might be beneficial, which he discussed.
Vice-Chair Metcalfe discussed the desirability of allowing commercial space on a first
floor and live/work units above, and she referred to a specific project on Miller Avenue,
Mill Valley.
Commissioner Bundy said he supports staff’s recommendations to allow residential
development in addition to commercial uses to serve the locals.
Commissioner McCadden discussed the importance of establishing whether a traffic
issue exists, since he believes that it would be inadvisable to increase the FAR if a
problem exists.
Mr. Wolff discussed the reasons he believes the stretch of property under discussion is
not solely responsible for traffic problems, and Commissioner McCadden discussed the
reasons he believes that an analysis is necessary in order to find solutions for traffic
issues. He would recommend leaving the FAR at .34, which should only be increased
after a traffic study has confirmed that there is capacity. Commissioner McCadden
noted that the area is suitable for housing, given there are nearby transportation
options.
Commissioner Caldera said that a traffic problem exists along the corridor and he
commented on the amount of noise from the Highway that would affect residential
housing nearby. He said the noise is constant and the freeway generates heat and
pollution as well, and that he would favor a buffer zone between the freeway and
housing for residential uses. Otherwise, he said the report offers a variety of options and
has been well crafted. However, he said he would not favor an increase in the FAR
without more studies.
Commissioner Bundy commented on the FAR depending on the type of use for a
building, and noted that traffic and parking studies would be undertaken for individual
applications. Thus, he said he could support an FAR of .5 depending on the traffic
pattern that would be determined at that time.
Vice-Chair Metcalfe commented on the need for traffic studies before deciding upon an
FAR of .5.
Mr. Wolff noted that the analysis would be different for an FAR of .34 compared to an
FAR of .5.
Chair Chase said that, without traffic studies, the commissioners cannot recommend an
FAR of .5 to the Town Council.
There was general consensus that the recommended height is acceptable with a
conditional use permit for residential uses and maintaining an FAR of .34 until further
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traffic studies are able to confirm that .5 is acceptable. Commissioner Bundy discussed
the reasons he could support an FAR of .5.
7.

ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners

Chair Chase reported on his attendance of the June 6th Town Council meeting, where
there was a discussion on Plan Bay Area and future consideration of Airbnb. He noted
that some towns have made Airbnb illegal. Commissioner Chase also noted that the
Planning Commission will be considering Junior Second Units.
ii. Planning Director
Planning Director Wolff commented on the Town’s centenary celebrations and noted
that he will not be attending the June 28th Planning Commission meeting, when Town
Manager Bracken will be addressing encroachment permits in the Town’s right of way.
iii. Tentative Agenda Items for June 28, 2016 Planning Commission Meeting
1. DISCUSSION OF ENCROACHMENTS ONTO TOWN RIGHTS OF
WAY AND TOWN-OWNED (BUSINESS ITEM) – DISCUSSION WITH
DAVE BRACKEN, TOWN MANAGER
2. VERIZON STORE AT THE VILLAGE, 1500 REDWOOD HWY –
TENANT IMPROVEMENTS AND STORE FRONT CHANGES TO
ACCOMMODATE NEW VERIZON WIRELESS STORE.
3. 220 GRANADA DRIVE – MAJOR DEISGN REVIEW PL-2016-0037
FOR THE DEMOLITION OF AN EXISTING ONE STORY RESIDENCE
AND THE CONSTRUCTION OF A NEW TWO STORY SINGLE
FAMILY RESIDENCE.
4. 122 GROVE AVENUE – PRELIMINARY STUDY SESSION FOR THE
DEMOLITION OF AN EXISTING TWO LEVEL RESIDENCE AND THE
CONSTRUCTION OF A NEW THREE LEVEL SINGLE FAMILY
RESIDENCE
AT 122 GROVE AVENUE.
B.

MINUTES
i. Planning Commission Meeting Minutes of May 10, 2016

Page 8, second paragraph: “pedestrian crossing flags” in place of “orange flags”.
ii. Planning Commission Meeting Minutes of May 24, 2016
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Page 1: “Tom McHugh” amended to read “Bob Bundy”
MOTION:
Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Caldera, to approve the minutes of May 10, 2016, and May 24, 2016, with
amendments:
AYES:

Metcalfe, Bundy, Chase, McCadden, Caldera

8. ADJOURNMENT
A motion was made, seconded and unanimously approved to adjourn the meeting at
11:05 p.m.
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ITEM NO. 7Bii
PLANNING COMMISSION MEETING MINUTES OF
JUNE 28, 2016

Planning Commission Meeting
JULY 12, 2016

DRAFT MINUTES
REGULAR PLANNING COMMISSION MEETING
JUNE 28, 2016
CORTE MADERA TOWN HALL
CORTE MADERA

COMMISSIONERS PRESENT:

Chair Peter Chase
Vice-Chair Phyllis Metcalfe
Commissioner Dan McCadden
Commissioner Bob Bundy
Commissioner Nicolo Caldera

STAFF PRESENT:

Phil Boyle, Senior Planner
Doug Bush, Assistant Planner
Judith Propp, Town Attorney
Joanne O’Hehir, Minutes Recorder

1. OPENING:
A. Call to Order – The meeting was called to order at 7:30 p.m.
B. Pledge of Allegiance – Chair Chase led in the Pledge of Allegiance.
C. Roll Call – All the commissioners were present.
Commissioners individually read into the record Resolution No. 2016-022 in
recognition of Commissioner McCadden’s two years of service on the Planning
Commission.
MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Bundy, to adopt Resolution No. 2016-022 in recognition of Commissioner
McCadden’s two years of service on the Planning Commission:
AYES:
NOES:
ABSTAIN:

Metcalfe, Bundy, Chase, Caldera
None
McCadden

2. PUBLIC COMMENT – NONE
3. CONSENT CALENDAR – NONE
4. CONTINUED HEARINGS - NONE
5. NEW HEARINGS
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A. VERIZON STORE AT THE VILLAGE, 1500 REDWOOD HWY –
PRECISE PLAN AMENDMENT NO. PL-2048-PDP AND DESIGN
REVIEW NO. PL-2016-0047-DR FOR EXTERIOR MODIFICATIONS TO
THE ELEVATIONS OF TENANT SPACE K001 FORMALLY A TALBOTS
RETAIL STORE INTO A VERIZON RETAIL STORE. THE APPLICATION
ALSO INCLUDES ILLUMINATED SIGNS. (Senior Planner Phil Boyle)
Senior Planner Boyle presented the staff report. Mr. Boyle discussed the tenant
improvements, including the reduction in the building height with the proposed
removal of the clock tower. He said the clock tower is not sound and is not
considered an integral part of the center. Mr. Boyle explained the project meets
the requirements of the Municipal Code and Design Review Guidelines, and he
discussed the proposed new elevation plans and awnings. He noted that a color
board has been submitted.
Mr. Boyle discussed a change to the door and windows on the southwest
elevation and the signs and illuminations. He said the signs meet the Town’s
sign ordinance requirements and the illuminations will be on timers and dimmers.
Overall, Mr. Boyle confirmed that staff can make the findings for the Precise Plan
Amendment and sign application and would therefore recommend approval of
the project.
Donald Graham, Project Architect, discussed the relocation of the front doors,
color pallet and the window changes at the back of the building.
Commissioner McCadden discussed the addition of landscaping, which Mr.
Graham said would not be the applicant’s responsibility. Matt Holland, Verizon
Group, supported Mr. Graham’s comments.
Chair Chase discussed the materials with Mr. Graham and expressed concern
that the exterior of the building would be partially sided with new materials. Chair
Chase and Commissioner McCadden discussed exterior lighting with Mr.
Graham.
Chair Chase opened and then closed the public comment period when no one
came forward to speak.
Vice-Chair Metcalfe said she is satisfied with the project, approves the color
scheme and supports the removal of the tower.
Commissioner Bundy said he had no further comment; the design is
straightforward and he could make the findings.
Commissioner McCadden expressed his support for the changes and said he
could make the findings. However, he said he would like the applicants, Macerich
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Inc, to consider adding landscaping, particularly to the east side by the parking
lot.
Commissioner Caldera said the project is a nice design and that he can make the
findings.
Mr. Boyle said staff would ask Macerich to improve the landscaping and Ms.
Propp noted that the Precise Plan does not necessitate landscaping
improvements with a request for an upgrade or new tenant. Ms. Propp explained
the circumstances under which Macerich would be required to make landscaping
improvements.
Commissioner McCadden noted that the commissioners have previously heard a
claim of an unsound building structure by the applicant, which he discussed in
relation to public safety. There was general agreement that staff would request a
summary from Macerich on the structural integrity of their buildings.
MOTION: Motioned by Commissioner McCadden, seconded by
Commissioner Caldera, to approve Precise Plan Amendment No., PL2016-0048-PDP, Design Review PL-2016-0047-DRC and Sign Permit No.
PL-2016-64-SRC; for exterior modifications to the elevations of tenant
space K001 formally a Talbots retail store into a Verizon retail store. The
application also includes four illuminated signs:
AYES:
NOES:

Metcalfe, Bundy, Chase, McCadden, Caldera
None

Senior Planner Boyle read the appeal rights.

B. 220 GRANADA DRIVE – MAJOR DESIGN REVIEW PL-2016-0037 FOR
THE DEMOLITION OF AN EXISTING ONE STORY RESIDENCE AND
THE CONSTRUCTION OF A NEW TWO STORY SINGLE FAMILY
RESIDENCE. (Assistant Planner Doug Bush)
Assistant Planner Bush presented the staff report. Mr. Bush discussed the site
plan, which he noted is characteristic of the neighborhood, including a long,
sloping lot and double frontage. He discussed the proposed project, whereby the
new home will be moved further way from Granada Drive, while the garage will
remain in the same location with a front setback of over 20 feet. Mr. Bush noted
that all the setbacks meet the standards for the R1 district, and that the FAR will
double with a second story and the additional height will increase to 25 feet.
Mr. Bush discussed the modern design and use of different materials, including
stone and stucco. He discussed the primary views and window design, noting
that the windows on the west elevation, closest to the neighbor at 216 Granada,
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are a clerestory design to limit privacy impacts. Mr. Bush noted other windows
would be of opaque glass with one being inoperable.
Mr. Bush discussed the garage, which he said would extend beyond the house
with a deck above, leading from a bedroom facing Granada Drive.
Mr. Bush discussed the adjacent structures and a plan showing the location of
windows in relation to the windows of neighboring properties. He also addressed
landscaping, which he noted is proposed to be mostly low planting and lime
trees.
Mr. Bush discussed the variety of designs of dwellings in the area and public
outreach, noting that the neighbors on either side of the proposed dwelling have
concerns. He said the design and size would be significant departures from the
existing home, but that staff believes a balance has been achieved between the
requirements of the neighbors and the dwelling designs in the neighborhood. Mr.
Bush confirmed that staff is therefore recommending approval of the project with
the findings in the staff report.
In response to Commissioner Caldera, Mr. Bush said that the neighbors at 216
Granada and 224 Granada have expressed concern about loss of privacy, which
they discussed. In response to Commissioner McCadden, Mr. Bush clarified the
windows affecting the privacy concerns.
Toby Long, Project Architect, discussed the proposed new home, noting that the
majority of construction will take place off site. He commented on the orientation
of the drawings, discussed the size of the home, issues that were discussed at
the previous hearing that they have incorporated into the design, and the
windows.
Mr. Zeller, property owner, confirmed the lower level windows do not concern the
neighbor.
Mr. Long clarified the windows causing the privacy concerns with Vice-Chair
Metcalfe, who commented on bathroom windows not being a primary view. Mr.
Boyle confirmed that the opaque glass windows proposed by Mr. Long are not
included in the plans. Mr. Long discussed the proposed opaque glass windows
and non-operable window with Vice-Chair Metcalfe, who suggested a design
change to the clerestory windows on the south side.
Chair Chase suggested ways in which the mass of the wall affecting the neighbor
on the east side could be reduced. Mr. Long said they had hoped not to remove
too much earth and he commented on repositioning the dwelling on the property.
Chair Chase said he believes the neighbor on the east side will be significantly
affected by the proposed plan.
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Mark Bourguignon, 216 Granada, said that he likes the proposed house, but he
shared his concerns about privacy and view issues, noting that they are on the
downslope and would be affected by an increase in height. He discussed his
preference for clerestory and/or non-operable windows where their privacy would
be affected.
Tad Devlin, 224 Granada, discussed their concern relating to the impacts on their
views, light and privacy caused by the proposed dwelling. Mr. Develin
commented on the use of opaque glass.
Phyllis Galanis, 215 Prince Royal, discussed her concerns relating to soils
stability and referred to a slide that occurred some years ago in the vicinity. Ms.
Galanis discussed the issue of loss of views and noted that a neighbor of hers
had changed their design of a proposed project to be less impactful.
Chair Chase closed the public comment period.
Vice-Chair Metcalfe commented on the importance of negating privacy issues
concerning bedroom windows, and the impact of light into one of Mr. Devlin’s
rooms, which she said should be addressed.
Commissioner Bundy said the design is consistent with remodeling in the area
where there are two story homes, and confirmed that privacy and light are
issues. He said that it appears the applicant has responded to the concerns of
the neighbors and asked Mr. Boyle to discuss a neighbor’s recourse should an
opaque window be removed at a future date.
Mr. Boyle said that, under those circumstances, staff would determine if the
change would cause a critical problem and, if so, would request the window be
changed or bring the issue back to the Planning Commission.
Commissioner Caldera said the design is elegant and temporary, but the mass is
impacting neighbors’ views and privacy to the extent that he is unable to make
the findings to support the project. Commissioner Caldera suggesting shifting the
house towards Granada to ease some of the impacts.
Commissioner McCadden said it is a lovely house and that he likes the sprinkling
of contemporary designs in the neighborhood. He said the lot is large, the
applicant is proposing height and setbacks within the code, and that they could
request a much larger dwelling. Commissioner McCadden noted that the
applicant is proposing to utilize half of the FAR and is proposing low lot coverage.
However, he noted that the primary effects are on the north side but that he does
not like opaque windows, which he discussed. Commissioner McCadden
commented on the expense of excavating land in order to lower the height of the
proposed dwelling, and noted that the height would be well below the maximum.
He commented on the project mostly meeting the codes. Commissioner
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McCadden suggested that an accurate window plan is submitted before making
a final decision, with which Chair Chase concurred.
A discussion on the windows took place amongst the commissioners on whether
the window plan could be approved. Mr. Long clarified their intentions for the
window treatment in response to the privacy issues raised by the neighbors,
including the removal of a bedroom window.
Chair Chase reopened the public comment period.
Tad Devlin, 224 Granada, confirmed his approval of the window changes, but
noted that light and view issues remained. He said the proposed house is too
large compared to the existing home.
Mark Bourguignon, 216 Granada, said they approve the changes to the windows.
Mr. Zweller confirmed that he concurs with the architect’s proposed window plan
and explained how they have tried to scale their design to the neighborhood. He
commented on the number of homes in the area with two stories and which are
of a similar size to his proposed new home.
Phyllis Galanis, 215 Prince Royal, said the buildable portion of the lot should be
considered when assessing the size of a house that could be built. She noted
that the houses were originally built to take advantage of the views in the
neighborhood.
Commissioner Bundy commented on the issues concerning secondary views in
the main. He said that more two story homes will be built, for which light and
primary views will also need to be considered, and that he believes light and
primary views have been respected in this particular project.
Vice-Chair Metcalfe said she agrees with Commissioner Bundy that the view
blockage is not substantial or primary. She said there is considerable space
between the homes to ensure there is sufficient light. Vice-Chair Metcalfe said
she could make the finding relating to light, views and privacy.
Commissioner Caldera discussed his concern that the large second floor
staircase window would be a privacy concern and said he could not make the
findings to support the project.
Chair Chase opened the public comment period and Mr. Long suggested a
window treatment to the staircase window to the agreement of the neighbor.
MOTION:
Motioned by Commissioner McCadden, seconded by ViceChair Metcalfe, to approve Design Review Permit PL-2016-0037 for the
demolition of an existing one story residence and the construction of
a
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new 4,216 square foot two story, single family residence with
modifications to the five windows discussed, and the addition of a cedar
shutter to the stairwell window, at 220 Granada Drive:
AYES:
NOES:

Metcalfe, Bundy, McCadden
Chase, Caldera

Mr. Bush read the appeal rights.

6. BUSINESS ITEMS
A. DISCUSSION OF ENCROACHMENTS ONTO TOWN RIGHTS OF WAY
AND TOWN-OWNED PARCELS – DISCUSSION WITH DAVID
BRACKEN, TOWN MANAGER.
Town Manager Bracken presented the staff report, noting that the commissioners
are not required to take action. Mr. Bracken explained that the Mayor has
requested the discussion as a result of an issue with the construction of a fence
in the public right-of-way for which the Town provided an encroachment permit.
He discussed why many encroachments exist, which he said are basically
through the development process.
Mr. Bracken discussed maintenance issues relating to a former railroad right of
way that the Town acquired from the County, with the County retaining a 20 ft.
wide easement through the middle for bike path/pedestrian purposes.
Mr. Bracken discussed the regulation of rights-of-way through the Municipal
Code, including a section that was added in 2001 which relates to permanent
structures, such as fences. He discussed license agreements for encroachments,
which he said allows the Town to reserve its right to remove the encroachment at
the homeowner’s cost. Mr. Bracken suggested the Town might wish to modify
the ordinance to allow the Town to exercise more control over encroachment
permits or decide if Council should review the process.
In response to Vice-Chair Metcalfe, Mr. Bracken discussed the criteria for which
encroachment permits are issued. He said the Town examines the effect of the
permit on the immediate neighborhood, maintenance issues and liability. Mr.
Bracken noted that such permits sometimes result in reducing the Town’s need
to maintain an area.
Vice-Chair Metcalfe and Mr. Bracken discussed encroachments for the front
back of lots. Mr. Bracken noted that back lot encroachments are unusual,
that the Town examines the effect of a front lot encroachment on pedestrian
vehicle usage. They also discussed the license agreement relating to
encroachment permit.

and
and
and
the
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Ms. Propp noted that the license agreement is a temporary use and that it is
revocable. She said it is not intended to run with the land; that it is recorded and
a subsequent owner can use the license. Ms. Propp said that additional terms
could be added, such as a charge, and that insurance and indemnification are
necessary.
Vice-Chair Metcalfe and Mr. Bracken discussed a monitoring process for
encroachment permits. Mr. Bracken said the Town files a copy of the
encroachment permit and that the signed, recorded document holds the Town
harmless of liability. He said the Town charges a fee for the encroachment permit
but not rent.
Commissioner Bundy said the ordinance seems good but the issue appears to
be where encroachments should be allowed. He suggested that primary trails
should be prohibited from encroachments, and Mr. Bracken said the ordinance
could be modified to prohibit encroachments in specific areas.
In response to Commissioner Caldera, Mr. Bracken confirmed that the private
party entering into the agreement assumes full responsibility for the property and
not the Town. Commissioner Caldera said he would support an annual fee for an
encroachment permit.
In response to Commissioner McCadden, Ms. Propp said that Californian law
prohibits a private property owner from bringing a prescriptive claim against a
public entity for a right-of-way, which she discussed.
Commissioner McCadden and Mr. Bracken discussed the purpose of the
discussions and whether they entailed enforcement of current illegal
encroachments of rights-of-way. Mr. Bracken said that the purpose of tonight’s
discussions is to strengthen the ordinance to make it easier for the town to rectify
encroachment problems, which he discussed. Commissioner McCadden and Mr.
Bracken also discussed the matter in relation to title companies during house
sales.
Chair Chase noted that the private party encroaching on Town property is
enjoying free use of land owned by the Town, and he discussed the need for a
survey under certain building permit applications. Chair Chase and Ms. Propp
discussed breach of contract should the property owner not return the land on
request by the Town, and Ms. Propp noted that the Town could take legal action
to revoke the permit.
Vice-Chair Metcalfe and Mr. Bracken discussed railway markers on a path that
was formerly a rail track and Chair Chase opened the public comment period.
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Alan Bright, 8 Grove Avenue, discussed a survey for a property and noted that
there are markers along a path that is a former railway right-of-way. He
discussed a problem with a homeowner removing vegetation outside their
property and encroaching upon public land, which he said had been available for
everyone to use.
Mr. Bracken noted that the Town had not granted approval to the homeowner to
remove the trees and had only been aware of the problems when posts had been
installed.
Anne Simpson, 8 Grove Avenue, commented on the need for the owner to have
$1M of liability insurance, which she said is not recorded in the license
agreement.
In response to Kenton Wolfers, 16 Tamal Vista Boulevard, Mr. Bracken said that
he could not provide the number of license agreements in existence. He noted
that the permit holder relieves the Town of maintenance of the land.
Jonathan Skolnick, 439 Montecito, asked what the consequences are for
homeowners who encroach on public property and if recourse action existed.
Jonna Haehle, Corte Madera Avenue, said she is annoyed that a property owner
could fence off public property for their exclusive use and not pay for the land.
She asked why the Town is ignoring the issue of homeowners taking public
property for their exclusive use and not compensating the public. Ms. Haehle
said there is no benefit in allowing people to use public property for their personal
use and that a precedent could be created.
Chair Chase closed the public comment. Ms. Propp noted that a direct response
to a particular encroachment issue is inappropriate under the Brown Act and that
it should be put on an agenda for a future discussion. Chair Chase said the issue
should be put on an agenda to discuss specific areas of enforcement, to which
Vice-Chair Metcalfe said she concurred, as did Commissioner Caldera.
In response to questions by commissioners about moving the discussions
forward, Ms. Propp noted that the commissioners are making recommendations
to the Town Council. She advised the Town Council could request that certain
matters are discussed by them or direct staff to place the item on an agenda for
discussion by the Planning Commission.

B. 122 GROVE AVENUE – PRELIMINARY STUDY SESSION FOR THE
DEMOLITION OF AN EXISTING TWO LEVEL RESIDENCE AND THE
CONSTRUCTION OF A NEW THREE LEVEL SINGLE FAMILY
RESIDENCE. (Assistant Planner Doug Bush)
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Assistant Planner Bush presented the staff report. He explained that the
purpose of the discussions is for the commissioners and neighbors to provide
feedback on the project, and that no decision will be made.
Mr. Bush discussed the proposed project, whereby the present two story, 1,675
sq. ft. dwelling on a 4900 sq. ft. parcel would be replaced by a 2,700 sq. ft.,
three story home. He noted that the lot is smaller than many in the
neighborhood, but that the applicant meets the standards for the R1 district and
design review.
Mr. Bush discussed the two parking variances, one of which is for tandem
parking and the other for a space that would encroach the front setback. He
confirmed that the applicant has met with some of the adjacent neighbors and
that staff has visited the home of one neighbor to view the story poles.
Mr. Bush noted that letters have been received from multiple neighbors since
the staff report was issued and have been provided to the commissioners and
are available to the public.
Jake Saltzman, Owner and Applicant, said the house is in a diminished state
and Andy Rodgers, Project Architect, said they originally thought the existing
structure could be remodeled. However, Mr. Rodgers said that a new dwelling
could be repositioned on the property and they have tried to design a home that
is sensitive to the neighborhood’s character and scale. He noted that there are
no height or setback requests (apart from the front yard parking setback), and
that they have designed a front porch, rather than a 2-car garage, and created a
shallow hip roof to mitigate height impacts.
Mr. Rodgers discussed neighborhood outreach and said that they believe they
can mitigate the concerns expressed about view impacts.
In response to Commissioner Bundy, Mr. Rodgers said they believe it is
reasonable to add a third level since the height is below the maximum allowed.
Vice-Chair Metcalfe discussed the size of the homes on either side.
In response to Chair Chase, Mr. Rodgers discussed the neighbors he has
contacted. Chair Chase and Mr. Bush discussed the proposed FAR.
Chair Chase opened the public comment period.
Jonathan Skolnick, 439 Montecito, said he was shocked to see the story poles,
which he said imply a tremendous change. Mr. Skolnick discussed his concerns
regarding loss of privacy, views, and light with what appears to be a sheer wall
that will that will loom over their back yard, in addition to two decks. Mr. Skolnick
noted that the FAR is greater than homes in the vicinity.
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Steve Mori, 124 Grove Avenue, said that he had met with the architect and
applicant and that he concurs with Mr. Skolnick’s comments. He said the
proposed design is out-of-character with the neighborhood and that they will be
looking at a flat wall that will shadow their property and block their views to the
north. Mr. Mori said the proposed project is excessive; that the house is too
large for the lot and he will be boxed in. He said the design should be scaled
back and moved towards the street.
Brad Seaman, Grove Avenue, said he lives on the other side of Mr. Skolnick
and that the proposed project would look better in the neighborhood if it were
reduced in size.
Kenton Wolfers, realtor, said he helped Mr. Skolnick purchase his home and
that he was shocked by the size of the proposed dwelling. Mr. Wolfers
commented on the effects the proposal will have on view impacts, light, and
privacy, and said that the design is not appropriate for the lot.
Kathy Loughlin, 439 Montecito, discussed her concerns about invasion of their
privacy, and said that the views from the proposed home seem to be
concentrated on their back yard. Ms. Loughlin said that additional trees would
not be helpful and would provide more shade over their property; that the
proposed design is too large for the lot and that a third story should not be an
option. She said their views will be impacted by the proposal.
Kenton Wolfers commented on the proposal being out-of-character with the
neighborhood and Mr. Skolnick discussed the negative effects the proposed
dwelling would have on the value of properties in the neighborhood.
Chair Chase closed the public comment period.
Vice-Chair Metcalfe discussed the reasons for a meeting between an applicant
and their neighbor and for the meeting to occur in a timely manner. She said it
should be possible to design a 3 bedroom, 2 bathroom home with two stories
and that the proposed dwelling does not belong on the lot. Vice-Chair Metcalfe
suggested that a new design might be necessary, rather than tweaking the
current design, and said that there is too much mass for the lot.
Commissioner Bundy said he agreed with Vice-Chair Metcalfe’s comments, that
the proposal is a nice design but that it does not fit on the lot. Commissioner
Bundy said he could not approve the present design based on the findings
regarding views, privacy and meeting the characteristics of the neighborhood.
However, he said he could support the parking variance since the lot is small.
Commissioner Calder said he could not make the finding relating to the effect of
a project on neighbors’ views, and that he has heard strong opinions from the
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neighbors about the proposed dwelling. However, he said he is in agreement
with Commissioner Bundy that the parking variance could be approved.
Commissioner McCadden and Mr. Bush discussed the parking requirements
and Mr. Bush noted that two tandem parking spaces do not meet the Town’s
requirements. Commissioner McCadden said that the applicants are requesting
mostly maximum development standards; that the design is quite nice with good
materials, but the scale is off. He said the proposal is not consistent with the
general feel and historical context of the neighborhood and the dwelling should
fit the site. Commissioner McCadden said that he would not support the parking
variance given the size of the dwelling compared to the lot. He said that this is
the size of lot where one should build a smaller home than one would wish.
Chair Chase said the proposed project is oversized for the lot. He said the
dwelling is too high and too large for the lot and needs to be reduced. Chair
Chase said that the design is nice, but towering on the side of the street. He
discussed another home that fits into the neighborhood that does not impede
neighboring properties. Chair Chase commented on the negative effect the
proposed dwelling would have on neighboring properties and said it must be
scaled down.

C. 21 ENDEAVOR COVE – PRELIMINARY STUDY SESSION FOR A
MAJOR INTERIOR AND EXTERIOR REMODEL, INCLUDING A 550
SQUARE FOOT SECOND STORY ADDITION, 130 SQUARE FOOT
FRONT ENTRY ADDITION, A NEW WOOD ARBOR AND A NEW ENTRY
PORCH. A VARIANCE IS REQUESTED FOR ENCROACHMENT INTO
THE FRONT SETBACK. (Assistant Planner Doug Bush)
Assistant Planner Bush presented the staff report. He discussed the present
dwelling and the half-acre lot, which he noted slopes downwards from Endeavor
Drive. Mr. Bush said the proposal is for a significant exterior and interior remodel,
with the resulting structure increasing to 2,790 sq. ft., including a 1-car garage,
which would replace the present 2-car garage, but that a parking space would be
created in the side yard in order to meet the parking requirements.
Mr. Bush provided slides of the existing residence and the story poles showing
the proposed changes. He noted that the front of the lot is nonconforming since it
encroaches into the 20 ft. setback, and that the applicants are requesting
changes that will result in an 8 ft. front setback. Mr. Bush discussed the portions
of the dwelling that will encroach into the front setback, including an arbor, entry
porch and entryway. He said the applicants are requesting design review and a
variance for the front yard encroachment.
Michael Harlock, Project Architect, discussed the reasons they believe unique
circumstances exist to grant the front setback variance. He said that two other
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dwellings were granted similar setbacks and that the impacts would be reduced
because open space exists opposite the property. Mr. Harlock explained that the
projecting gable roof would make a graceful entryway, which he discussed in
relation to the variance request.
In response to Commissioner Caldera, Mr. Harlock said they would be adding
130 feet to the first floor. Commissioner Caldera said he visited the site and
noted that other properties do not seem to meet the front setback and that he
could, thus, make at least one finding to support the project. He said the
proposed design is attractive, and Mr. Harlock noted that they have letters of
support.
Commissioner McCadden said it is a nice house but that he did not believe
special circumstances existed to allow an exception and grant a variance. He
said the house is already nonconforming and that he opposes a project that
would make it even more so. Commissioner McCadden noted that the back lot
could be used for expansion and he said that he did not believe a hardship
existed to grant the setback variance. He discussed the reasons he does not
support setback encroachments.
Mr. Harlock discussed variances for front yard setbacks in the vicinity, which
were granted on previous occasions. Mr. Bush noted they were for enclosing
existing porches and did not result in the expansion of the building’s footprints.
Vice-Chair Metcalfe said the design is attractive but that she is concerned by the
amount of encroachment into the front yard setback. She made design
suggestions that would reduce the amount of encroachment that she would find
acceptable, which prompted discussion amongst the commissioners. Mr. Boyle
noted that the findings would still need to be made for a variance regardless of
the size of the encroachment.
Commissioner McCadden asked Mr. Harlock what they consider a hardship that
would entitle the applicant to a variance. In response, Mr. Harlock referred to the
unique circumstances relating to the grading and topography of the lot.
Commissioner Bundy commented on the design being interesting and said he
could approve the project for aesthetic reasons and with the absence of housing
on the other side of the street.
Mr. Bush discussed the findings that need to be made and the zoning standards
that should be met to approve the project.
Chair Chase said he likes the design but that there is too much building at the
front of the house. He said the house would almost reach the sidewalk and that
he is unable to make the findings for the setback of 8 feet to the covered porch.
Chair Chase discussed parking with Mr. Bush and he commented on previous
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decisions granting setbacks, noting that they do not have to continue making
such decisions.
In response to Commissioner McCadden, Mr. Harlock said they are trying to
create a defined entry, which is not possible at the back of the house.
Chair Chase confirmed the project could not be approved as presented.
Due to the lateness of the hour, reports, announcements and requests, and the
minutes of the June 14th meeting, were continued to the meeting of July 12,
2016.
7. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners
ii. Planning Director
iii. Tentative Agenda Items for July 12, 2016 Planning Commission
Meeting
1. ROBIN DRIVE PHASE II – PRELIMINARY STUDY SESSION
FOR A NEW RESIDENTIAL SUBDIVISION, INCLUDING 16
SINGLE-FAMILY DETACHED HOMES AND 8 SECOND
UNITS. (Planning Director Adam Wolff)
B.

MINUTES
i. Planning Commission Meeting Minutes of June 14, 2016

8. ADJOURNMENT
A motion was made, seconded and unanimously approved to adjourn the
meeting at 12:20 a.m.

