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PURPOSE:

The Corte Madera Planning Commission is conducting a public hearing as required by the Corte
Madera Municipal Code (CMMC) and California Government Code to review information, including
a Negative Declaration, receive public comments, and evaluate applications regarding: 1) a Zoning
Ordinance Amendment creating a new Mixed Use Zoning District (MX-1) and rezoning seven
properties to MX-1; and 2) a General Plan Amendment changing the land use designation for 75
Tamal Vista Boulevard to Mixed-Use Commercial.

STAFF RECOMMENDATION:

Staff recommends that the Planning Commission, after review of all information, presentations,
and public testimony, and after obtaining responses to any questions, adopt Resolution XXXX,
recommending adoption of the Negative Declaration and approval of the Zoning Ordinance
Amendment and General Plan Amendment, conditioned upon incorporation of any recommended
changes to the proposed new regulations.

BACKGROUND:

RELATIONSHIP TO TAMAL VISTA CORRIDOR STUDY




The proposed Zoning Ordinance Amendment creating a new Mixed-Use Zoning District (MX-1) for
the Tamal Vista Corridor (Attachment 1) represents the culmination of a 10 month process
designed to fulfill the purpose of the development moratorium that was adopted by the Town
Council in October 2014, and the goals and objectives of the General Plan that was adopted in
2009.

The regulations in the proposed Zoning Ordinance Amendment are derived directly from, and are
intended to implement, the land use policy recommendations outlined in the Tamal Vista Corridor
Study Report (the “Report”). As described in detail in the Report, which can be accessed at:
http://www.townofcortemadera.org/579/Tamal-Vista-Corridor-Study-and-Zoning-Am, the Report’s
land use policy recommendations were the product of a robust public discussion that included
several workshops, neighborhood meetings, online surveys and comments, and meetings before
the Planning Commission and Town Council.

Through the Tamal Vista Corridor Study, staff's intention has been to create a linear and
transparent process that involves public consultation, education, and opportunities for a dialogue
between and amongst community members and staff at every point along the way. The process
was designed to ensure that the rationale and decisions behind the policies and regulations
proposed for the Tamal Vista Corridor are supported or at least well understood and that they do
not come as a surprise to those that have been participating and/or otherwise following the Study
process. Figure 1 on the next page outlines the Study process up to the release of the Report on
June 7, 2016.

The Report detailed several policy recommendations regarding land use for the Tamal Vista
Corridor related to allowable uses, density and intensity of uses, and development standards.
Some of the most significant recommendations included:

1) adjusting the permitted and conditionally permitted commercial uses to better reflect
and complement the existing residential character of the surrounding area;

2) conditionally permitting residential uses

3) setting residential density at a maximum 15.1 dwelling units/acre (not including State
density bonuses);

4) retaining commercial FAR at .34 and setting a residential FAR at maximum .3 with a
requirement of .04 FAR of non-residential use;

5) consideration of potential increases in FAR to .50 dependent upon further study;

6) requiring setbacks along Tamal Vista Boulevard to facilitate streetscape improvements
for pedestrians and bicyclists;

7) lowering the maximum height in portion of lots facing Tamal Vista Boulevard;

8) avoiding site plans that doesn’t engage the street or which locate development entirely
at the rear of the property; and

9) creation of new lighting, landscaping, and parking requirments.

A full list of all the policy recommendations and the reasoning behind them can be found on pages
26-34 of the Report.
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PLANNING COMMISSION REVIEW

On June 14, 2016, the Planning Commission held a public meeting to review, receive public input,
and comment on the draft Report. Meeting minutes are included in Attachment 2. In general, the
Commission supported the recommendations outlined in the Draft Tamal Vista Corridor Study
Report. The below summarizes the Commission’s main comments expressed at the meeting.

Consistent with the report’s recommendations, the allowable commercial uses in the
Corridor should better reflect the residential character of the area and provide
neighborhood services and feel.

Housing, as part of mixed commercial and residential projects, is generally appropriate
in the corridor at the densities recommended. Additional consideration should be given
to ways to incentivize rental housing versus condominium or “for-sale” housing.
Consideration should also be given to prohibiting housing on portions of the site closest
to the highway. The majority of the Commission recommends allowing housing as a
conditional use as recommended in the report.

The proposed .34 FAR is appropriate for both commercial and residential use and could
be increased to .50 FAR as a way to encourage future redevelopment with public
benefits, while maintaining appropriate massing and scale, but only if appropriate
analyses are done that clearly demonstrate that additional intensity can be handled by
existing roads and other public infrastructure. At this point, .34 FAR should be
maintained.

Beyond the initial public use setback area of approximately 20 feet recommended in the
report, an additional setback should be required so that buildings are not immediately
adjacent to the public use area. Consideration should be given to requiring different
setback distances depending on the use.

The height maximums of 25 feet in the neighborhood zone and 35 feet in the highway
zone are appropriate, and consideration should be given to allowing some additional
height for achieving architectural and/or design quality.

Implementation of pedestrian and bicycle improvements along Tamal Vista Boulevard is
critical to the future success of the corridor as a way to enhance circulation and the
Corridor’s aesthetic character. Efforts to obtain funding for such improvements should
continue in parallel to this process and further consideration should be devoted to
coordination between individual site redevelopment and Town capital projects so that
implementation of streetscape improvements can be advanced as a comprehensive
project.

Parallel efforts to address traffic in the broader area surrounding the Corridor should be
a Town priority.

TOWN COUNCIL REVIEW

On July 19, 2016, the Town Council held a public meeting to review, receive, public input,
comment, and provide direction to staff regarding the draft Report. The Town Council directed
staff to prepare zoning ordinance amendments based on the report and comments received from



the Council. Meeting minutes are included in Attachment 2. A general summary of comments and
feedback is listed below.

Consider creation of a zoning district exclusively for hotels and motels and apply this
new district, instead of a Mixed-Use district, to those sites that are currently occupied
with hotels instead of Mixed-Use.

Warehouses and storage uses which require frequent truck loading is not appropriate
for this area.

Signage requirements should be further considered and particular attention paid to
internally illuminated signs

The rear yard setback should ensure adequate provision for a potential multi-use path
in the future and confirmation should be obtained that the 20-foot front yard public
use area is adequate for pedestrian and bicycle infrastructure improvements

The inclusion of provisions to create floor area ratio incentives for projects that provide
desired community benefits would be positive additions in new regulations.

PROPOSED ZONING ORDINANCE AMENDMENT (NEW CHAPTER 18.13 AND MX-1 DISTRICT)

The proposed Zoning Ordinance Amendment would replace the existing C-3 Zoning District with the
new MX-1 Zoning District on the Town Zoning Map for the following properties:

50 Madera Blvd. (APN 024-037-16)

56 Madera Bivd. (APN 024-031-15)

21 Tamal Vista Blvd. (APN 024-031-21)

41 Tamal Vista Blvd. (APN 024-031-25)

45 Tamal Vista Blvd. (APN 024-031-28)
47-71 Tamal Vista Blvd. (APN 024-031-36)

and would replace the Public/Semi Public Facilities Zoning District with the new MX-1 Zoning
District on the Town Zoning Map for:

75 Tamal Vista Blvd. (APN 024-031-26)
Attachment 3 includes graphics of existing and proposed zoning.

The proposed Zoning Ordinance Amendment would also create a new Chapter in the Corte Madera
Zoning Ordinance — 18.13 — which would describe the regulations governing development in Mixed-
Use Districts generally and the MX-1 Zoning District specifically. This structure is borrowed from
Chapter 18.12, Commercial Districts, and is intended to provide a framework for other potential
Mixed-Use Districts that may be created in the future for other areas of Town (MX-2, MX-3, etc...).

Additionally, many of the performance standards, certain development standards, and uses have
been carried into the MX-1 district from Chapter 18.08 — Residential Districts — and Chapter 18.12 —
Commercial Districts. Given that the MX-1 district seeks to allow for a combination of commercial
and residential uses, existing regulations governing such uses were utilized as a baseline from which
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to create MX-1 district regulations and to ensure consistency between existing and proposed
regulations for commercial and residential uses where appropriate.
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In order to reinforce the relationship between the policy recommendations within the Tamal Vista
Corridor Study Report and the proposed regulations in the MX-1 district, the below section lists the
policy recommendations from the Report followed by an explanation of how those
recommendations have been implemented in the MX-1 district, including any adjustments to the
policies since the publication of the Report.

A. Add new locally-serving commercial uses found in the C-1 and C-2 district to those currently
allowed in the C-3 zoning district and remove certain inappropriate “highway commercial™ uses
from the list of uses currently allowed in the C-3 district.

Section 18.13.020(2) of the proposed MX-1 district lists all of the permitted and conditionally
permitted uses allowed in the MX-1 district in a similar format to the list of uses found in Chapter
18.08 (Residential Districts) and 18.12 (Commercial Districts). In developing the list of permitted
and conditionally permitted uses, staff eliminated uses from the existing C-3 district that were
believed to no longer be appropriate in the Tamal Vista Corridor and anachronistic uses no longer
relevant in today’s commercial markets. This includes uses such as automobile painting,
automobile sales and service agencies, carwash/mini-lube, ice vending stations, mail order and
catalog sales offices, packing and crating, and refrigeration equipment sales and services, among
others. At the same time, staff included uses that are currently allowed in C-1 and C-2 districts that
would more likely provide services and amenities to surrounding residential communities and be
more appropriate in a mixed residential and commercial context. These uses include bookstores,
candy and ice cream stores, delis, drug stores and pharmacies, hobby shops, video and audio sales
and service, and philanthropic and religious institutions not providing sleeping accommodations,
among others.

Staff did not attempt to modify existing permitted and conditionally permitted use classifications.
For example, philanthropic and religious organizations without sleeping accommodations are
currently conditionally permitted uses in C-1 districts and would remain conditionally permitted
uses in the MX-1 district. Similarly, restaurants and cafes without drive-up windows are
conditionally permitted uses in C-1, C-2, and C-3 districts today, and would remain conditionally
permitted uses in the MX-1 district. Staff notes that changing such use classifications in the MX-1
district without changing the use classifications in C-1, C-2, and/or C-3 districts could create
arbitrary inconsistencies between similar commercial areas in Town and therefore decided not to
alter existing use classifications at this time. A future effort to reclassify all commercial uses in
Town could be undertaken if deemed needed.

Finally, a few new uses (either classified as permitted or conditionally permitted) that are not
currently listed in any commercial district were added to recognize today’s commercial
environment. These uses include juice and smoothie shops, breweries with restaurants,
chiropractic offices, co-working spaces and offices, showrooms, and schools — private for children
(i.e. nursery, preschools, day or after school care, dance, language, and art).

B. Permit new residential uses as a conditionally permitted use provided such uses meet the
proposed density and development standards described in Section 5.2 below.




Section 18.13.020(1) of the proposed MX-1 district permits residential uses consistent with the
regulations governing residential uses in R-2 and R-3 zoning districts. These districts consist of the
Town's multi-family residential zoning districts, and are generally found along Casa Buena and
Meadowsweet Drives, Pixley, Redwood, and Willow Avenues, and at multi-family subdivisions such
as Casa Madera (Sandpiper Circle) and Meadowcreek Station.

Importantly, these districts allow single family dwellings and multiple dwellings, defined as a
building designed for two or more dwelling units for rent or lease, as a permitted use, but multiple
houses, defined as a building designed as a multiple dwelling, for use as condominium units, co-ops,
or other forms of for-sale housing, as a conditionally permitted use. After further consideration,
staff believes it would be appropriate to replicate the existing regulatory framework for multi-
family housing, rather than requiring a conditional use permit for all housing types’. Staff also
notes that the existing framework may provide some incentive for development of rental housing
versus for-sale housing, something that was expressed as a positive at the Planning Commission
meeting in June.

C. Preserve the existing allowable intensity of .34 FAR for commercial development.

Section 18.13.145(a) of the proposed MX-1 zoning district preserves the existing allowable intensity
of .34 for non-residential development.

D. Allow residential uses at a maximum 15.1 dwelling units/acre exclusive of a density bonus, and
limit total residential floor area to 0.3 FAR. For sites that include residential uses, a minimum
0.04 FAR must be utilized for locally-serving commercial or other community serving uses.

Section 18.13.145(b) of the proposed MX-1 zoning district sets the maximum residential density at
15.1 dwelling units/acre exclusive of a density bonus, but limits total residential floor area to 0.36
FAR rather than 0.3 FAR. The requirement that 0.04 FAR must be utilized for non-residential uses
intended to serve the local community is included in this section as well.

During the review of the Report at the Planning Commission and Town Council meetings, staff re-
evaluated the rules governing residential development in the MX-1 district and concluded that the
0.3 FAR cap on residential construction would likely fail to produce housing at the 15.1 dwelling
units/acre density allowed in the district. For example, for a theoretical 2.5 acre lot, approximately
32,670 square feet of residential floor area could be constructed to accommodate 38 housing units.
This equates to approximately 860 square feet per unit not including floor area devoted to common
areas or other floor area not actually devoted to housing.

In order to allow additional flexibility in housing design, and a greater ability to provide for a range
of unit sizes, staff believes a slight increase in allowable residential FAR is warranted. By allowing
up to .36 FAR for residential uses, a 2.5 acre lot could yield 39,204 square feet for the same 38 units
or an average of 1,032 square feet per unit not including floor area devoted to common areas or
other floor area not actually devoted to housing. In staff’s view, .36 FAR makes the MX-1 housing
goals more realistic, while still maintaining a tight cap on overall building size and scale. To

! Language allowing multiple houses as a conditionally permitted use appears to be missing from draft amendment
published on August 24, 2016. Staff will provide an edited version of the amendment, showing any needed
clarifications and/or clean ups, at the September 13, Commission meeting.



summarize, the maximum number of units and development standards would not change; only the
size of the building(s) containing the units would be allowed to be slightly larger.

E. Consider increasing the allowable FAR in the Corridor up to .50 (with a consistent max of 15.1

DU/AC of residential) to encourage projects that include desired community benefits or

otherwise achieve Town goals.

Section 18.13.150 of the proposed MX-1 district provides three opportunities for potential
development to achieve up to 0.50 FAR.

Senior Housing: A proposal for development of senior housing would be allowed to increase FAR
up to a maximum 0.50, with 0.05 FAR required to be utilized for non-residential uses. Additionally,
in order to provide an additional incentive for the development of such use when compared to
other potential development allowed by the MX-1 district, staff is proposing to allow an increase in
density to 20 dwelling units/acre. The creation of housing for seniors is a stated need and desired
goal in the Town as described in its Housing Element.

Affordable Housing: Housing development that receives density increases through the State
density bonus law, may propose to increase FAR up to 0.50 in order to accommodate the additional
housing intended to be produced on-site. A minimum 0.05 FAR is required to be utilized for non-
residential uses. The creation of affordable housing is a stated need and desired goal in the Town
as described in its Housing Element.

Community Services or Extraordinary On-Site Public Amenities: As a way to encourage private
property owners to consider developing community amenities as part of their projects, non-
residential FAR may be increased from 0.34 up to 0.50 provided the Planning Commission finds that
the increase in intensity is necessary to support the provision of on-site community services by a
not-for-profit provider or that the proposed project provides extraordinary on-site amenities for
public use and enjoyment.

In response to concerns raised by the Planning Commission regarding potentially increasing FAR to
0.50, a traffic study was conducted as part of the Negative Declaration prepared for the proposed
zoning ordinance and general plan amendments. The traffic study analyzed a build out of the
Tamal Vista Corridor assuming increases in FAR up to 0.50 and concluded that no intersection level
of service would be reduced to a point that it would meet significant impact criteria as defined in
the General Plan, primarily because the replacement of existing commercial uses with residential
uses would generally reduce expected vehicle trips in the area.

Nonetheless, project-specific traffic analysis would be required by any of the proposed projects
seeking to utilize the provisions of Section 18.13.150 to take into consideration the existing mix of
uses and potential changes in circulation that exist at the time of application submittal.

F. SETBACKS

1. Require a minimum setback from the front property line of approximately 20 feet to be
dedicated for streetscape improvements and public use. This setback would allow
flexibility for future pedestrian and bike oriented improvements along the corridor (e.g..
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bike lanes, wider sidewalks that include amenities such as street trees, bike racks, benches,

and lighting).

Section 18.13.115 of the proposed MX-1 district would require private property owners to set aside
or construct at the Town’s direction a maximum 20 foot wide area at the front of their property for
pedestrian, bicycle, and visual streetscape improvements. This section describes the criteria that
would trigger a property owner’s obligation to comply with this requirement recognizing that this
requirement may require significant reconfiguration of parking and circulation areas on existing
properties and this requirement should not act as a disincentive to property owners who wish to
make relatively modest upgrades to their existing buildings.

2. Beyond the minimum setback require a maximum building setback to ensure buildings
along the corridor engage with the sidewalk and street or “public realm.” This would also
require parking lots to be placed along the side or rear of buildings. as opposed to the large
parking fields that front upon Tamal Vista Boulevard today.

Section 18.13.120 of the proposed MX-1 district sets a minimum setback distance from the above-
mentioned public use area of 20 feet and a maximum setback distance of 40 feet. In addition,
Section 18.13.160 requires a building to occupy a minimum 25% - 33% of the linear street frontage.
These provisions are intended to ensure that buildings are located in relatively close proximity to
the Tamal Vista Boulevard rather than set back in the rear of properties behind large parking fields.
In addition, ample room is provided to include generous landscaping and other public amenities at
the street. Since all development would be subject to Design Review (Section 18.13.197), the
proper location of proposed buildings within the front setback area could be evaluated on a case by
case basis.

3. Require minimum setbacks from the rear property line to ensure that buildings do not loom
over Hwy. 101.

Section 18.13.135 of the proposed MX-1 district requires a minimum 50 foot setback from a
property line abutting Highway 101. This is equivalent to the existing setback of the Marin Suites
building from its rear property line abutting the highway. In addition, a 15 foot wide landscaped
area is required adjacent to the highway that is intended to provide for plantings that would help
visually screen buildings when viewed from Highway 101.

Provisions are included in this section that would allow a reduction of the setback distance to 30
feet only with approval from the Planning Commission. In either case, the setbacks required would
be sufficient to allow for the construction of a potential multi-use path without impacting buildings
at some point in the future.

In order to gain a better understanding of the various setback distances required by the
proposed MX-1 zoning district, staff, with the cooperation of the property owner, has taped
markers on the ground indicating various distances from the front and rear property lines at 41
Tamal Vista Boulevard (the “Cinema site”). Staff recommends visiting the site to gain a better
understanding of the proposed requirements. The specific location of the markers is indicated
on the graphic in Attachment 4.



G. HEIGHT AND MASSING

1.

Require street facing buildings along Tamal Vista Boulevard (represented by the
“Neighborhood Zone™ in purple in Figure 15) be a maximum of two-stories in height (at
approximately 25-30 feet) to respect the scale of surrounding development, particularly the
single family homes along the west side of the corridor.

Allow buildings at the rear of the parcel along Highway 101 (shown as the “Higher
Intensity Zone™ in orange in Figure 15) to be larger in scale with a maximum of three-
stories and a height of 35-40 feet.

Require upper stories to be setback (or step backs) to reduce mass and bulk on both the
Tamal Vista Boulevard and Highway 101 portions of the lots

Sections 18.13.110, 18.13.165, and 18.13.170 define a “Neighborhood Zone” and “Highway Zone”
in the Tamal Vista Corridor and sets maximum height limits of 25 feet and 35 feet respectively.
Height limits may be increased by five feet in each zone only with approval of specific findings by
the Planning Commission. Additionally, upper stories in the “Neighborhood Zone” must be no
closer than 30 feet from the public use area and stories above 25 feet in height or two stories,
must be no closer than 65 feet (or 45 feet if permitted by the Planning Commission) from the
property line abutting Highway 101.

H. DISTRIBUTION OF FLOOR AREA

1.

Require that a minimum percentage of total floor area and/or lot coverage on the site be
distributed between the “Neighborhood Zone” and “Higher Intensity Zone” to avoid the
design of large expansive parking lots and to distribute floor area across relatively deep
lots.

Section 18.13.155, in combination with Sections 18.13.120 and 18.13.160 related to setbacks cited
above, would require at least one establishment of no greater than 5,000 square feet to be
constructed in the “Neighborhood Zone” with uses intended to activate and engage the street.
Establishments greater than 5,000 square feet would be allowed only with approval by the
Planning Commission. These provisions would also have the effect of avoiding the development of
projects that place all buildings at the rear of the property behind large parking fields.

I. OTHER STANDARDS

1.

Lighting: Given the proximity of commercial uses to residential neighborhoods, lighting
requirements should require the minimum necessary for safety purposes. should be Dark
Sky compliant, and should incorporate features that allow for minimum impacts when not
needed, such as dimmers and timers.

Section 18.13.040(4) of the proposed MX-1 district creates performance standards for exterior
lighting in conjunction with new development.
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2:

Landscaping: Additional landscaping requirements that soften the visual mass and scale of
development from the highway and Tamal Vista Boulevard should be considered.

Several sections of the proposed MX-1 district (18.13.120 — 18.13.140) require landscaping within
required front, rear and side setback areas intended to buffer development from adjacent uses and
provide a natural aesthetic and scale modulator for new buildings.

Parking: Parking standards should ensure that adequate parking is provided for permitted
uses and that parking does not occur in adjacent residential neighborhoods.

Section 18.13.185 of the proposed MX-1 district describes the requirements for off-street parking.
The parking requirements were taken directly from the existing off street parking regulations in
Section 18.20 of the Corte Madera Zoning Ordinance with the exception that parking requirements
for efficiency or studio residential units were reduced from 1.5 parking spaces per unit to 1.0
parking spaces per unit. Existing provisions in Section 18.20 related to shared use of parking and
the Planning Commission ability to require additional parking were referenced to clearly indicate
the applicability of those provisions in the MX-1 district.

J. SPECIAL CONDITIONS

1.

2.

Bk

Account for unique site conditions of TD Ameritrade site given its small lot size, access
from Madera Boulevard, and lack of highway frontage.

Section 18.13.195 of the proposed MX-1 district makes exceptions to several of the development
standard otherwise applicable in the MX-1 district for lots with less than 20,000 square feet of net
lot area. This would apply only to the TD Ameritrade site.

Account for unique site conditions of Best Western Inn site given it is accessed from
Madera Boulevard, has frontage on both Tamal Vista Boulevard and Madera Boulevard,
and the Madera Boulevard frontage is not adjacent to residential uses. As a result, the
conceptual approach to the development standards described above may not fit the site
conditions of this site.

Sections 18.13.125, 18.13.140, and 18.13.160 include provisions that recognize the different
orientation of the lot at 56 Madera Boulevard.

Consider the instances in which potential exceptions or variances to the development
standards may be justified and add specific findings as necessary.

As described above, the proposed MX-1 district includes several provisions in several sections
which provide flexibility provided that specific findings are met by the Planning Commission.

K. TRAFFIC

A. Require project-specific traffic analysis for all new redevelopment proposals in the Corridor and

ensure proposals mitigate significant impacts if they exist.
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As discussed on pages 7 and 79 the Negative Declaration prepared for the proposed general plan
and zoning ordinance amendments, project-specific traffic analysis will be prepared for all new
redevelopment proposals and proper mitigation measures will be required if necessary.

B. Consider requiring project-specific measures, such as incentivizing employee carpools or use of
public transit, providing bike share programs, or shuttles. in conjunction with new commercial
development proposals to reduce the number of vehicular trips associated with a proposed

project.

For projects which require mitigation measures pursuant to project-specific CEQA analysis, and
projects which require conditional use permits or other discretionary actions, project-specific
measures described above may be considered as part of project approvals.

C. Continue to work independently and with the City of Larkspur and the Transportation Authority
of Marin (TAM) to fund local studies and capital projects aimed at improving vehicular, bicycle
and pedestrian circulation along the Tamal Vista Corridor and immediately adjacent areas.

D. Support regional efforts to improve highway interchanges and connections between Highways
101 and 580 that can reduce afternoon congestion on Corte Madera’s local streets such as
Wornum Drive.

in the staff reports for the June 14, 2016 Planning Commission meeting and July 19, 2016 Town
Council meeting, staff included an attachment describing the various efforts underway to improve
circulation surrounding the Tamal Vista Corridor area. An updated attachment, Attachment 5, has
been included in this staff report.

GENERAL PLAN AMENDMENT

The proposed project includes an application to amend the General Plan by changing the General
Plan land use designation for 75 Tamal Vista Boulevard (the “DMV site”) from Public and Semi-
Public Facilities to Mixed-Use Commercial. This land use designation change is necessary so that
the application of the new MX-1 zoning district to 75 Tamal Vista Boulevard is consistent with the
General Plan. The General Plan amendment would also make minor changes to the General Plan
Land Use Chapter in two instances. Attachment 6 includes graphics describing the proposed
General Plan map change and the proposed text changes.

In discussing the proposed zoning change with the DMV, it is clear that they have no intention to
changes to the existing use on the site or sell the property in the near future, and it was expressed
that it is very unlikely that this position would change anytime soon. Nonetheless, staff believes
the change in zoning and in the General Plan is warranted at this time in order to set land use policy
direction comprehensively for the entire Tamal Vista Corridor as a whole. This would ensure that if
the DMV at some point in the future does entertain sale of the property, new owners would have a
clear understanding of the Town’s expectations.

Alternatively, a decision could be made to leave this site out of the rezoning area, leaving the
existing zoning and general plan in place. If the site were to be sold at some point in the future, a
use other than that qualifying under the Public/Semi-Public Facilities zoning district, would require
a zoning and general plan amendment at that time.
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ENVIRONMENTAL ASSESSMENT

The Town, through the Planning Department, hired Metropolitan Planning Group (M-Group) to
conduct an environmental assessment pursuant to the California Environmental Quality Act (CEQA)
for the proposed zoning and general plan amendments described above. In compliance with CEQA,
the Town, as the lead agency, conducted an Initial Study, and on August 24, 2016, released a Notice
of Intent to Adopt a Negative Declaration, which notified the public of the Planning Department’s
determination that the proposed general plan and zoning amendments do not have a significant
effect on the environment, and of the opportunity to comment on the Initial Study. The notice,
which was sent by mail to all property owners in the Tamal Vista Corridor and within 600 ft. of the
Tamal Vista Corridor (and remaining properties on Chickasaw Court), was sent by email to all those
who signed up to receive information regarding the Tamal Vista Corridor Study, was posted on the
Town's website and sent by email to all those signed up for Planning and Building and Weekly
Newsletter newsflash items, and posted at the Town'’s fire stations, Town Hall, library and post
office, included notice of the Planning Commission public hearing on September 13, 2016.

The Negative Declaration and Appendices can be accessed on the Town’s website at:
http://townofcortemadera.org/DocumentCenter/View/2269.

Staff has not received any public comments on the Initial Study at the time of publication of this
staff report.

CONCLUSION

The proposed General Plan and Zoning Ordinance amendments, including the creation of the new
MX-1 district, is the product of an iterative public process that staff believes: 1) is responsive to and
representative of the community’s input and vision for the Corridor; 2) sets forth sound and
responsible land use policies and regulation that will allow redevelopment and reinvestment to
occur, but at a scale and with uses and improvements that better reflect and support the
surrounding residential character of the area; 3) is consistent with the policies and programs
identified in the adopted Corte Madera General Plan and Housing Element; and 4) provide a
potential land use blueprint for other areas of Town.

Staff is hopeful that the process followed to arrive at these recommendations will allow for their
successful implementation with the support of Corte Madera residents, business and property
owners, and other stakeholders.

Written public comments received on the proposed MX-1 zoning district are included in Attachment
7.

OPTIONS

1. Adopt Resolution XXXX recommending adoption of the Negative Declaration and
approval of the proposed General Plan and Zoning Ordinance amendments,
incorporating specific modifications or commentary as necessary.
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2. Request that staff provide additional information, or make modifications to the
proposed General Plan and/or Zoning Ordinance amendments, and continue the public
hearing to the September 27" Planning Commission meeting for review.

ATTACHMENTS

=

PROPQOSED ZONING ORDINANCE AMENDMENT (NEW CHAPTER 18.13 AND MX-1 ZONING DISTRICT)
MEETING MINUTES FROM JUNE 14, 2016 PLANNING COMMISSION MEETING AND JULY 19, 2016 TOWN
COUNCIL MEETING

EXISTING AND PROPOSED ZONING MAPS

SETBACK MARKERS GRAPHIC FOR 41 TAMAL VISTA BOULEVARD

SUMMARY OF PROJECTS TO IMPROVE CIRCULATION SURROUNDING TAMAL VISTA CORRIDOR

EXISTING AND PROPOSED GENERAL PLAN LAND USE MAPS AND TEXT CHANGES

PUBLIC COMMENT RECEIVED SINCE AUGUST 24, 2016

2

Nowsw
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ATTACHMENT 1

PROPOSED ZONING ORDINANCE AMENDMENT
(NEW CHAPTER 18.13 AND MX-1 ZONING DISTRICT)



PROPOSED ZONING TEXT AMENDMENT

CREATING NEW CHAPTER 18.13 — MX MIXED USE DISTRICTS
AND MX-1 DISTRICT FOR THE TAMAL VISTA CORRIDOR



Chapter 18.13 - MX MIXED USE DISTRICTS
l. - General Provisions
18.13.010 - Purposes for all mixed use districts.
In addition to the objectives prescribed in Section 18.02.030, the mixed use districts are established

by this chapter to achieve the following purposes:

(1) To provide appropriately located areas for retail stores, offices, services, and other commercial
uses offering various ranges of commodities and services scaled to meet the needs of a diverse
range of customers and employers;

(2) To provide appropriately located areas for residential uses to meet the demand for housing in
close proximity to residential services and amenities, and employment opportunities.

(3) To ensure adequate light, air, privacy, and open space for each dwelling;

(4) To provide space for community facilities and institutions which may be appropriately located
in mixed use areas;

(5) To provide adequate space to meet the needs of commercial and residential development,
including off-street parking and truck loading areas;

(6) To minimize traffic congestion and to avoid the overloading of utilities by preventing the
construction of buildings of excessive size in relation to the amount of land around them;

(7) To ensure that the appearance of commercial and residential structures and uses
complements existing development and is consistent with the visual character of the town;

(8) To provide employment opportunities close to home for residents of the Town and the
surrounding area, thereby minimizing the length or necessity of vehicular commuting

(9) To encourage the production of housing in close proximity to residential services and amenities
thereby minimizing the need for vehicular trips

(10) To provide adequate pedestrian and bicycle infrastructure in commercial areas to encourage
alternative modes of transportation

(11) To improve the visual appearance of development from the street by promoting the location
of parking to sides and rear of lots

(12) To provide predictable building sizes and forms irrespective of use.

18.13.020 - Permitted and conditional uses in Mixed Use districts.

1) Residential Uses

All permitted uses in Section 18.08.020 listed in the Permitted Uses Table for Mulitple Dwelling R-3
and R-2 shall be allowed.

2) Non-residential Uses






















































































































































