TOWN OF FAIRFAX

142 BOLINAS ROAD, FAIRFAX, CALIFORNIA 94930
PHONE (415) 453-1584 / FAX (415) 453-1618

TO: Planning Commission
FROM: Ben Berto, Planning and Building Services Director

SUBJECT: Planned Development District (PDD) Zoning Amendments incorporating
Objective Development Standards and Procedures

DATE: December 20, 2018

RECOMMENDATION
Provide direction to staff on draft amendments to the Planned Development District
zoning Chapter 17.112, (see Attachment A1-A3).

Direct staff on final language amending PDD Chapter §17.112.040 (B) and adopt a
resolution recommending amendments to the Town Council for adoption (see
Attachment B).

SUMMARY/BACKGROUND

The Planning Commission initiated consideration of modifications to the PDD zoning
district regulations at their September 20, 2018 meeting. At that meeting, staff
presented a work plan outline for amending the Zoning Ordinance to address issues
raised by recent State legislation pertaining to local review of housing development
applications.

The Town Council at their November 7 and December 5 meetings enacted an urgency
ordinance that institutes a moratorium on approval of development in the PDD zone
until November 7, 2019, to provide the Town an opportunity to consider and amend it's
local codes to comport with State legislation.

Housing Accountability Act and SB 35

The stated purpose of the Housing Accountability Act (HAA) is to increase the approval
and construction of new housing by “meaningfully and effectively curbing the
capability of local governments to deny, reduce the density of, or render
infeasible housing developments”,




The HAA applies to all housing developments. A municipality can deny a housing
project or reduce its density only to the extent the project does not comply with adopted
objective standards.

The HAA further mandates local agencies provide a housing project applicant for a
housing project of 150 or fewer units with a list of any inconsistencies with objective
development standards within 30 days of the application being deemed complete. This
review and determination is limited to already adopted ‘objective’ development
standards. This implies it is critical that application requirements and review for
completeness incorporates all information necessary to make this determination.

Senate Bill 35 pertains to certain affordable multifamily housing projects (at least 2
residential units), where specific criteria apply and any exclusions do not. In SB 35-
applicable projects, review of the development is non-discretionary and is limited to
compliance with objective development standards in effect before application submittal.

Planned Development District (PDD) versus HAA and SB 35

With few exceptions, the Town’s current Planned Development PDD zoning standards
currently specify a phased submittal process (e.g. Preliminary Development Plan, then
Master Development Plan). The criteria used to review each stage of submittal contain
what could be considered subjective discretionary development standards. District
(PDD) zoning district regulations lack objective development standards. As a result, SB
35 and the HAA severely constrains the Town’s review and regulation of housing
projects proposed in the PDD zoning district.

As seen in the following comparison table, the PDD zoning district contains few
objective standards contained in the Town'’s other residential districts.



, Site/Lot | Site/Lot | Front & Rear Side Yards Building
Designation | Slope | Area Width Yards (minimum) | (minimum) Height
(min.) (min.)  "combined | each | combined [ each | (maximum)
UR-10 10% 25 ft. 6ft. |15 ft. 5 ft. 28.5 ft. &
Upland & less | 10 acres 2 stories
Residential (435,600 | 60 ft. _ 28.5ft. & 2
over | sf) 35 ft. 6& |20 ft. 5ft. | st. (uphill)
10% 12 ft. 35 ft. & 3 st
{downhill)
UR-7 10% see above (slope 10% & less)
Upland & less | 304,920 | 60 ft.
Residential over sf see above (siope 10% & less)
10%
RS-7.5 10% 7,500 sf | 75 ft. 30 ft. 10 ft. 20 ft. 10 ft. | see above
Single- & less (slope 10%
Family & less)
p{ned‘lum . | over |by by 40ft. |(6&15 | 25ft. 10 ft. | See above
esidential | 199, | formula | formula ft. (slope over
10%)
PDD 28.5ft. & 2
Planned - None None None None None None | st (uphill)
Developmen 35 ft. & 3 st
t District (downhill)

There is substantial development potential in PDD zoned areas.

ANALYSIS

This report addresses two areas:

1. Potential Zoning Code amendments to create objective development standards
in the PDD zoning chapter
2. New submittal requirements for development applications in the PDD zone

Zoning Ordinance Amendments
Staff recommends amending Chapter 17.122 Planned Development District in two

phases.

Phase 1 In the first phase, staff recommends that the Commission review and

recommend to the Town Council for review and adoption at their earliest convenience
the amendments that would implement slope-based density standards in the PDD zone.
Adopting slope-based standards that would provide black-line density (overall site
acres/unit) of housing in the PDD district as soon as possible.




Phase 2 The second phase would be consideration of the overall PDD Chapter
amendments. Insofar as this substantially amends the review process the Town has
heretofore used, staff anticipates an in-depth discussion by the Commission before its
recommended PDD Chapter amendments are forwarded to the Town Council.

Phase 1

Staff recommends immediate consideration for recommendation to the Town Council
specific text creating objective development standards for overall development density
in the PDD zoning district.

No limits to PDD-area density currently are set forth in PDD §17.112.040 Residential
Density Policy. Instead, the Planning Commission is tasked with determining
appropriate densities based on the following discretionary “determinations”

(B) Density limitations. A density shall be set which is consistent with limitations imposed
by site conditions including natural resources, topographic and geological conditions
and by the level of public services and road conditions that can reasonably be provided.

(C) Planning Commission determination. The Planning Commission shall consider the
Jfollowing criteria in setting density.

(1) Extent of lands which are hazardous to life and property due to soils, geological,
seismic or hydrological factors unless the hazards can be mitigated by minor
modifications to existing land forms and vegetation. These determinations must be based
on the analysis of a licensed engineering geologist and/or civil engineer specializing in
soils problems and hydrologist;

(2) The number of safe building sites which exist on the property;

(3) The cumulative impact of the development on existing circulation and drainage
systems.

These are well-crafted regulations that heretofore would have allowed setting overall
density through an iterative, phased process based on a number of factors. However,
insofar as it lacks any objective standards, the regulations are now inapplicable in
regulating the density of an application.

One of the primary reasons that certain steeply sloped parcels have remained
undeveloped to date are the constraints imposed by those slopes. Whether due to
access difficulties, grading, soil stability, etc., the cost of overcoming all of these
challenges is why certain steeply sloped parcels haven't yet been developed.

The Town has demonstrated through its prior review and approval of PDD-zoned

4



developments such as the Meadowlands and Canyon Village development that
development should be concentrated in the lower, level portions of the site, with the
steeper upland portions remaining undeveloped. There are no more large PDD-zoned
sites that combine flatter lower portions and steeper upland portions — they are all steep
uplands.

Without a density limit, developers have no way of calculating an appropriate cost of
acquiring a site — a higher cost could potentially be recovered by increasing the number
of units, which as noted above there is currently no limit on.

Staff recommends that the Planning Commission adopt a Resolution (attached)
recommending to the Town Council adoption of amendments to §17.112.040 (B) as
follows:

(B) Residential Density timitations—4 Maximum residential density shall be a function of
average lot Slope as Set forth in l‘he followzng table—«wk%eh—ts—eeﬂsqﬂem—mfk—lﬁmmﬁeﬁs

Average Slope Maximum Residential Density
30% and greater 10 acres

20 to 29.9% 5 acres

10 to 19.9% 2 acres

It should be noted that density is not the same as lot size. For example, a 20-acre site
with an average slope of 30% would result in two residences, but these could be
clustered into two quarter-acre parcels, with the remainder of the site preserved as
permanent open space.

Phase 2

Staff has attached for preliminary consideration by the Commission draft language of
how PDD Chapter 17.112 could be rewritten to provide overall objective development
standards.

State statutes require the Town to stipulate up front all requirements that it would use to
determine eventual development intensity, location, elements, etc. If the development
qualifies as governed by SB35, the Town’s review would have to be ministerial. .



The new standards would allow the Town to continue to review and regulate
development applications in consideration of the many factors and constraints affecting
development that are present on PDD parcels. In conjunction with development
requirements (see discussion below) they will also provide developers and the Town
with the information that would be provided with initial project submittal.

Staff is providing this draft language in order for the Commission to begin the process of
the overall rewriting of the PDD Chapter in response to the State regulations.

CONCLUSION

The State has significantly changed how local jurisdictions have to conduct residential
project reviews. A lot of jurisdictions are going to be sorely reminded of this fact when
actual applications are submitted and the many constraints on local review are fully
manifested.

The regulatory approaches suggested by staff will provide the Town with the ability to
conduct a thorough review of residential project applications in the PDD zoning district.
Further, the changes staff is recommending for immediate adoption will eliminate a
major deficiency in the Town’s regulations regarding overall housing density in the PDD
zone. '

Attachments: A1.  Zoning Ordinance Chapter 17.112 PDD Planned
- Development District Zone Area draft amended regulations (with

edits)
A2.  Zoning Ordinance Chapter 17.112 PDD Planned
Development District Zone Area amended regulations (clean
version)
A3.  Zoning Ordinance Chapter 17.112 PDD Planned
Development District Zone Area regulations (current)
B. Resolution 2018-xxx recommending to the Town Council
amendments to Zoning Ordinance Section 17.112.040 (B)

PDD ded stds 122018 PCrpt d1



ATTACHMENT A1

NEW VERSUS EXISTING LANGUAGE (TRACKED)
Chapter 17.112: PDD Planned Development District Zone
Draft for Planning Commission Review, December 20 2018

KEY

Underline regular font — new text (additions)

Underline italic font — moved text (existing but was in different location)

Strike-through — existing text removed (deletions)

[BRACKETS & CAPS] — indicates features to be inserted or developed

.010 PURPOSE.

(A) The purposes of the PDD planned development district include the following:

(1) To-encourage-development-of parcelssufficiently large-as-to-permitPromote comprehensive and

contexi-sensitive site planning and bu1ld|ng deSIgn density shall be set which is consistent with
limitations imposed by site conditions including natural resources, topographic and (‘;eo/oczica/ conditions
provided;

and by the level of public services and road conditions that can reasonably be

nravida ~ra flaviblea raciilatar racadira by whbich tha bhacie
(2) Fo-providea-morefloxible regiatory-procedure-by-which-tha basie

mavi bha sccamplichad:
et A A A A :m\.u,

(3-Fo-encourageAllow appropriate flexibility and variation in siting of bwldmgs building types, and
Re-apprepriata-mixing ofseveralland uses;- »md activitiesand-dwelling :

(3) Prevent loss of life, injuries, and property damage from g eologic and hydrologic hazards;

(4) Fe-eEnhance £k appearance and liva bility and environmental performance of the community
i aches-te-the use of lan d and the design of facilities;

through encsuragementoatere

(5) Fe-cConserve important and rare habitat including riparian zones, dominant features including
rock croppings; and

ridgelines, and other noteworthy natural features including

(6) Fe-premisePreserve and create public and private open space as an integral part of land

development design;-

(7) Maintain land form that is natural in appearance and avoid conspicuous grading: and

(8) Protect Fairfax scenic character, especially as viewed from the town’s desi mnu,zd scenic

corridors, Sir Francis Drake Boulevard and Bolinas Road.

(B) These purposes are to be ensured through the preparation and submission of high-quality

nar

comprehensive and inteqrated development plans-showingproperdrawings, narrative
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demonstrate the performance and appropriatenass of site layout, design character, building faaturas,

landscape features, hardscape features, and infrastructure ¢, -and-integration-with-the-susr m;+1eﬁng55~aﬂé
MI%—FRA—PL\%%H%C%LF’Q%MF‘—a as shall be determined by careful review of the-plansproject

submittals using the Town’s approval process.

B20-GENERAL REQUHREMENTS-FOR-A-RLANMNED-DEVELORMENT.
.220-U10 GENERAL STANDARDS AND REQUIREMENTS.

thy-Fhe-following-provisions-shall-apply-in-a-planned-development district-together with-all-othara splisable
provisions of-th e-town-zoning-and-subdivision-ordinances—Where-conflistinregulation-oscurs-tha-regulations
spesified-in-thi s-chapter-oron-a-developmentplan-approved-pursuant-to-this-chapiershall-apply:

Q%N@-planﬁed—develepmeat—distﬁe—t—sha#melu@&les&tham-f#vaeere&eﬁee;ﬁigueu&!ané—»umes&the
F?-Jiaa-nmgwQ»omm%ssieﬂ-andr-ﬂaW&Gescs.%iniﬂd-thai—g;egert%aﬂess%ha&ﬂv&ae;e&%&s&;;.itabi&a&a—giaaned
development-district-by-virtue-of its-unique-historical-character-topographylandseaping-features-or-other
special-eharacteristics-as-may be-determined-by-the-Planning-Copnnission-

é%)#i\—piam}eddevel@pmen%distriet—shaIl—b&est-abﬁsheé—b%aneﬁdinaneeaé@ptediaﬁhe-I@Wﬁ—@ouﬂeﬂ—aﬁ.e;
arecommendation-by-the-Planning-Commission; in-accordance-with-$5-17.004.030 through-17.004.120 of
this-title-\Whenever-a-planned-development district-has-been-established-its-boundary-shall-be-indicated
on-the-Zening-maps-of-the-town-

(3 Where-contigueus-properties-proposed-fora-planned-developmentin-accordance-with-the-provisions—of
this—ehapterAareutmder—sepaFa%&ewnerhiﬁﬁ—M#en—sensenwLaH—paﬁi@ipatingﬁsropeéy—-awaer«s%hau—be—mw
with-the-Planring-Director before-any-application-fora-planned-development can-be-acsepted by the town-

@%S%apdafd&fepa;earswepage,—ught»aﬁd—awwwe%s'#.epirairmmgTdsHsityTya;d»ﬁeq giremenis-apen
spases;-parking-and-sereening-shall-be governed-by-the-standards-ef-the residential-commersial-or
dustrial-zening-districi(s)-moestsimilarin-nature-and-function-te-the-proposed-planned-devalopment-district
(ngyuseesa—ekby—staﬂdapd%vhwhiﬂe—ﬁiaﬂmgéqmm+ss+9a~shaH—by—reseluﬁen—rm«%:mée—am&adept-

éé%AlLe%eetrieaLand%e%ephgn&iaeiﬁées#%a&w%ndwtsrs#eeHight—w#iagaad—e@hew#ﬁng%aduit&ep
facilities-shall-be-placed-underground-by the-developer—Electric-and-telephone-facilities-shall-be installed-in
acecordanse-with-standard-specifications-of-the-serving-utilities-

{8 Within-any-planned-developmentdistrict-po-proposed-use-or-strucitre-that constitutes aformula
busmeswﬁenﬂuia4estawa%a&these—tegﬂ&a¥edeﬁﬂeetin—§4~?:~Q4Q».2—1(},~shml—b&appﬁeve@ar—auewed
to-operate-without-first-obtaining-a-use-permit-in-compliance-with-ArticleH-of-Chapter17.040-

(B-Standardsfor-public-improvements-shall-be-governed-by-applicable-ordinances-and-laws-ef the-town-

{c)-Exceptions-to-standards-adopted-by-the-RPlanning-Commission-may- be-granted-py-the-Rlanning
Commission-and-Fewn-Council-only-in-cases-where-these-bodies-find-that the-exceptions-encourage-a-more
desirable-environment-and-are-warranted-in-terms-of the-total-proposed-development-or a-unit thersof.

(A) Applicability. The following provisions shail apply in a planned development district, together with all
other applicable provisions of the town zoning and subdivision ordinances.

(1) All the provisions of this title are supplementary to all subdivision requlations of the town.

(2) An application for approval of a tentative subdivision map of lands zoned PDD shail not be
accepted, except in conjunction with the concurrent filing of a precise development plan under [ADD
SECTION NUMBER].




(3] No tentative subdivision map shall be approved prior to the approval of a precise development
plan for the property covered by the tentative map. The tentative map and precise development

plan applications shall be processed concurrently.

(4) Where conflict in regulation occurs, the requlations specified in this chapter or on « development
plan approved pursuant to this chapter shaill apply:

(5) Exceptions to standards may be granted by the Planning Commission and Town Council only in
cases where these bodies find that the exceptions encourage a more desirable environment and are
warranted in terms of the total proposed development or a unit thereof.

(B) Site Control. A planned development district project shall be comprised of a parcel or combined
parcels that are W&%M@R}M&v@nﬂéwm}t@m#%h
chaptar-provided the-praperty-is-owned, or its development controlled, by a single individual or legally
constituted corporation or partnership.

B83-(1) Evidence of site controf over the fand shall be submitted with the development application. In the case
of property or combined properties in various ownerships, all parties owning and controlling property in the area
to be developed shall become parties to a legal agreement binding them to abide by-the planned- development
plan—asas all conditions set forth by the Town for the approved project, with the-agreementsaid conditions of
approval to run with the land or portion thereof. as a condition of future use, sale or lease.

_{&)-Fhe-developmentshall-be-initi ated-and-completed-by-the-applicant-orjoint-applicants; as-the-case-may-be.
&)

Hh-Unless-otherwise-provided-in-the-approval-of-the- -Planning-Commission-the-developermay divide-and
transfar-units-of-the-development

(2)-The-transferse-shall-complete-the-development-and-shall-use and-maintain-it-in-strict accordance with
the-developmentplan-as-approved-by-the-Rlanning Commission-and-Town-Councik

=
£h-All-the-provisions-of-this-title-are-supplementary-to-all-subdivision-regulations-of the town.

(2)-An-application-for-approval-of atentative-subdivision-map-of lands-zened RD B-shall-net-be-aseeptad;
exeept—iweenjunstiep_with—éheeeneuacrem—,fﬂmgei%p%eisedevelepmem-plen—undepéel%dr‘i 2120+

(B-dNe-tentative- subdivision-map-shall-be-approved-prerte-the-approval-of-a-precise-development-plan-for
%h&prepenyﬁevepeé—bwhe—tenéativemp.«ﬁwﬁeﬁ&aﬁwpap—aﬂd—pFeeise—devel@men%planéﬁphea@ens
shall-be-processed-consurrentiy

(C) Submittal Requirements. An application for a proposed PDD project shall be filed during business hours
with the Town of Fairfax Department of Planning and Building. All reports and technical information provided
by the applicant are subject to peer review by applicable topical specialists hired by the Town and paid for by
the applicant. The application shall include the following:

(1) _Land Ownership and Project Representation

a)_land titie(s), certificate(s) of subdivision, and any other legal documentation necessary to document
all ownership interests_in the project site, and to describe all covenants and conditions. easements, etc.,
affecting the site;

b) _the signed application by either the sole project awnership or persons or entities with ownership
interest, acknowledging participation in the PDD proiect and designating a project applicant with soie
authority to submit project materials and represent the project as applicant:




¢)_the designated project applicant may be changed by written consent by the projact ownership
interest, effective not before the date noted by the project ownership interest and being filed with the

d) the name, phone number, email address. and street address for the designated project applicant
shall be submitted, and shall be updated and filed with Town to remain current. by sole proiect
ownership interest or project applicant duly authorized by sole project ownership interest:

e)_a list of project design and engineering consultants, who shall include the following fully qualified.
licensed. and insured: civil engineer, geotechnical engineer, surveyor, hydrologist, architact, certified
arborist, forester, and landscape architect:

1)_afiling fee and payment of Town project review fees:

(2) Existing Conditions

q) a wet-signed survey map of project land, and land areas within 100 feet of boundaries, by a licensead
civil engineer or surveyor. describing:

- _existing property lines, sasements, and utility lines;

~_topography with_contour lines showing vertical intervals of not more than five feet for undeveioped
areas and two foot contours within 40 feet of any proposed development arsas:

~_Where any grading_is proposed. contours clearly showing existing versus proposed grade.

~_roadways and paths:

_ structures and land uses (consistent with Chapter 17.008: Definitions);

_heritage trees and species (consistent with Chapter 8.36: Trees). with a tree condition report by a
sertified consulting arborist of all such irees located within 30 feet of any development areas. including
numbered tags to identify all such trees by species, size. and location, and whether/not tree(s) are
proposed or recommended for removal;

~_the tree report shall be accompanied by a survey by a licensed surveyor clearly identifving all trees
by species, size, and tag number that are located within 30 feet of any proposed development areas

~_seismic and geoclogic hazard area(s), as delineated and described by a qualified soils and
geotechnical engineer, and development setbacks and construction standards that are needed for
safety [REFERENCE APPLICABLE SECTIONI:

- flood hazard areas and riparian zones, as delineated and described and mapped by a qualified
hydrologist. and development setbacks that may be needed recommended for safety [REFERENCE
APPLICABLE SECTIONI;

wildlife corridors for local fauna.,

~_important and rare habitat area(s), as delineated and described by a qualified biologist, and
recommending development setbacks that may be needed for habitat protection] REFERENCE
APPLICABLE SECTION]; and

~_surveyed and delineated ridgeline scenic corridors as described on Visual Resources Map No. 9

(see Chapter 17.060: Ridgeline Development).

) _survey cross sections of project land, in same locations as cross sections describing proposed grading
[REFERENCE APPLICABLE SECTIONI: i




i) _a vicinity map of the project area and land within not less than 300 feet from the project perimeter,
describing same features as the survey of project land (described above), but generalized if detail is not
available;

I)_a report by a gualified geotechnical engineer describing the seismic and geologic hazard area(s)
delineated, including but not limited to:

- fault zones. land slides, {andfill areas, expansive soils, and other unstable conditions;

~_areas with slopes: 30% or greater, 20% to 29%. 10% to 19%. and less than 10%:

- thresholds of significance and/or rationale for delineated seismic and geologic hazard areas and
recommended sethacks:

~_the location of rock outcroppings:

__bossible mitigation measures for potential impacts, as may be described in pertinent certified
Environmental Impact Reports: and

__reasons for discrepancies with the General Plan's Geology Soil Type map, Areas Susceptible to
Earthquake Shaking map. and Areas Susceptible to Landslides map.

K) a report by a qgualified hydrologist and/or civil engineer mapping any flood hazard area(s), including:

~_floodplains, as defined by a 1-percent annual storm avent, and setbacks as may be needed for
safety;

— any other flood prone conditions extending downstream to the mainstem stream. inciuding but not
limited to localized flooding from undersized culverts or other inadequate storm drain infrastructure:;

~_thresholds of significance and/or rationale for delineated flood hazard areas and recommended
setbacks;

__possible mitigation measures for potential impacts, (inciudinq'any described in pertinent certified
Environmental mpact Reporis or other environmental review documents or other environmental
review documents); and

__rationales for any discrepancies with the General Plan's Floodplains map and the most recent FEMA
flood insurance rate map(s).

1) a report by a qualified biclogist. which may be reviewed as to jts adequacy by the Town or Town's
consultant(s), describing:

~_the important and rare habitat area(s) delineated, including a description of the associated
ecosystem(s), flora, and fauna:

~_thresholds of significance and/or rationale for delineated habitat areas and recommended setbacks:

-_the location of heritage trees as defined in Fairfax Municipal Code:

__any mitigation measures for potential environmental impacts, as described in any pertinent
environmental documents: and

__reasons for discrepancies with the General Plan's Wildlife Habitat & Diversity Map:

(3) Master Pian

m)_a master plan vision statement using written narrative, planning diagrams and project goals to describe
development themes and design intentions:

n)_a master plan map of proposed project. describing, but not limited to, the following features;




o iy

_ delineation of conditions that limit the location of development. as described above in Section C.2:

the configuration and size of proposed parcels and easements:

__existing and proposed street improvements, showing curbs, sidewalks. and planting strips:

—_existing and proposed utilities, showing water, sanitary sewer, storm drain, slectricity, and gas

services; and

~_the approximate location and size of building pads, off-street parking. and curb cuts:

0) _a master plan numeric summary of proposed project describing:

the average slope of the total area;

~_the total site area:

__lotal project-wide buiiding site coverage, i.e. sum of all building footprints, and percent of site
coverage;

~_total project-wide floor area. broken out by individuali.e. sum of floor area for all floors of every
structure, and floor area ratio;

~_total project-wide number of non-residential buildings and their combinad floor area. with subtotals
provided for each different land use:

-_total project-wide residential floor area:

~_totai project-wide number of primary residential dwelling units:

__lotal project-wide accessory dwelling units (if any):

~_pioject-wide residentiai density calculations, with and without factoring accessorv dwelling units; and

__by-parcel. average slope, site area, building floor area. floor area ratio, building footprint, and site
coverage, with subtotals for different land uses on same parcel,

p) _a master plan map showing streets. sidewalks, trails, private and public open space areas, with
indication of geotechnical hazards, flood hazards, heritage trees. maijor rock outcroppings, and important
habitat areas;

d)_proposed grading and drainage map, prepared by qualified civil engineer, showing 2-foot vertical
contour intervals and describing:

the location property lines, utility easements, and existing utilities,

~_the level of finished surface.

~_location and volumes of cut and fill by project element and location, showing estimated volume of
each,

the type of earth or material to be moved,

~_draphic highlight indicating transitions between new contours and existing contours to remain,

the disposal of material of the site streets and building pads,

__deneral direction of stormwater surface sheet flow and percent slope associated with each:




__proposed watershed boundaries, with approximate stormwater volume for each watershed,
assuming a 1-percent per annum storm event (100-year storm):

~ locations where stormwater would be concentrated. such as drainageways. springs & seeps,
building downspouts, sump pump outiets.

__approximate stormwater convevance locations with proposed method of conveyance, such as pipe,
curb or other channel, centoured landform. or natural drainageway; and

__aretention and erosion control pian, describing proposed features to protect the project site and
each separate parcel.

r)_hydrologic caiculations prepared by qualified hydrologist to demonstrate sufficiency of features
described in prior section. These are to be peer reviewed as to their adequacy by Town's consuitant:

s) proposed grading cross sections:

__across the project site and perpendicular to slopes. with at least one perpendicular (two total) cross
sections through every propesed building pad.,

~_across transitions between new contours and existing contours to remain, calling out maximum
depths of cut and fill, :

- across proposed street-right(s)-of-way and irails.

(4) Buiidings and Site Features

' t) for each parcel, a site plan indicating:

3 slope using contours 2-foot vertical contours within 40 feet of any proposed development areas. and 5-
foot contours elsewhere:

- maximum building foetprint area, maximum building area (including accessory buildings), and
maximum building envelopes (total area within which any development would occur);

- proposed open space, both privaie and public, identified as to each:

‘ on-site parking. driveway, patios, and other hardscapes. indicating the slope of each:

- on-site drainage features:

3 schematic concept for landscaping. including the general location and character {groundcoever, shrubs.
trees) of new plantings, the location of existing heritage trees. and locations of any habitat areas with
associated proposed setbacks;

u) for each parcel, a cross section that depicts the aforementioned features, and also showing the
maximum proposed vertical envelope for each building:

V) for each parcel, a material and color palette for roofs, siding, fenesiration, doors, and any exterior
hardscape;
W) for each street and publicly-accessible trail, dimensioned sireet cross sections showing curbs.

sidewalks. planting strips, trees, and lighting:

X} for each publicly-accessible street, trail and cpen space. dimensions and specifications for proposed
trees and landscaping, street light poles and standards. typical furniture. play equipment, above grade utility
boxes:

) drawings and specifications for signage. including project identity siagnage. and signage associated
with streets, frails and open space.




(8) Financial Feasibility and Planning

2)z) a proposed financing plan for capital costs and on-going maintenance and repair costs, associated
with streets, trails, infrastructure, open space, and all off-site improvements, whether publicly owned or not,
such as through use of financing districts, subdivision improvement agreement, and homeowners association:

blaa) _Copies of legal documents required by the Planning Commission for dedication or reservation for
droup or private open space, or for the creation of a non-profit homes association shall also be submitted.

bb) traffic analysis that identifies potential off-site traffic impacts. recommends fransportation demand
manadgement measures {0 avoid or minimize such impacts, and recommended mlthatlons for unavoidable
negative impacts; and

oLl photo simulations that show project as seen from locations identified in the Town General Plan's
Visual Resources Map Figure OS-1 as scenic highways and view and vista points, including Sir Francis Drake
Boulevard and Bolinas Road, in locations where the project will be visible.

(D) The applicant shall. at the time of filing the preliminary development plan, pay a filing fee in accordance with
a_schedule of fees adopted by resolution of the Town Council.

.020 PRINCIPAL USES AND STRUCTURES

[TO BE DEVELOPED)

030 CONDITIONAL USES AND STRUCTURES

[TO BE DEVELOPED)

.040 ACCESSORY USES AND STRUCTURES

[TO BE DEVELOPED)

~040-RESIDENTAL DENSITY-ROLICY,

A)-Conformance-to-the-goneral-plan—All-projects-must con form-to-the-adopted-General-Rlan-or-to-any-accepted
specifis-plan-applicable-to-the-area-under-consideration-

(BY-Density-limitations—-A-density shall-be-set which-is-consistent-with-limitations-imposed by site cenditions
inecluding-naturalresoursestopegraphic-and-gesl egwa&endktma&and&awhe%%Lmﬂaubaeaerwcevand road
senditions-that-can-reasonably-be-provided-

{CHPlanning-G Commission-determination—The-RPlanaing-Commission-shal leonsiderthe-following-criteria.in
satting-density:

{hH-Extent-oflands-which-are-hazardeus-to-life-and-property-dua-to-seils-geological-seismicor
fm%eg&at&wﬁhes&ée&e&m%i@%%%@b&%ed—éﬂ%h&&ﬁ&%%ﬁ&ﬁeeﬂseéeﬂgmee\tiﬂg

ZFhe-pumberof safe building sites-which-axist-on-tha-property



{3V Tk IR T =% adihvsal ~ £ 41 A ~ ? E Ay wictiy ~irciilafinm - A Fa - ST
t3-Fhe-curmulative-impactof the-developmenton-existing cireulationand-drainage systems.

{B-Gross-acreage-caleulation-

(H-Densityshall-be-set forgross-acreage-Hazardous ! lands-may-be-excluded-from-the building area;
but-will-be-included-in-the-calculation-of gross-density-peracre:

[2V I cacacawhara o aarkiog o€ b o veon ok fallsaadthin fuia diffarant cotacgariac in tha Ganaral Dlan
£ g TIC W TTCT PO HoH O TRE-Property-— RS- WHERH Wwo-tirrere - eate SoHesSHh-the-aeRerd-rah;
th Dl'w'\--\:nn— Commission-shalldetarmina an aaay ar"n-:; Jan tvhacad an tha narcantaga of arace
tHETEARHRE FRHSSIOH-SHa -G Ete e R-ag8g eRSity-Based-on-thRe P R ge-6+groes
acreage-in-each-category:

.050 SITE REQUIREMENTS

(A) Minimum Project Area. No planned development district shali be for less than five acres of contiguous land,
except for PDD properties that designated as PDD by the Town of Fairfax Zoning Map. or as may be amended
by an ordinance adopted by the Town Council after a recommendation by the Planning Commission, in
accordance with §§ 17.004.030 through 17.004.120 of this title.

(B) Publicly-Accessible Open Space & Trails. At least 90% of a PDD project overall site area shall be
permanently dedicated as either private, public, or publicly-accessible open space. At least 10% of PDD
project site area shall be dedicated as publicly-accessible open space. Within publicly-accessible open
space, at least one trail shall be provided, connecting to at least one publicly-accessible point. Where
possible, the trail shall connect to two publicly-accessible points. The trail easement shall have a width
of least 30" and no part of this minimum width shall infringe on important or rare habitat areas.

(C} Residential Density limitations-& Maximum Floor Area. Maximum residential Ddensity shall-beset

previded—of overall development on each original (pre-development) parcel shall be a function of slope,
as set forth in the following table. Maximum residential size shall also be as set forth in the following
table.

Average Slope Maximum Residential Maximum Total Development
Density Floor Area for Corresponding Lot
30% and greater Lunit/ 10 acres 3,500 square feet
20% t0 29.9% 1 unit /5 acres
10% to 19.9% 1 unit/ 2 acres

(D) Maximum Commercial Intensity. When compared with the total commercial deveiopment site area,
the total commercial floor area shall not exceed a floor area ratio of [INSERT APPROPRIATE F.AR.]

(E) Geotechnical & Flood Hazards. Structures shall not be placed in locations that are potentially
hazardous to life and property.




(a] Based cn analysis by a qualified geotechnical engineer and/or civil engineer, improvements shall

not be placed in the foilowing focations, unless mitigated (as provided below):

~_floodplains or other flood prone areas,

__fault zones,

_areas vuinerable to damage by land slide areas,

~_areas of unconsolidated fill,

~_expansive soils, and/or

“other identified hazardous locations.

(b) The review process (including environmental review) may recommend mitigations for hazardous
conditions. [n such cases, the Town retains sole discretion as to whether or not to accept the
mitigations and any associated development.

(F) Heritage Trees & Rock Qutcroppings. Heritage trees, as defined by Fairfax Municipal Code, shall not
be removed or otherwise adversely affected, and rock outcroppings that have a footprint of greater
than 200 square feet shall be protected from development, unless demonstrated to be necessary for
reasonable street alignments and/or grading, as may be recommended by Applicant's engineer(s), peer
reviewed by Town's engineering consultant, and with final determination made by the Town.

(G) Important & Rare Habitat. Based on analysis by a qualified biclogist, structures shall not be placed
within areas delineated as having important and rare habitat area(s), nor within recommended setback
areas

(H) Grading & Drainage. Grading and drainage shall conform with other provisions of the Municipal
Code, including but not limited to Chapters 8,32, 12.20, and requirements set forth in this Section.

(a) Based on analysis by a qualified geotechnical engineer and qualified hydrologist, and verified by
Town geotechnical and hydrological consultants, grading and drainage plans shall not:

—_risk human injury or property damage,

~_degrade important or rare habitat,

~_degrade water guality to unaccepta'ble levels,

_Ccause unacceptable levels of erosion especially within riparian corridors, or

_increase potential for downstream flooding.

(b} _Retaining walls shall not exceed 5 feet in vertical height, except if they are part of a building
envelope.

(c) New contours, and transitions between new contours and existing contours to remain, may not
transition mare than 1 percent within a 2-foot horizontal distance. The toe of an altered slope,

whether cut or fill, shall not be made within ten feet of a property line, except where necessary for

site access.
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(d) The project site, and each separate parcel, shall maintain zero-net new stormwater runoff from
a 1% per annum storm event (100-year storm). No net new runoff shall be flow into existing

riparian channels.

{e) Run-off from roofs and other structural features shall be detained, retained, and reinfiltrated
using one ar more of the following:

_green roofs,

- flow through planters,

~_rain barrels and cisterns,

~_swales (underlain by permeable soils or engineered hasins), and

" rain gardens underiain by permeable soils or engineered basins.

(f)_Run-off from driveways, patios, sidewalks, and other hardscape surface materials shall be
retained, detained, and reinfiltrated through use of one or more of the following:

~_permeable pavers (underlain by permeable soils or engineered basins),

__rain gardens (underlain by permeable soils or engineered basins)),

__vegetated swales (underlain by permeabie soils or engineered basins).

(g) Erosion standards [TO BE DEVELOPED].

(1) Streets & Utilities. Streets and utilities shall comply with standards standards for improvements as
governed by applicable ordinances and laws of the Town, and as required by governing utility districts.
Streets shall be privately owned and maintained, unless dedicated to the Town by mutual agreement
between the developer and the Town.

a} Private streets shall conform to Code Section 12.16: Private Roads.

b) Streets dedicated to Town shall conform to standards and conditions set by City Manager, in
response to safety, geotechnical, habitat, and other factors.

c) On-street parking, which may be on one side or both sides of the street, shall be provided
according to the foliowing minimum standards:

~_two (2) on-street parking spaces in front of every single-family residential parcel;

~one (1) on-street parking space per dwelling unit in front of multifamily parcels:

~_one (1) on-street parking space per 1,000 square feet of leasable commercial space; and

d) On-street parking spaces may be reduced at the discretion of the City Manager to avoid:
geotechnical hazards, important or rare habitat, rock outcroppings, or other site constraints.

e} On-street parking spaces shall be 8 feet wide and 22 feet in length.

fl_All electrical and telephone facilities, fire alarm conduits, street light wiring, electric conduits or
facilities. and utility boxes shall be placed underground by the developer, unless determined to be

11
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.060 BUILDING |

[TO BE DEVEL(

Site/Lot | Front & Rear Yards Side Yards
Site/Lot Area| Width (minimum) {minimum) Building Height
Designation Slope (minimum) | (minimum)|combined| each combined| each (maximum)
10% and less 435,600 sf 60 ft 25 ft 6 ft 15 ft 5 ft 28.5ft& 2 st
UR-10 Upland Res 28.5 ft & 2 st (uphill)
r 10% " " 35 ft 6&12ft 20 ft 5ft
ove > 35' & 3 st (down hill)
109 " see above (slope 10% & less
UR-7 Upland Res 0%and less | 304,920 sf ee above (slop )
over 10% " " see above (slope over 10%)
10%andless | 7,500sf 75 ft 30t 10 ft 20 ft 10 ft Se%above
RS-7.5 SF Medium follapin 1055 le5y)
10% | byformula |byformula| 40f |6&15ft| 25f | 10ft see above
over 107% y y (slope over 10%)

-,
conform to Ch

ombined width of surface parking area(s), minus parts of parking area(s) behind buildings as

¢ ey_y_@;_qg_p.__i;he street, shall not exceed half of parcel's street-facing property line;

10t bening building
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County Fire Department’s “Do Not Plant List." The location of plantings shall be consistent with Cal Fire
"defensible space” guidelines.

(C) Fences and Walls. The following wall and fence materials are not allowed:

~_chain link (prohibited in front and corner side vards; allowed along interior lot lines, or if
completely covered by planting);

~_corrugated metal;

__plastic materials {except for color wire); and

~_svnthetic materials unless indiscernible from and ages like natural material it simulates.

With the exception of landscaped areas around the immediate vicinity (25 feet) of any residential
structures, any additional fencing shall be a maximum height of 4 feet, shall be of welded wire, and shall
have minimum openings of 6 inches, to facilitate the passage of wildlife.

(D} On-Site Stormwater Management. [TO BE DEVELOPED]

.080 PROJECT AND BUIL.DING SIGNS.

[TO BE DEVELOPED]

.090 RESERVED

.100 TRAFFIC IMPACT PERMITS

PDD projects shall conform to Chapter 17.056: Traffic Impact Permits

13



050 PRELIMINARY. DEVELORMENT RLAN.

A -Approval-in-principle-ofthe preliminary-development plan-shall-betim itad-to-the-general
accaptability-andintensiby-ofland-use propesed-and-theirinterrelationship-and-shallnot baconstrued-to
anderse-precise-location-of uses-configuration- #ﬁarce#%r—eﬂgﬂeeﬂﬂg—fe&s%

WWW%W—WH%%WW@P%W&WGW

le‘hn{ ann’lnn L Qg
=] 7 i

.ﬁ 4 £ 30
T i e A= h LA ~ = =) U'»J ‘v LAY
excass-of20-acroc- by ataam including 3 licancad. architact. ar ixraz oo A hxu(r{; ‘r nnru Yaar A raagictarad
excess-ord0-acresby-a-tearn-including alicensed-architector 52 ginsan-a-registarad
fandscapaarchites MMWWW%«W : e-defined-asa

planner-holding-an-associate or-full-membership-in-the-Americantnstitute-of Planners-ora-plannar
W%WWMMWWMWWW%WH
programsin-the-state-of California-)

{(3)-HeshalHncludethe following rformation-presented-in-a-general-schematic-fashion-a-preliminary
wammemmmwemmwms%%émm
BHGQMM##&%&W@@MMMMWQ%WR&@%M
parking:

BD60-MASTER-DEVELORMENT RLAN-

WMWMWWWWWW%hMaM%
MW&WMW&%M%M%M
dovelopmaent-plan; -conforming-in-al-majorrespecis-with-the-approved-praliminary-developmentplan:

{2}-Fhe-preliminary-development-planshall-expire-and be-of no-further-effect-orbenafitifa-master
dawlwme%mr%m”mg%%#wwm%wwww
following:

WWW%FWSWWWWWMMMW
WWWMWMWMMWM
the-surroundingarea-within-100-feet of the proposed-development:}

proposal:

{5)-Character-ger %MWMM%@H,~%%4%MW%MW
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a¥a anacsad rlauainnrﬂnn+
PropUoTa-ooYyeIopthett

conformste- mww%%a%mw&mw&w%e&pph%wwmw
gm@pwwwmm%%wmmmmwm

Befor Q-racorHrendy Ve annrnwal l‘ba Dl'xnnxnn Commission ~£\1]l £i nr{ ‘H’l 3t 'H'\a
=S EAS SRS - PPt S

alc and nnl?r;mr
ARG POHE

LA\ I'i'\ l'\“ﬁf ion-and-design '\‘Ftba nropocad 4 ot a ment :h 3H ha consistapt uld’h fl he Hs-as

on
SO TYT CRToposto-otyerop

of-tha-Fairfax-General-Plan-and-with- any-etherapplicable-plans-orpolicies-adopted-by-the Town-Councik:
@mwwmmmmmw%mﬂ;wwmmmmmwmm&
%ﬂ—@i&%%wmﬂﬁmm}ﬁ%%%mﬁedﬁmw

Ea ;" 'J‘ % ' : ;LHQ._ . . - . :

By 5 ‘ . 1 all dant bacond —— |
5 ) ) - e facilitios and ) : ; :
theﬁ%wg@ms%%m&we&w@—mmwemme@—park&%%gma%

28
Bt

{E}-Fhe-overall-designof the-propesed-planned-devalopment-shall produce an-attractive-healthful
efficient-and-stable-environmentforliving shopping orwerking.

{FH-Fhe-developmentshall-be-wellintegrated-with-its settingsshallnet —Fagllire-axcassive-aarth-moving
orgrading;or-destruction-of desirable-natural-features,-nor-be-visually-obstructive-ordisharmonious
mmmmmmwmwm
properties:

Any-departure-from-existing-ordinance- fequirementsshall-be-warranted-by-the designand-the-amenitias
' wmeorporated-in-the-developmentplan-in-accord- with-adopted-policy-of the Planning Commissionand

Town-Councik

tH)-Bemonstrationshallbe-made that each-individual- -uni-of-developmentand-total developmentcan
%wmp%mm&mmwﬁwmmmmm

~L00-MASTER-DEVELORPMENT-RLAN; TOWN-COUNCH-ACTION.:

(AN Fhe T - iLshall_af r c i - L : s i A BS

ZHnr-everruling-a-Planning Commission-recommendation-for denialthe Town-Councilshall make the
findingslisted--§-17-412.000.

{eH-Approval-ofthe-masterplan-shallinclude but potbalimited-to-the-following stipulations.
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{B}-No-buildingparmit-shall-ba-issued-untila-final subdivisi pired-has-beenrecorded-forthe

% - sal
area f‘nwarc\r{ by tho aracica davalonmant r\[:)n S-S BEOVAL A ctaca *rn \ranf ln ol Y\nll':\hf‘a AT Ehg
SOy thepr T EstuTt vt DT At I Ty P pTo vt e T Wt <

tewr's-subdivision-regulations.

T

a-submit-a-precisedevelopmentplanforthe firstincrement within-opeyearof

‘theTown-Couneil-or faills-to-racord-a-final subdivisionmap

onravalogftha mactar davalanmant alan by
Provargrrc-fdsteadverephert-pirai-o

%M%WWHMWWW%MWMW

AF0-ARREALS.
M@%MW%MM&M@M%WM&WW&Wk%WW
approvalof-a-precise-development plan,;-erfor-approval-ofany-modificationoramendmentofany
a%h%&d%mw»éﬁ%w#%%%%&n%mb&tak%%ﬁe—%%@y%ﬁe
{8 An-appeatshall be-madeupon-the form-prascribed-and-shall-befilad-with the Town-Clerk-The
Wmm;m{m;mﬁmwmmwm
Planning-Commission-orwherein-the decision-is-not supperted-by-the-evidence-intherecord:
{2}-Upon-receipt-of the-appeal-the Fown-Council-shall-set-the timefor-consideration-theraof-The Town
MFM%WWWWMWWMM
and-place-set-for-consideration-thereby-by the Council-and-the-town-clerkshall-notless-than five days
prior-to-the-dateset-forthe-hearing-upen-the appeal-give-written-notice-to-the applicantand-to-the
adverse-party-orparties;-orto-the attorney,spokesperson-orrepresentative-of the-party-or-parties-of
the-time-and-placeof the-hearing on-the-appeak

{3)-Fhe Town-Council-may-approve-modify-orreverse-a-Rlanning Commission-decision—The decision-of
the-Couneilshallbefinak

ABO-TFRARRCHMPACT RERMIT.
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