6550 Yount Street

Town of Yountville Yountville, CA 94599
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Item #: B

Zoning and Design Review Board Staff Report

DATE: July 13, 2021
TO: Board Members
FROM: Sandra Liston, Planning & Building Director

Applicant:  Town of Yountville
Owner: N/A
Location: Town wide

Land Use Classification: PP Parks and Playfields
PF Public Facilities
PC Primary Commercial
RSC Residential-Scaled Commercial
OTC OIld Town Commercial
RC Retained Commercial
PD Planned Development
C Creekside Overlay
RO Retail Overlay
MU Mixed Use Overlay

SUBJECT:
Zoning Ordinance and Design Ordinance (ZODO) Update

PROJECT SITE
Town wide

DISCUSSION/BACKGROUND

Following adoption of the new General Plan in May 2019 the Town Council authorized an update of the Zoning
and Design Ordinances (ZODO) which constitute Titles 17 and 18 of the Yountville Municipal Code. The initial
phase of this update was to implement several land use and policy changes of the General Plan in the Zoning
Ordinance and Zoning Map. The Zoning and Design Review Board (ZDRB) reviewed the first phase of the
Z0ODO Update on March 10, 2020, which included revisions to the Public Facilities, Primary Commercial,
Residential-Scaled Commercial districts and addition of a Mixed Use Overlay District. The Town Council
adopted these changes on April 21, 2020.

The second phase of the ZODO update has been under preparation since November 2020 and overseen by
the ZODO Ad Hoc Committee, comprised of Mayor Dunbar, Vice Mayor Dorman, ZDRB Vice Chair Miller, and
ZDRB Member Cook. The advisory committee has reviewed all proposed modifications to the ZODO,
providing feedback and significantly shaping the draft ordinances, in most cases reviewing edited chapters two
or three times. The committee has met twelve times over the past several months in meetings lasting more
than 30 hours.



The ZDRB reviewed the first half, Part A, of the second phase of the ZODO update at their meeting of June 8,
2021, providing some feedback, supporting the proposed code revisions, and recommending to the Town
Council adoption of the provisions as presented. A few of these chapters (Public Facilities, Primary
Commercial, Residential-Scaled Commercial and Mixed Use Overlay) were revised in Phase 1 of the ZODO
and adopted by the Town Council in April 2020, but have been revised again in Phase 2 to update the format
and section references for the final code version.

Phase 2 — Part B of the ZODO Update

The current second half, Part B, of the second phase of the code update includes the following chapters (with
their new proposed numbering sequence — the current chapter numbers are listed in parentheses):

Chapter 17.08 Zoning by Land Use Designation (17.16)
Chapter 17.12 Allowable Land Uses and Use Permit Requirements (New)
Chapter 17.44 PP Parks and Playfields (New)
Chapter 17.48 PF Public Facilities (17.36)
Chapter 17.52 PC Primary Commercial (17.48)
Chapter 17.56 RSC Residential-Scaled Commercial (17.52)
Chapter 17.60 OTC OIld Town Commercial (17.56)
Chapter 17.64 RC Retained Commercial (17.58)
Chapter 17.68 PD Planned Development (17.60)
Chapter 17.72 Non-Residential Design Standards and Guidelines (New)
Chapter 17.76 C Creekside Overlay (17.64)
Chapter 17.92 RO Retail Overlay (17.80)
Chapter 17.96 MU Mixed Use Overlay (17.82)
Chapter 17.100 Floor Area Ratio (17.10)
Chapter 17.108 Setback Encroachments (18.16.050.C)
Chapter 17.178 Commercial Development Incentives (18.40.060-070)
Chapter 17.180 Applications and Hearings (17.136)
Chapter 17.184 Amendment to Zoning and General Plan (17.140)
Chapter 17.188 Design Review (17.144)
Chapter 17.192 Master Development Plan and Review (17.148)
Chapter 17.196 Administrative Use Permits (New)
Chapter 17.200 Use Permits (17.156)
Chapter 17.204 Variances (17.152)
Chapter 17.208 Exceptions (17.160)
Chapter 17.212 Reasonable Accommodation for Persons with Disabilities (17.134)
Chapter 17.216 Development Agreements (17.172)
Chapter 17.220 Condominium Conversion (17.108)
Chapter 17.224 Appeals (17.164)
Chapter 17.236 Definitions (17.08)

The ZODO update also requires minor edits to other portions of the Yountville Municipal Code, including Title
12 (Streets, Sidewalks, Public Places and Parks), Title 15 (Buildings and Construction) and Title 16
(Subdivisions) which are also summarized below.

To facilitate review of the changes, an underline-strikeout version of each chapter is attached, along with
column notes explaining the rationale for the more substantive edits as well as some of the committee’s
recommendations. In addition to the proposed chapter edits, edits to existing definitions or new definitions
referenced in each chapter are provided at the end of each section. A “clean” copy of the consolidated new
chapters is also provided as a separate attachment to show how the new code will read.

The following sections will highlight the more substantive proposed changes to Title 17.

Division 1: Applicability

General Provisions (17.04)
= Sections added on:
- applicability of the zoning regulations,



- minimum requirements (allowing decision-makers to increase requirements if warranted),
- addressing grandfathering of projects in process when ordinances change, and
- responsibilities of the Planning Officer.

Division 2: Zoning Districts, Allowable Uses, Development and Design Standards and
Guidelines
Allowable Land Uses (17.12)

= New chapter to establish applicability of use restrictions, development regulations, and permit
requirements in the chapters which follow.

= A summary table of allowable uses (either Permitted “P” or those requiring a Use Permit “UP” or an
Administrative Use Permit “AP”) is included in Section 17.12.010 (Table 17.12-1), providing a single-
source reference for staff or property owners wishing to know in which districts a particular use is
allowed.

= The committee examined all allowable uses across all zoning districts, recommended consolidated use
categories (e.g., “general retail” or “personal services”) and edited definitions.

PP - Parks and Playfields District (17.44)

= New chapter to establish regulations for uses and development on sites designated as PP on the
Zoning and General Plan maps. Development standards for park sites were transferred from
18.12.050.B.

= Review of development permits by the Parks and Recreation Advisory Commission was added.

PF - Public Facilities, PC — Primary Commercial, and RSC - Residential Scaled Commercial (17.48, .52,
.56)

» These commercial districts were revised in Phase 1 of the ZODO update to implement programs of the
new General Plan and adopted by the Town Council in April 2020. They are included in this Phase 2
packet since they have been updated to reflect new section numbering, revised use categories, and
deletion of Use Permit findings.

OTC - Old Town Commercial (17.60)

» Site-specific conditions have been incorporated into 17.60.030 to protect existing historic resources.

= Adult-oriented business is proposed to be added as a conditional use, but with locational restrictions.
The Town Attorney advises that adult uses must be allowed in some potential location in town per First
Amendment rights. The OTC District has limited adjacency with residential properties, and restrictions
include a minimum 100-foot setback from a residential property and minimum separation of 500 feet
from another adult-oriented business.

RC - Retained Commercial (17.64)
» Site-specific limitations on physical expansion of existing structures have been incorporated into
Section 17.64.030.

= References to the former residential dwelling have been deleted since the use was converted to a test
kitchen. [17.64.020 former B and D] This also resulted in eliminating Accessory Dwelling Units and
Home Occupations as permitted uses. [17.64.040]

» Added notation that any expansion or increase in use intensity must conform to current parking
requirements. [17.64.020.C]
PD - Planned Development (17.68)

= Small edit to 17.68.050 to clarify that any development regulation not specially called out and
established by the PD District would revert to the typical zoning standards (e.g., for parking
dimensions, sign regulations, etc.) as determined by the Planning Official.



Non-Residential and Mixed Use Design Standards and Guidelines

One of the major objectives of the second phase of the ZODO Update was the incorporation of all design
criteria scattered throughout Title 18 by both zoning district and building type. The ZDRB reviewed Residential
Design Standards and Guidelines as part of Phase 2, Part A. These design criteria are for commercial and
mixed-use projects.

» This Chapter includes descriptions of the design intent for each commercial district to assist decision-
makers by providing design context for their review of development proposals. These intent
statements were edited from existing Chapter 18.040.

» The Design Standards and Guidelines are grouped into those applicable to: building scale and
massing, street frontage, exterior building materials, parking and driveways, open space, and utilities
and auxiliary structures.

C - Creekside Overlay, G — Gateway Overlay, RO — Retail Overlay, and MU — Mixed Use Overlay (17.76,
.84, .92, .96)

®= The Mixed Use Overlay district was added to the Code in Phase 1 of the ZODO update to implement
provisions of the new General Plan and adopted by the Town Council in April 2020. All overlay districts
are included in this Phase 2 packet since they have been updated to reflect new section numbering.
Division 3: General Development Standards
Floor Area Ratio (17.100)
* FAR exemptions in 17.100.030 were edited for clarity.
Setback Encroachments (17.108)

= Setback encroachments in 18.16.050 were relocated to Title 17 and edited for clarity.

Division 4: Standards for Specific Land Uses and Activities

Commercial Development Incentives (17.178)

= New chapter for regulations relocated from Chapter 18.040, which provides for FAR increases and
setback reductions for new professional office space and for expansion of existing commercial
buildings in certain instances.

Division 5: Permit Processes and Administration

There are fourteen chapters of the code that address the adoption/applicability of the Zoning Ordinance,
administration of the code, and describe the various application types required. These chapters had no

consistent format and lacked some basic legalese commonly found in zoning codes. They have all been
consolidated into Division 5.

The proposed format for the permit chapters includes the following subsections:

= Purpose statement

= Applicability

= Application Filing and Processing
= Authority (decision-maker(s))

= Notice and hearing

* Findings and decision

= Conditions of approval

The following are the more substantive changes being proposed to individual chapters:
Applications and Hearings (17.180)

» A provision was added in Section 17.180.020.G to require concurrent processing of the various
application types that may be required for a proposed project.



Requirements for on-site notification signs for commercial application types were previously in a
separate specification sheet. These requirements have been incorporated into Section 17.180.040.B.

Added the Review Authority table (Table 17.180-1) to summarize decision-making authority for each
application type. The existing code was not consistent on the application types the ZDRB had authority
to approve, so the committee considered each and proposes the ZDRB be the final decision-maker for
freestanding and internally illuminated signs, design review for four or fewer residential units or parcels,
variances and exceptions, all subject to appeal to the Town Council.

Amendments to Zoning and General Plan (17.184)

The revised text clarifies that both text and map amendments are addressed and includes provisions
for General Plan map and text amendments, which were previously not mentioned.

Design Review (17.188)

Section 17.188.020 Applicability better defines what types of Design Review applications may be
reviewed and decided upon by the ZDRB, creating a Minor Design Review category to distinguish
these from Major Design Review that goes to the Town Council for final decision after ZDRB review.

Subsection 17.188.020.D expands on a list of building modifications that are exempt from design
review, including ground floor additions of less than 200 square feet.

A provision was added in 17.188.030.B to allow the Planning Officer to require the installation and
certification of story poles when deemed necessary to demonstrate a building’s scale and mass.

Expiration dates for permit types, including Design Review, are being standardized at two years from
date of issuance if not utilized. Master Development Plans are also at two years, but allow for three
one-year extensions, due to their larger scope and possible phasing.

A substantial rewrite of the Design Review findings are proposed.

Master Development Plans (17.192)

The Conceptual Review stage for MDPs is proposed to be made optional for applicants desiring to get
an “early read” from the Town Council (which is non-binding) on a development concept.

Section 17.192.070 has been revised to give the Planning Officer the authority to allow minor changes
to an approved MDP which are consistent with the intent of the original MDP.

The Master Development Plan findings have been significantly shortened since both Use Permit and
Design Review applications and their required findings are processed along with a MDP, so the use
and design-related findings can be omitted and simply cite those required permit findings.

Administrative Use Permits (17.196)

New permit type added to address Planning Officer review of office uses in the OTC District and
Moderate Home Occupations. For Administrative Use Permits there is no advance public notification of
the application submittal and no public hearing since these are essentially ministerial permits issued
upon meeting identified criteria. Notice of the written decision is mailed to all property owners within
300 feet to start a 10-day appeal period.

Use Permits (17.200)

Section 17.200.040 adds authority to the Planning Officer to approve minor changes to commercial
uses (in cases where there is an approved MDP and consistent with the allowable use categories) and
for the ZDRB to decide residential Use Permits, except condominium conversions that need Council
approval for a tentative map as well.

Use Permit findings were scattered throughout the code in various zoning districts. They are proposed
to be consolidated and edited.



Exceptions (17.208)

» The exception process allows deviations from the setback regulations applied to residential auxiliary
structures and for the 50% limit on two-story single-family homes. The findings for approval of an
exception are not as difficult to make as variance findings, thereby making exceptions easier to grant.

Division 6: Definitions
Definitions (17.236)

= Definitions were previously scattered throughout the code. They have been consolidated into a single
chapter at the end of the zoning ordinance, existing definitions have been edited for clarity and updated
for legality, and new definitions were proposed where previously missing.

Title 12 Streets, Sidewalks, Public Places and Parks
Street Standards (12.06)
= Street standards contained in 18.08.020.C have been relocated to a new chapter in Title 12.

Title 15 Buildings and Construction
Certification of Use and Occupancy (15.00.070)

Current Chapter 17.168 requires the issuance of a Certificate of Use and Occupancy (COOQO) for any new or
modified building or use, except in the RS District and for permitted residential uses and structures, but these
regulations are not consistent with staff practice which issues COO after final building inspection only for new
commercial construction and changes of use. Removal of this chapter from the ZODO is recommended, with
the addition of a new Section 15.00.070 for COOs to Title 15, the Building and Construction regulations.

Title 16 Subdivisions

Changes to Title 16 give the ZDRB authority to review and make recommendations on tentative subdivision
and parcel maps.

NEXT STEPS
The following are anticipated next steps in adoption of the new ZODO:

July 20, 2021: Town Council consideration of ZDRB recommendations on Phase 2 — Part A
sections and feedback to staff.

August 3, 2021: Town Council consideration of ZDRB recommendations on Phase 2 — Part B
sections and introduction of ordinance updating Municipal Code.

September 21, 2021:  Town Council hearing and adoption of the Municipal Code updates

ENVIRONMENTAL REVIEW
Exempt per California Environmental Act (CEQA) Guideline, Section 15061(b)(3)

STRATEGIC PLAN GOAL
Is item Identified in Strategic Plan? Yes

If yes, ldentify Strategic Goal and Objective. Exceptional Town Services and Staff: The Town supports its
talented staff who deliver high quality municipal programs and services while maintaining public infrastructure
for the benefit of the community.

Briefly Explain Relationship to Strategic Plan Goal and Objective. By updating the Yountville Municipal Code,
the Town Council shows its commitment to keeping the governing documents current and in compliance with
state law, which leads to improved quality of life for Yountville residents and businesses.



RECOMMENDATION

Receive staff report and direct questions to staff.

Conduct public hearing and receive testimony.

Conduct ZDRB discussion on the draft Zoning and Design Ordinance Update.

Motion and second to recommend that the Town Council approve as presented or approved with
recommended modifications.




