City of Farmersville
Planning Commission Agenda

June 15, 2016 6:00 PM

1. New Business

1l1.  6:00pm 6-15-16 P.C. Agenda Packet
Agenda and Staff Reports.

Documents: AGENDA PACKET FOR JUNE 15, 2016.PDF

2. Adjournment


http://www.cityoffarmersville-ca.gov/a345d402-40de-4310-b921-6da4e879362a

City of Farmersville
Planning Commission Agenda
June 15,2016 ¢ 6:00 p.m.

Call to Order. The Chairperson calls the meeting to order
Roll Call: The Chairperson asks for roll call.

Casas: Lopez: Lamas: Luna:

3.A Pledge of Allegiance. The Chairperson leads the Pledge of Allegiance.

3B Swearing In of New Commissioner.

Selection of new Chairperson and Vice Chairperson. The acting Chairperson will
conduct selection of a new Chairperson and Vice Chairperson.

Approval of Minutes: April 20, 2016. The Chairperson asks for a motion to approve the
minutes, as well as a second.

Motion: Second:

Public Comments. The Chairperson should ask for any public comments (that are not
related to items listed on the agenda).

This portion of the agenda is reserved for persons wishing to address the Planning
Commission on any matter that is not listed for review on the agenda. Individuals must
give their name and address and limit their comments to three minutes. Issues raised
during Public Comments are informational only and the Planning Commission cannot
take action at this time. All comments shall be directed towards the Chairperson and not
to individual Commissioners or staff.

Public Hearings

A. Zoning Ordinance Amendment 2016-02 (City of Farmersville). A requestto
amend the Zoning Ordinance to implement action plans of the 2016 Farmersville
Housing Element (Resolution 2016-05).

The Chairperson asks for a presentation from staff.

The Chairperson asks for comments/questions from Commissioners

The Chairperson opens the hearing for comments/input from the public.
The Chairperson closes the public hearing and asks for any final questions
or comments _from the Commission.

5. The Chairperson asks for a motion and a second to adopt the Resolution

e b~

Alice B. Lopez, Vice Chairperson *+ Marisa Llamas, Commissioner

Jerry Luna, Commissioner « Raul Casas, Commissioner « Candelario Becerra, Commissioner
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Becerra: Casas: Lopez: Lamas: Luna:

9. Director’s Comments. Commissioner Comments. The Chairperson asks for a report
Jrom the Director; Following that, the Chairperson asks _for any comments fiom the
Commission.

10. Adjournment. The Chairperson asks for a motion to adjourn the meeting and then a
second.

Next Planning Commission Meeting: Tentatively scheduled for July 20, 2016.

Next Resolution number: 2016-06.



AGENDA ITEM 4

FARMERSVILLE PLANNING COMMISSION

STAFF REPORT

Date: June 15, 2016
To: Farmersville Planning Commission
From: Karl Schoettler, Planning Consultant

Subject:  Selection of Chairperson and Vice Chairperson

Discussion

As previously noted, the Planning Commission needs to select a new Chairperson and
also a Vice-Chairperson. Currently Vice Chairperson Lopez serves as the Acting
Chairperson of the Commission, as the previous Chairperson (Matt Sisk) resigned from
the Commission several months ago.

The process of selection of Chairperson and Vice-Chairperson is very simple. A member
of the Commission nominates someone for the particular position. The Planner then asks
for Commissioners to vote on the nomination. If a nominee is not approved, another
nomination must be sought. Once a Chairperson is selected then the same voting process
is used to select a Vice Chairperson.

As Commissioners know, the Chairperson runs the Planning Commission meetings,
including asking for staff reports, asking for public comments and calling for votes on
projects, among other duties. The Vice Chairperson would run meetings in the event that
the Chairperson is absent.

Page 1 of 1



City of Farmersville

Planning Commission Minutes
April 20,2016

Call to Order. Vice Chairperson Lopez called the meeting to order at 6pm.
Roll Call:

Present: Casas, Llamas, Lopez, Luna
Absent: None

Pledge of Allegiance. Vice Chairperson Lopez led the Pledge of Allegiance.

Selection of new Chairperson and Vice Chairperson. Vice Chairperson Lopez
recommended the vote be postponed until the fifth seat on the Commission is filled
(expected to be next month). The Commission voted unanimously to postpone the vote.

Approval of Minutes: A motion was made by Commissioner Casas and seconded by
Commissioner Llamas to approve the minutes of March 16, 2016. The motion carried.

Public Comments. No comments were offered.

Public Hearings

A. Conditional Use Permit 2016-01 (Salazar). A request to establish a tattoo shop
in a commercial space located at 628 N. Farmersville Blvd.

Karl Schoettler gave the staff report and noted the proposed use was previously
approved at another location to the south on Farmersville Boulevard but had
problems with the property owner. Following further discussion a motion was
made by Commissioner Llamas and second by Commission Luna to approve
Conditional Use Permit 2016-01 by adopting Resolution 2016-02.

AYES: Casas, Llamas, Lopez, Luna
NOES: None

ABSTAIN: None

ABSENT: None

B. Zoning Ordinance Text Amendment (Randhawa). A request to amend the
rules of the zoning ordinance to establish a procedure and design standards for
drive thrus in the CC zone (Central Commercial).

Karl Schoettler gave the staff report explaining that the 2025 General Plan has
established policies to strengthen downtown to make it more of a pedestrian-
oriented shopping district. Part of the strategy was to adopt a new downtown
zone with special rules for how buildings (and parking lots) are to be designed

Alice B. Lopez, Vice Chairperson + Marisa Llamas, Commissioner
Jerry Luna, Commissioner + Raul Casas, Commissioner
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and situated on parcels. Also automobile oriented uses (like auto repair, auto
sales and drive-thrus) are not permitted in this zone. The City recently received
an application to amend the rules to allow drive thrus. Mr. Schoettler reviewed
several design strategies that could be used to allow drive thrus in a way that
does not detract from what the City is trying to do to strengthen the downtown.

Vice Chairperson Lopez opened the public hearing. Candy Becerra commented
that he believed any drive-thru should not channel traffic onto Farmersville
Boulevard due to traffic safety concerns. Shabram Randhawa (applicant and
operator of Little Ceasar’s) spoke in favor of the proposal and explained that he
will not be having a menu with a speaker —~ just a pickup window. He also noted
he would only offer certain types of pizzas for car pickup (those that are pre-
made).

Commissioners spoke in favor of the zoning ordinance amendment as long as
design standards contained in the proposed ordinance are enforced. A motion
was made by Commissioner Casas second by Commissioner Luna to adopt
Resolution 2016-03.

AYES: Casas, Llamas, Lopez, Luna
NOES: None

ABSTAIN: None

ABSENT: None

New Business

A. Exension of Time for Tentative Subdivision Map 2014-01 (Trujillo). A
request for a one year extension of time for Tentative Subdivision Map 2014-01.

Mr. Schoettler gave a staff report and noted that requests for extensions of time
Jor subdivision projects are not unusual and there are no conditions that have
changed that would cause the City to recommend denial of the extension. A
motion was made by Commissioner Luna and second by Commissioner Llamas
to grant a one year extension for Tentative Subdivision Map 2014-01 by
approving Resolution 2016-04.

AYES: Casas, Llamas, Lopez, Luna
NOES: None

ABSTAIN: None

ABSENT: None

Director’s Comments. Commissioner Comments.

Mr. Schoettler noted that the Rite Aid project has broken ground and is under
construction.
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10. Adjournment.

A motion was made by Commissioner Luna and seconded by Commissioner Casas to
adjourn the meeting at 6:45 pm. The motion carried.



AGENDA ITEM 7A

FARMERSVILLE PLANNING COMMISSION

STAFF REPORT

Date: June 16, 2016
To: Farmersville Planning Commission
From: Karl Schoettler, Planning Consultant

Subject:  Public Hearing for zoning ordinance amendments to implement the 2016
Farmersville Housing Element

Overview/Recommendation

This report covers several proposed amendments to the Zoning Ordinance that are necessary to
implement the recently-adopted Farmersville Housing Element. It is recommended the Planning
Commission receive the report, conduct a public hearing and then vote to approve the
amendments by adopting Resolution 2016-05. The Commission’s action will serve as a
recommendation to the City Council on this matter.

Analysis/Discussion

The Planning Commission and City Council adopted the Farmersville Housing Element earlier
this year. The Housing Element is a part of the City’s General Plan, and is required by State law.
The Housing Element establishes goals, objectives and action plans for the City to meet its
housing needs through the year 2023.

Several action plans in the Housing Element call for the City to complete amendments to the
Zoning Ordinance, so that it is consistent with State housing laws. These amendments include:

- Adding “Transitional Housing” and “Supportive Housing” as permitted uses in the R-1
(Single Family Residential) zone.

- Adopting a minimum density of 20 units per acre for parcels that are zoned RM-2.5
(Multi Family Residential).

An overview of each amendment is as follows:



Report to Farmersville Planning Commission (6/15/2016)
Zoning Ordinance Amendments
for the Housing Element

Addition of special housing tvpes as permitted uses in the Zoning Ordinance.

The following special housing types will need to be added as “permitted land uses” in the R-1
Zone.

“Transitional Housing”

Transitional Housing is essentially a “step up” from an emergency (homeless) shelter and is
defined in state law as “buildings configured as rental housing developments, but operated
under program requirements that call for the termination of assistance and recirculation of the
assisted unit to another eligible program recipient at some predetermined future point in time,
which shall be no less than six months.”

The action is to add “Transitional Housing” as a permitted use in the R-1 zone. This means that
no Planning Commission approval is required for an applicant to establish this type of use.
Essentially a transitional home would be similar to a “group home” which is already permitted
by right in the R-1 zone. It is expected that any such facilities would have the appearance and
characteristics of a typical single family home. Up to six individuals per parcel could be
accommodated.

Supportive Housing

Supportive Housing is again regarded as a step up from Transitional Housing, and is defined in
State law as having “no limit on length of stay, that is occupied by the target population as
defined in subdivision (d) of Section 53260 (of the State Housing Code) and that is linked to on
site or off site services that assist the supportive housing resident in retaining the housing,
improving his or her health status, and maximizing his or her ability to live and when possible,
work in the community.” Again, this use will also be added as a permitted use in the R-1 zone
and will also be treated as any other single family home.

Minimum Density Standard for the RM-2.5 zone

Another action plan from the Housing Element requires the City to establish a minimum density
standard of 20 units per acre for development occurring in the RM-2.5 zone. The RM-2.5 zone
is Farmersville’s “high density” residential zone — primarily intended for the development of
multi family developments (apartments).

State law now requires all cities to have at least one residential zone with standards that requires
multi family projects to achieve a density of at least 20 dwelling units per acre. The purpose of

this law is to help facilitate the development of housing that is affordable to the community ~ on
the assumption that more units per acre are more affordable than are fewer units.



Report to Farmersville Planning Commission (6/15/2016)
Zoning Ordinance Amendments
for the Housing Element

The RM-2.5 zone was previously amended in 2011 to allow a maximum density of one dwelling
unit per 1,700 square feet of lot area. This can theoretically allow up to 25.6 dwellings per acre,
though the actual amount will usually be less once other requirements like setbacks, parking and
lot coverage are factored into the design of a project.

Before the maximum density standard was amended in 2011 the highest density achieved by any
project in Farmersville was 19.2 units per acre for the Farmersville Senior Apartments project on
the west side of Farmersville Boulevard south of Oakland Street.

There are several factors that should be considered in the establishment of a minimum density
standard for the RM-2.5 zone, including:

- As it relates to affordability, state housing law is only concerned with larger parcels —
those that can accommodate at least 16 multi family units. In the RM-2.5 zone it would take a
parcel of at least 0.6 acre or larger to fit at least 16 units. Accordingly, the minimum density
standard of at least 20 units per acre need not apply to smaller parcels (those zoned RM-2.5 and
smaller than 0.6 acre (that cannot fit at least 16 units)). Therefore the proposed ordinance will
apply only to larger parcels (at least 0.6 acre or more) that are zoned RM-2.5

- As noted above other multi family projects have been developed in Farmersville in the
past and met State standards for affordability — even with densities less than 20 units per acre.
These include Gateway Village, Park Creek Village, Farmersville Senior Housing and Villa Del
Rey among the most recent. With this in mind, staff is recommending the standard of 20 units
per acre include a provision that would allow densities less than 20 units per acre if the developer
can demonstrate the project can meet State affordability requirements (units can be made
affordable to lower income households). This provision will not force projects into a density of
at least 20 units per acre if such density is not needed to achieve affordability goals.

With the foregoing issues in mind the recommendation is to amend the RM-2.5 zone to stipulate
a minimum density of 20 units per acre on lots larger than 0.6 acre, unless the applicant can

demonstrate that affordability goals can be met with a lesser density. This is listed in Section 1
of the proposed ordinance (contained within Resolution 2016-05).

Proposed Ordinance
The proposed ordinance is contained within the attached resolution. Key sections include:

Section 1 (on page 3) amends the development standards section of the RM-2.5 zone to specify
that development on lots over 0.6 acre must achieve a minimum density of 20 units per acre



Report to Farmersville Planning Commission (6/15/2016)
Zoning Ordinance Amendments
for the Housing Element

(unless the applicant can demonstrate that a lesser density can achieve affordability standards
specified by the Farmersville Housing Element).

Section 2 (on page 5) amends the table of permitted uses for residential zones. The uses
“Supportive Housing” and “Transitional Housing” have been added as permitted uses in the R-1
zone of this table.

Conclusion

It is recommended the Planning Commission vote to approve the attached resolution. If
approved the issue will be forwarded to the City Council for final action.

ATTACHMENTS

Draft Resolution 2016-05



AGENDA ITEM 7A

RESOLUTION 2016-05

BEFORE THE PLANNING COMMISSION
CITY OF FARMERSVILLE
COUNTY OF TULARE, STATE OF CALIFORNIA

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
FARMERSVILLE RECOMMENDING AMENDMENTS TO VARIOUS
SECTIONS OF THE FARMERSVILLE ZONING ORDINANCE RELATING TO
HOUSING AND IMPLEMENTATION OF THE FARMERSVILLE HOUSING
ELEMENT.

WHEREAS, the City of Farmersville adopted a new Housing Element in 2016, as
required by State law. The Housing Element is a component of the Farmersville General
Plan, and establishes goals, objectives and action programs to ensure that adequate
housing is available for all income groups in the community, and

WHEREAS, several action plans in the Housing Element direct the City to amend
various sections of the Zoning Ordinance, to ensure that undue restrictions are not
created, particularly on the development of affordable housing projects and housing for
special needs groups in the community, and

WHEREAS, the Planning Department has prepared a staff report and
environmental finding on this matter, and

WHEREAS, the City published a public hearing notice ten days before the
Planning Commission’s meeting, and

WHEREAS, the Planning Commission held a public hearing on the proposed
zoning amendments and accepted testimony.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission, after
considering all the evidence presented, determined the following findings were relevant
in evaluating these amendments.

1. The code amendments will not have a significant effect on the environment
and are exempt from review under Section 15305 (Amendments to Land Use
Limitations) of the Guidelines of the California Environmental Quality Act (CEQA).

2. The proposed amendments are consistent with the 2016 Farmersville Housing
Element, the 2025 Farmersville General Plan and State housing laws.

3. The proposed amendments will not have an adverse impact on the health,
safety or welfare of residents or on the community.

Page 1 of 7
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4. The Zoning Ordinance amendments are shown in Attachment “A”.

The foregoing resolution was adopted upon a motion of Commissioner ,
second by Commissioner , at a regular meeting of the Farmersville
Planning Commission on the 15th of June, 2016, by the following roll call vote:

AYES:

NOES:
ABSTAIN:
ABSENT: None

Chairperson, Farmersville Planning Commission

Secretary, Farmersville Planning Commission
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ATTACHMENT “A”

ORDINANCE NO.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
FARMERSVILLE AMENDING TITLE 17 OF THE FARMERSVILLE
MUNICIPAL CODE RELATING TO IMPLEMENTATION OF HOUSING
GOALS OF THE FARMERSVILLE HOUSING ELEMENT

The City Council of the City of Farmersville does hereby ordain as follows:

Section 1.

Section 2. Chapter 17.32.040 F. 1. of the Farmersville Municipal Code is amended to
read as follows:

F. Density

1. RM-2.5: The maximum density shall be one dwelling unit per 1,500 square feet
of lot area. For lots of at least 0.6 acre in size there shall also be a minimum density
of 20 units per acre (in addition to the maximum density of 1,500 sguare feet of lot
area per dwelling) unless the applicant can demonstrate that a lesser density will
achieve affordability standards contained in the Farmersville Housing Element.

Section 3. Chapter 17.40 of the Farmersville Municipal Code is amended to read as
follows:
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Chapter 17.40
RESIDENTIAL LAND USE TABLE

Sections:

17.40.010 Purpose
17.40.020 Table 1—Permitted uses
17.40.030 Special conditions

17.40.010 Purpose. The purpose of the Residential Land Use Table is to
designate the residential uses permitted within each zone, subject to the development

standards for such uses set forth in the articles describing those zones. (Ord. 319
SS1(part), 1987)

17.40.020 Table 1 — Permitted Uses. To determine in which zone a specific use is
allowed:

A. Find the use in the left hand column.

B. Read across the table until either a “letter” or an “x” appears in one of the
columns

C. If a letter appears this means that the use is allowed in the zone

represented by that column, but only if certain conditions are complied with. The
conditions applicable to that use are those corresponding to the letter listed in Section
17.40.030.

D. If an “x” appears to a column the use is allowed in the zone represented by
that column without being subject to any of the conditions listed in Section 17.40.030.

E. If neither a “letter” nor an “x” appears in a column, the use is not allowed
in the zone represented by that column.

F. The planning commission shall interpret the appropriate zone for any land
use not specificially listed in the table, the finding shall be based on consistency with the
purpose of the zone and that the use is of the same general character as that of the uses
permitted in that zone.

G. Overlay zones are not included in the table.
TABLE 1
RESIDENTIAL LAND USES
USES ZONE
U-R O-S R-1 R-M
Above ground storage tanks for flammable | b b

or combustable fluids

Accessory buildings and uses customarily X X X X
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USES ZONE
U-R 0-S R-1 R-M
appurtenant to a permitted use
Agricultural Employee Housing X X X
Apartments and multiple family dwellings X
Boarding and rooming houses a
Churches b b b b
Day care centers a a
Duplexes X
Emergency housing X
Family day care homes X X
Foster homes a a
Guest houses d d d
Home occupations c C c
Manufactured and/or mobile homes on X X X
permanent foundations
Mobile home parks b b b
Nursing and convalescent homes b
Public and private schools b b b
Residence for a caretaker or watchman c c
Second attached residential unit d
Second detached residential unit d
Single-family dwellings X X X
Temporary tract offices c c c
Residential care homes for six or fewer X X
persons
Residential care homes for seven to fourteen b b
persons
Raising of fruit and nut trees, vegetables and X X b b
horticultural specialties
Single Room Occupancy units X
Supportive Housing X X
Transitional Housing X X

17.40.030 Special conditions

The following special conditions apply to those land uses indicated by

corresponding letter in Table 1:
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a. Conditional use permit required if for more than six guests, persons or
dwelling units or in the case of day care facilities if more than twelve children including
the provider’s own children.

b. Conditional us permit required.
c. Accessory use, incidental to principal use.
d. The addition shall not exceed twenty-five percent of existing living area.

“Living area” means the interior inhabitable area of a dwelling unit including basements
and attics and shall not include a garage or any accessory structure. Subject to approval
of the zoning administrator. May be approved without public hearing.

Section 3. This ordinance shall take effect thirty days after its adoption.

Section 4. The City Clerk is authorized and directed to cause this ordinance to be
codified after its adoption.

Section 5. The City Clerk is further authorized and directed to cause this ordinance or
a summary of this ordinance to be published once in a newspaper of general circulation
published and circulated in the City of Farmersville within 15 days after its adoption. If a
summary of this ordinance is published, then the City Clerk also shall cause a summary
of the proposed ordinance to be published and a certified copy of the full text of the
proposed ordinance to be posted in the office of the City Clerk at least five days prior to
the Council’s meeting at which the ordinance is adopted and again after the meeting at
which the ordinance is adopted. The summary shall be approved by the City Attorney.



Farmersville Planning Commission
Resolution 2016-05

Zoning Ordinance Amendment 2012-02
Page 7 of 7

The foregoing Ordinance No. was introduced at a regular meeting of the
City Council of the City of Farmersville on the day of , 2016,
and was passed and adopted at a regular meeting of the City Council on the day
of , 2016, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:
APPROVED:

Greg Gomez, Mayor

City of Farmersville
ATTEST:

(insert name), City Clerk
City of Farmersville





