
Regular Meeting
Tiburon Planning Commission

7:30 p.m.

AGENDA

TIBURON PLANNING COMMISSION

CALL TO ORDER AND ROLL CALL

Chair Kulik, Vice Chair Williams, Commissioners Corcoran, Weller, and 

Welner

ORAL COMMUNICATIONS 

Persons wishing to address the Planning Commission on any subject not on the agenda may do 
so under this portion of the agenda. Please note that the Planning Commission is not able to 
undertake extended discussion, or take action on, items that do not appear on this agenda.
Matters requiring action will be referred to Town Staff for consideration and/or placed on a 

future Planning Commission agenda. Please limit your comments to no more than three (3) 
minutes. Testimony regarding matters not on the agenda will not be considered part of the 
administrative record.

COMMISSION AND STAFF BRIEFING

     Commission and Committee Report

     Director ’s Report

PUBLIC HEARINGS 

1. 1550 TIBURON BOULEVARD

Conditional use Permit to expand an existing commercial building (the Boardwalk 
Shopping Center) by a café and bakery (Rustic Bakery); File # CUP2016001; Belvedere 

Land Company, Owner; Rustic Bakery, Applicant; Assessor's Parcel No. 060-082 -57 [KO] 

1550 TIBURON BLVD RUSTIC BAKERY.PDF

2. 3825 PARADISE DRIVE
Vesting Tentative Map for the subdivision of a 52.2-acre site (Alta Robles) into 14 single-
family residential lots; File #TM2015001; SODA LLC, Owner and Applicant; Assessor's 
Parcel Nos. 039 -301 -01 and 039 -021 -13 [DW] 

3825 PARADISE ALTA ROBLES.PDF

3. ZONING TEXT AMENDMENTS
Consider Recommendation to the Town Council Regarding Various Amendments to 
Chapter 16 (Zoning) of the Tiburon Municipal Code, Including but not Limited to 

Regulations Regarding Firearms, Marijuana Sales and Cultivation, Yards and Setbacks, 
and Use -for Use Changes; File MCA 2016-01; Town-initiated Amendments [SA] 

ZONING TEXT AMENDMENTS.PDF

NEW BUSINESS

4. GENERAL PLAN ANNUAL STATUS REPORT
Consider Recommendation to Town Council to Accept the Annual General Plan 

Implementation Status Report for Calendar Year 2015 [SA] 

GENERAL PLAN ANNUAL STATUS REPORT.PDF

MINUTES

5. Planning Commission Minutes - Meeting of January 13, 2016

DRAFT MINUTES.PDF

ADJOURNMENT

GENERAL PUBLIC INFORMATION

ASSISTANCE FOR PEOPLE WITH DISABILITIES
In compliance with the Americans with Disabilities Act, if you need special assistance to participate 

in this meeting, please contact the Planning Division Secretary at (415) 435 -7390.  Notification 48 

hours prior to the meeting will enable the Town to make reasonable arrangements to ensure 
accessibility to this meeting.

AVAILABILITY OF INFORMATION
Copies of Design Review Board Agendas, Staff Reports, project files and other supporting data are 
available for viewing and inspection at Town Hall during business hours.  Agendas and Staff Reports 

are also available at the Belvedere -Tiburon Public Library and on the Town of Tiburon website 
(www.ci.tiburon.ca.us) after 5:00 PM on the Friday prior to the regularly scheduled meeting.
Any documents produced by the Town and distributed to a majority of the Design Review Board 
regarding any item on this agenda, including agenda -related documents produced by the Town after 

distribution of the agenda packet at least 72 hours in advance of the Board meeting, will be available 
for public inspection at Town Hall, 1505 Tiburon Boulevard, Tiburon, CA  94920.

Upon request, the Town will provide written agenda materials in appropriate alternative formats, or 

disability -related modification or accommodation, including auxiliary aids or services, to enable 
individuals with disabilities to participate in public meetings. Please deliver or cause to be delivered 
a written request (including your name, mailing address, phone number and brief description of the 
requested materials and preferred alternative format or auxiliary aid or service) at least five (5) days 

before the meeting to the Planning Division Secretary at the above address.

PUBLIC HEARING ITEMS AND BUSINESS ITEMS

Public Hearing items and Business items provide the general public and interested parties an 
opportunity to speak regarding items that typically involve an action or decision made by the Board. 
 If you challenge any decision in court, you may be limited to raising only those issues you or 

someone else raised at the meeting, or in written correspondence delivered to the Board at, or prior 

to, the meeting.

GENERAL PROCEDURE ON ITEMS AND TIME LIMIT GUIDELINES FOR SPEAKERS

      The Design Review Board’s general procedure on items and time limit guidelines for speakers are:

l Staff Update on Item (if any)

l Applicant Presentation – 5 to 20 minutes

l Design Review Board questions of staff and/or applicant

l Public Testimony (depending on the number of speakers) – 3 to 5 minutes for each speaker; members of 

the audience may not allocate their testimony time to other speakers

l Applicant may respond to public comments – 3 minutes

l Design Review Board closes the public testimony period, deliberates and votes (as warranted)

l Time limits and procedures may be modified in the reasonable discretion of the Chairman

Interested members of the public may address the Design Review Board on any item on the agenda.

ORDER AND TIMING OF ITEMS

No set times are assigned to items appearing on the Design Review Board agenda. While the Design 
Review Board attempts to hear all items in order as stated on the agenda, it reserves the right to take items 
out of order without notice.

NOTE:  ALL PLANNING COMMISSION MEETINGS ARE AUDIO RECORDED

TOWN OF TIBURON LATE MAIL POLICY

(Adopted and Effective 11/7/2007)

The following policy shall be used by the Town Council and its standing boards and commissions, and by 

staff of the Town of Tiburon, in the identification, distribution and consideration of late mail.
DEFINITION
“Late Mail” is defined as correspondence or other materials that are received by the Town after completion of 

the written staff report on an agenda item, in such a manner as to preclude such correspondence or other 
materials from being addressed in or attached to the staff report as an exhibit.
IDENTIFICATION OF LATE MAIL
All late mail received by Town Staff in advance of a meeting shall be marked “Late Mail” and shall be date-

stamped or marked with the date of receipt by the Town. Late mail received at a meeting shall be marked 
as “Received at Meeting” with a date-stamp or handwritten note.
POLICY

For regular meetings of the Town Council and its standing boards and commissions:

1. All late mail that is received on an agenda item prior to distribution of the agenda packet to the reviewing 

authority shall be stamped or marked as “Late Mail ” and shall be distributed to the reviewing authority with 

the agenda packet.

2. All late mail received on an agenda item before 5:00 PM on the Monday prior to the meeting shall be date-

stamped and marked as “Late Mail ” and distributed to the reviewing authority as soon as practicable.  Such 

mail shall be read and considered by the reviewing authority whenever possible.  If the Monday, or Monday 

and Tuesday, prior to the meeting are a Town-recognized holiday, the deadline shall be extended to the 

following day at Noon. 

3. Any late mail received on an agenda item after the deadline established in paragraph (2) above shall be 

date -stamped, marked as “Late Mail ” and distributed to the reviewing authority as soon as reasonably 

possible, but may not be read or considered by the reviewing authority.  There should be no expectation of, 

nor shall the reviewing authority have any obligation to, read or consider any such late mail, and therefore 

such late mail may not become part of the administrative record for the item before the reviewing authority. 

These provisions shall also apply to special and adjourned meetings when sufficient lead time exists to 
implement these provisions.  If sufficient lead time does not exist, the Town Manager shall exercise 

discretion in establishing a reasonable cut -off time for late mail.  For controversial items or at any meeting 

where a high volume of correspondence is anticipated, Town staff shall have the option to require an earlier 
late mail deadline, provided that the written public notice for any such item clearly communicates the 
specifics of the early late mail deadline, and the deadline corresponds appropriately to any earlier availability 

of the agenda packet.
Pursuant to state law, copies of all late mail shall be available in a timely fashion for public inspection at 
Tiburon Town Hall, 1505 Tiburon Boulevard, Tiburon.
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DRAFT
PLANNING COMMISSION

MINUTES NO. 1060
Regular Meeting
January 13, 2016

Town of Tiburon Council Chambers
1505 Tiburon Boulevard, Tiburon, California

CALL TO ORDER AND ROLL CALL:

Chair Kulik called the meeting to order at 7:30 p.m.

Present: Chair Kulik and Commissioners Weller and Welner

Absent: Vice Chair Williams and Commissioner Corcoran

Staff Present: Director of Community Development Anderson

ORAL COMMUNICATIONS:

There were none.

COMMISSION AND STAFF BRIEFING

Commission and Committee Reports/Director’s Report

Director Anderson referred to a training opportunity which he emailed to Commissioners and he
asked that Commissioners alert him as to whether they wish to participate. Staff also would like
the Commission to select a volunteer to appear at the February 3, 2016 Town Council meeting
regarding the Sam’s Anchor Café Canopy Use Permit appeal. He requested the Commission also
cancel the January 27, 2016 Planning Commission meeting.

Commissioner Weller volunteered to attend the February 3, 2016 City Council meeting.

ACTION: It was M/S (Weller/Welner) to cancel the January 27, 2016 Planning Commission
meeting. Motion carried: 3-0.

NEW BUSINESS

1. LAS LOMAS LANE (UPPER): Review of Proposed Real Property Acquisition and Real
Property Disposition for Consistency with the Tiburon General Plan; Portion of
Unimproved Las Lomas Lane Adjacent to Assessor Parcels 059-121-08, 059-122-56 and
57; Vicinity of Centro West Street at Las Lomas Lane
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Director Anderson gave the staff report, stating that the item was a General Plan consistency
review to ensure that the proposed acquisition and/or disposition of property are consistent with
the General Plan in terms of its location, purpose and extent. He stated that the property the
Town would be acquiring, is a public pedestrian easement over a section of unimproved Las
Lomas Lane that connects down to the improved section of Las Lomas Lane and then down to
Mar West Street.  It begins at Centro West Street.

Anderson noted that the staff report provides background on the matter and describes an existing
recreational trail that the Town accepted in 2005 which is a less than perfect instrument for
guaranteeing continued public access over the site. The Town, with the assistance of Mr. and
Mrs. Lukens, has been working for many years on a more permanent solution for public access.
After a great deal of work acquiring both quiet title and performing survey work, the Lukens
have succeeded in gaining title to the entire portion of unimproved Las Lomas Lane and creating
a conservation easement over it which the Belvedere-Tiburon Landmarks Society has accepted.
Currently, the Lukens are in the process of offering to the Town a public pedestrian easement
that would ensure continued public access through this unimproved stretch of Las Lomas Lane.
Anderson recognized and thanked the Lukens for their public spirit and generosity.

In terms of General Plan consistency, the proposed easement would be consistent with several
General Plan goals and policies and would further the public interests set forth in the General
Plan. Staff also believes that removing the old alignment once the pedestrian easement has been
secured and recorded would also be consistent as it would be duplicative of something that
would exist in a more secure format for the Town, and there would be no reason not to abandon
the old alignment once the new one is accepted.

Therefore, staff’s recommendation is to take public comment, approve a motion finding the
proposed acquisition to be consistent with the Tiburon General Plan and approve a motion
finding the proposed disposition consistent with the Tiburon General Plan.

Chair Kulik invited Mr. Lukens to provide a presentation.

Bill Lukens stated his wife Susan is also present tonight and said this is a final step representing
35 years of planning to turn Las Lomas Lane into something that they believe will benefit the
community as well as them. He said it was originally an undeveloped lane and because of its
steepness was never turned into a road. The public path portion which is now being accepted and
which they are granting goes back to the 1890’s and was a popular path for people coming from
San Francisco on weekends with their families and pets for picnicking and hiking. He said the
path was well-traveled and people would take this route from ferry boats.

Mr. Lukens further explained that the original builder of their house installed a steep, ramped
staircase through the area to serve the public as a place to sit. They have since improved it with
very nice stairs designed by Paul Leffingwell of Sausalito. A dirt path, which historically was the
accurate path, and which they are now confirming via easement goes the rest of the way up the
hill. They hope to someday improve this and complete the steps going all the way up. Mr.
Lukens indicated that the action would grant the official right-of-way to the Town and he thinks
this is a great step.
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Mr. Lukens complimented Director Anderson for his cooperation and work on the matter and he
commended planning staff, noting that they are almost to the point of completion.

Chair Kulik opened the public hearing. There were no public comments and he returned
discussion to the Planning Commission.

Commissioner Welner echoed staff’s comments from the staff report regarding the Lukens’
public spirit and generosity. He is pleased to support the item and said it sounds like a thoughtful
project.

Commissioner Weller commented that the Commission does not often get to review something
that is entirely non-controversial and good-spirited, as well as entirely for the benefit of the
Town and he acknowledged this is a rare occasion. He whole-heartedly supported the proposed
acquisition and disposition.

Chair Kulik said he thinks this matter is something extremely easy to support and he supported
the acquisition and disposition and noted the magnanimous service for decades that Mr. & Mrs.
Lukens have made to the Town and the gesture tonight.

ACTION: It was M/S (Weller/Welner) to approve the proposed acquisition and disposition of the
property associated with the plan and find them consistent with the General Plan and recommend
the Town Council accept the acquisition and approve the disposition as proposed. Motion
carried: 3-0.

MINUTES

2. Planning Commission Minutes – Special Meeting of December 14, 2015

Commissioner Weller requested the following amendments:
 Page 3, the paragraph which starts with Commissioner Weller, he asked that it state:

“approves the project with the condition that no food service is to occur.”
 Page 18, last paragraph: “Commissioner Weller said that his questions were answered; he

found that the proposed….”

Commissioner Weller commented that he will not quarrel with the accuracy of the recitation
because he cannot, but he noted for the record that there may be some narrowness of some words
reflected in the minutes that were not necessarily the intention of any Commissioners. He said he
will bring this up at the Town Council meeting but will not seek to change the minutes.

Chair Kulik requested the following amendment:
 Page 9, paragraph 3, second to the last line: “He agreed with most of the proposed

conditions, particularly with finding some way to provide for a solid wall between the
new canopy and the hotel, a specific time for the Eisenglass panels to go down, a time
limit on the last placement of a plate on a table, and a review cycle of 6 9 months rather
than 9 6 months to capture a full summer of data and see how things are going.”
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ACTION: It was M/S (Welner/Weller) to approve the minutes of the December 14, 2015, as
amended. Motion carried: 3-0.

ADJOURNMENT

The Planning Commission adjourned the meeting at 7:49 p.m.

_________________________________
DAVID KULIK, CHAIR
Tiburon Planning Commission

ATTEST:

__________________________________________
SCOTT ANDERSON, SECRETARY (ACTING)




