ORDINANCE NO. 951
CXHIBIT C

PRECISE DEVELOPMENT PLAN AND DESIGN REVIEW

FORTHE RESIDENTIAL COMPONENT OF THE 2000 LARKSPUR LANDING

_ CIRCLE PROJECT PRELIMINARY DEVELOPMENT PLAN
FINDINGS, DEVELOPMENT STANDARDS AND CONDITIONS OF
APPROVAL

FINDENGS

Precige Development Plan

0.

That the Precise Development Plan for the residential component of the 2000
Larkspur Landing Circle Project is in conformance with the General Plan of the
City. The Precise Development Plan for the residential component of the Project is
substantially in conformance with the Pretiminary Development Plan, Ordinance No.
948, and the proposed amendments to Ordinance 948 conlained herein. A detailed
discussion of General Plan conformance is provided in detail in the record, including
the Planning Conunission Stalf Report dated July 19, 2005.

That the Precise Development Plan for the residential compouent of the 2000
Larkspur Landing Cirele Project is found to be in conformance with the
Preliminary Development Plan for 2000 Larkspur Landing Circle Project. The
Precise Development Plan fur the residential component of the 2000 Larkspur
Landing Circle Project is found to be in substantial conformance with the Preliminary
Development Plan. Ordinance No. 948, and the proposed amendments to Ordinance
948 contained herein. A detailed discussion of conformance is provided in detail in
the record, including the Planning Commission Staff Report dated October 23, 2006,

That the propused P-D district, or a given phase thereof, can be substantially
completed within four vears of the establishment of the P-D district. The
applicants bave indicated a desire to proceed with the project upon receiving
entitlements {tom the City. Al elements of the project could be completed within
{our years.

That each individual phase of development, as well as the total development, can
exist as an independent unit capable of creating an environment of sustained
desirability and stability or that adequate assurance will be provided that such
objective will be attained; that the uses proposed will not be detrimental to
present and potential surrounding wvses, but will have a beneficial effect which
could not adequately be achieved under other zoning districts. As demonstrated
by this application, the residential component of the Project can exist as a separate
unit capable of creating an environment of sustained desirability and stability.

That the streets and thoroughfares proposed are suitable and adequate to carry
anticipated traffic, and increased densities will not generate traffic in such
amounts as {o overload the street network outside the P-D districts. The traftic
analysis prepared for the project by Dowling Associates, Inc. (dated November 20,
2003 and updated in an Addendum letter dated April 29, 2004), is still applicable and
valid for the residential component of the Project. The analysis concluded that the
project would not cause an increase in traffic, which is substantial in relation to the
existing traffic Joad and capacity of the street system, and would not result in a
project-specific traflic impact.

That the area surrounding said development can be planned and zoned in
coordination and substantial compatibility with the propoesed residential
development. The subject residential component of the Project is still ap infill site,
surrounded by properties that are either developed. are under construction, or a part of
the same Preliminary Development Plan area. Therefore, it is nol anlicipated that the
surrounding properties will be subject to rezoning. The redesigned project proposal
provides additional open space and buffering between the restdential and non-



residential uses, thereby avoiding potential impacts, and allowing the two uses to co-
exist on the project site.

That existing or proposed utility services are adequate for (he population
densities propesed. The project has not been significantly altered from the
Preliminary Development Plan such that the utility companies should not be able to
adequately serve the proposed development.

Desipn Review

L. Criteria, The proposed structure or alteration is substantially in conformance

with LMC 18.64.050, Criteria for Approval of Applications. The proposed
development has been reviewed with regard to the criteria for approval listed in
section 18.04.050 and found to be consistent.  As discussed in detail in the Staff
Report to the Planning Commission dated October 24, 2006, the proposed site plan,
building elevations and landscape plan reflect an atiractively designed project that
will blend with the surrounding development as well as its natural setting.

Compatibility with Neighbors. 'The height, elevations, and placement of the site
of the proposed structire or addition are consistent with the prevailing
neighborhood architectural character and scale and with the existing pattern of
development in the neighborhood and/or commercial area. Further, the
proposed structure or addition avoids significant and unreasonable loss or
interference with privacy, light, solar access, and prominent scenic views (i.e.
views of hilisides, Mt. Tamalpais, and San Francisco Bay from primary living
areas.) Great care has been taken {o ensure (hat the project will maintain views both
on- and off=site.  Buildings have been placed on the site (o preserve views of Mt
Tamalpais from Tubb Lake and Miwok Park, while orienting units to {ake advaniage
of speclacular views towards Mt Tamalpais, San Francisco Bay and the ferry
terminal, and surrounding hillsides.

Bulk. The orientation and scale of the proposed structure or addition in relation
to the inunediate neighborhood minimizes the perception of excessive bulk. The
proposed structure or addition employs architectural features and details, which
minimize, rather than accentuate, the prominence of the structure. Buildings
have been located on the site and in relationship to each other to minimize
appearances of mass and bulk. Buildings have been designed to sit into the terrain,
with sublerranean parking.  The use ol a variety of colors and finishes as well as
building fenestrations and design details will avoid large unbroken architectural
planes.

Overall Design.  Architectural features of multiple structures, additions, or
design elements combine together in an attractive and visually cohesive manner.
Futher, the overall composition of the proposed structures is compatible with
and complements the historic, architectural, and/or aesthetic character of the
neighborhood or commercial area. These considerations include, but are not
limited to, the structure’s architectaral style. Size and design quality, use of
building materials, and similar elements (e.g., vrelative to residential
development, garage location, garage doors, (number and size), window styles,
front porches or entry stoops)., The project design includes a varely of
architectural styles found in Larkspur, providing a modern interpretation of the
historical bungalow and crallsman styles.  The proposed designs incorporated
authentic building elements such as sioops. porches, balconies, courtyards, arbors,
treflises, bay windows and a variely of roof forms, including traditional gables and
Dutch gables. Exterior finishes for ajl the residential buildings included stone and
brick accents lo link these buildings to the site’s history of brick making and stone
quarrying,

Other Plans and Regulations. The project is consistent with any applicable
specific area, or precise plans and conforms to the standards and regulations of
all applicable provisions of the Larkspur Municipal Code. The Design Review
application has been found to be consistent with the Preliminary Development Plan
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and Precise Development Plan for the 2000 Larkspur Landing Circle Project. The
project has been reviewed [or consistency with the Larkspur Municipal Code, and
with the granling of exceptions as described in detail in the Planning Commission
staff Reports dated July 19, 2005 and October 24, 2006, the project is consistent with
the provisions of the Larkspur Municipal Code, including the Zoning Ordinance. A
detailed discussion of General Plan conformance is provided in detail in the public
record for this project, including the Planning Commission Staff Report dated July
19, 2005.

Public Health, Safety and Welfare. For multi-unit residential, mixed-use or
nonresidential projects, the location, size, design, and characteristics of the
proposed structure(s) are compatible with and will not be detrimental te the
public health, salety and wellare of the persons residing in or working in the
proposed structures or in developments adjacent to the proposed project. This
includes the layout of the structures, parking, circulation, pathways,
landscaping, and other amenities proposed for the site. The project has been
designed {o promote the health, safety and welfare of the project residents as well as
those visiting the site. Open space for the residents would be provided 1n private
patios, balconies, semi-private courls and paseos and gardens. Open green spaces
between residential buildings incorporale pedestrian pathways. Residential clusters
have been oriented to maximize views {rom individual units of Mount Tamalpais,
Corte Madera Creek, the hills surrounding Miwok Park, and ferry activity at the
Golden Gate ferry terminal. A greenway is proposed along the southeast boundary of
Lhe site, between the residential structures and the Brick Kiln. This landscape buffer
will maintain views lo and from the Brick Kiln, the ferry terminal and the Drake
statue.  In addition, the proposed development includes a clubhouse with swimming
pool, for use by all project residents. This community facility would be located at the
heart of the residential development, at the intersection of Spine Road and Spur Road.
The proposed localion is very appropriaie for a community facility, providing an
atfractive, inviting entry to the project and a convenient location with easy access for
all project residents. Solar panels are proposed to heat the swimming pool.

DEVELOPMENT STANDARDS

(Note: Fhe following development standards are revised from the Preliminary
Development Plan, Ordinance No. 948, to reflect the Amended Preliminary
Development Plan, the Precise Development Plan, and Design Review for the
residential component of the 2000 Larkspur Landing Circle Project.)

1. Purpose of P-D District

a. To provide an aitraclive eniryway al the eastern gateway to the City.

b. To promote development of both market rate and below-market rate housing by
allowing increased density.

¢. To promote development of a variety of housing types within the City.
d. To prolect environmental resources by clustering development.
Regulations Established

For purposes of complying with section 18.55.020 (3) of the Zoning Ordinance, the
uses proposed for 2000 Larkspur Landing Circle Preliminary Development Plan are
deemed to e most simitar to the R-3, Third Residential District for the residential
portion of the development. Except as otherwise specified herein, the regulations
applicable o properties zoned R-3, Third Residential District, as listed in Chapter
18.32 of the City of Larkspur Municipal Code shall apply to the residential
component of the 2000 Larkspur Landing Circle Project.

Permitted Uses. The following uses are permitted in the Precise Development Plan
area for the residential component of the 2000 Larkspur Landing Circle Project:

Lot
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19

bL

12

s

1 120 multi-family residential dwelling units in nine structures. At Jeast Iwenty-live
of the units shall be affordable pursuant io Chapler 18.31 of the Larkspur
Municipal Code.

b, Accessory buildings and uses, including home occupations.
c. Comumunily clubhouse.
d. Public utility buildings and uses.

Building Height Limit. An exceplion o allow residential structures lo a height of 55
feel. The maximum height of the clubhouse building shall be 17 feet.

Floor Area Ratio. An exception to allow a floor area ratio of .83 for the residential
portion of the project,

Setbacks. Setbacks shall be a shown on Project Plan Sheet A-2 Setback Plan.
Lot Area. The minimum lof area for the Greenway Townhouses shall be 700 sq. {1

Lot Coverage. The maximum lot coverage lor the Greenway Townhouses shall be
LO0%.

Signs. Signs shall be permilled only in accordance with Chapter 18.60 of the City of
Larkspur Municipal Code. Sigus for the residential development are approved as
shown on the plans for the Scope of Approval pursuant to the conditions Tisted herein.

Ofi-Street Parking Spaces. Parking shall be provided in accordance with Chapter
18.50 of the City of Larkspur Municipal Code. An exception to allow 11 of the
required olf-street residential parking spaces to be localed on-slreel.

Upen Space.

2. Sheet A-1 Site Plan of the Project Plans includes a dedication in the northeast
corner of the site, generally as shown on the Preliminary Development Plan for an
expansion of Miwok Park. Pedestrian trails shall be provided to create pedestrian
access [rom Lincoln Village Cirele to Miwok Park,

b. Privale and common ¢pen space areas shall be as shown on Project Plan Sheels
Al through A4.1.2 except that private open space (i.c., decks) on the upper levels
of the Tam View and Parkside buildings shall be a minimum dimension of six
feet.

Storage Unit Reqguirements. Storage unit requirenients for the Parkside and Tam
View buildings and for the Greenway Townhouses shall be as shown on Project Plan
Sheets A2.2.1, A2.1.1, and A2.3.1, respectively. Carl.ocker units (storage cages)
may be allowed as shown,

Conditions of Approval. The following conditions of approval shall be applied to
the Dreliminary Development Plan and Circulation Assessment Permit for property at

2000 Larkspur Landing Circle:

A Scope of Approval.

[. Project Plans. Approval is based on the plans entitled “2000 Larkspur Landing
Circle”, prepared by MBH Architects, Smith & Smith Landscape Architects
and Land Development Selutions, tnc., dated 18 July 20006, and stamped
received Qctober 17, 2000,

2. Plan Modilications.

a. Building and site modifications shall be governed by the R-3 district
standards as they relale (o setbacks, accessory buildings, height, and
parking. The Planning Director shall have the authorily to grant minor
modifications (o & Precise Development Plan relative 1o site improvements
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for parking and pedestrian and vehicular safety, if approved by the Public
Works Director, and for building modifications not to exceed len percent
(10%) of the number or area currently shown on the Precise Plan and
proposed for modification, limited to percentage of lot coverage, {loor area
ratio, usable outdoor area requirements, landscaping, and fagade changes.
The intent of this provision is to allow for minor changes in the site plan
as construction drawings are finalized and to allow for possible fulure
additions/modifications to the buildings once they are constructed and
occupied. Further, once constructed, facade modifications proposed by
the homeowners, that do notimpact the Development Standards, are
subject to Zoning Administralor approval. The management company or
homeowners associalion, whichever is applicable, shall also approve
{uture additions/modifications to the site.

b, Other modifications from the Development Standards may be permitied,
subject to the approval of a Variance as allowed by Chapter 18.72 of the
City of Larkspur Municipal Code.

¢. The managemeni company or homeowners associalion, whichever is
applicable, shall also approve future additions/modifications to the site.

d. Major modifications to the Precise Development Plan shall be made in
accordance with the procedures set forth in City of Larkspur Municipal
Code Section 1855140, Modification,

List of Conditions. Al of the project conditions of approval shalf be listed on
the cover sheet of the construction plans.

Acoustical Analysis, Prior to issuance of a building permit, the applicant shall
have prepared a detailed acoustical analysis to develop sound-rated exterior
assemblies that achieve State and City criteria for interior noise.  Plans
submitted for building permit shall demonstrate conformance with the State
and City criteria. The noise consultant shall also submit a letter verifying that
the findings of the previous noise analysis remain valid, whether or not the
Sanitary District facilitics are constructed or relocated from the location
shown on the Preliminary Development Plan,

Below Markel Rale Units. The applicant shall work with the Marin County
Housing Authority to ensure that twenty-five units, as shown on the BMR
Unit Location Plan, prepared by Smith & Smith Landscape Archilects, dated
18 July 20006, are made affordable and sold to individuals and families earning
less than 120 percent of the County’s median income in accordance with
Larkspur Municipal Code Chapter 1831, The BMR units shall have deed
restictions lo ensure their alfordability in perpetuity. Two ol the BMR unils
shown on the second oor of the Parkside Building on the July 2006 project
plans shall be relocated to the first {loor.

Fireplaces. All fireplaces within the development, whether indoor or outdoor,
shall be gas lireplaces.

Tubb Lake Dam. 1 a legal nexus is found, the applicant may be required to
share in the costs to repair the Tubb Lake Dam, pending a determination by
the City Attorney. The applicant’s share of these costs will be included in the

Tentative Map approval,

Tentative and Final Maps. The applicant shall file a Final Map, consistent
wilth a Tentalive Map approval, creating the individual residential Jots.
Conditions applicable to the Tentative Map may be applied as Tentative Map
conditions ol approval.

Connector Road. Relative to the Connector Road, safety features, such as stop
signs, warning lights, low vegelation, etc.. recommended by the Director of
Public Works that should be incorporated into the roadway design at the

L
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garage enlry to Building 9 (Parkside) shall be included as a condition of any
Tentative Map approval,

-solar Technology. Solar tfechuology shall be installed for the Clubhouse

swinmmning pool.

B. Utilities.

.

2.

L

All utilities shall be placed underground.

The project site shall obtain a sewer connection permit and connect o the
public sewer.

Surface and subsurface draimage [lows shall not be combined, but shall be
carried in separate drainage facilities.

. Biolomical/Landscaping,

[

Lot

Landscaping shalt be installed pursuant to Project Plan Sheets L1.0 through
L4.1 and as approved by the Larkspur Parks and Recreation Commission on
June 15, 2006, Plans shall be reviewed and approved by Marin Municipal
Water Dislrict prior {o issuance of a building permit: any substantial changes
to the landscape plan based on MMWD’s review shall require review and
approval by the Planning Commission.  As required by the Preliminary
Development plan, the landscape plan provides appropriately defensible space
around each structure and avoids all potentially combustible landscaping, such
as Scoteh broom or Bucalyplus species, within 30 feet of structures, and shall
avoid planting pine or Eucalyplus species in locations that could result in
deposition ol needles or feaves on building roofs. The Covenants, Conditions,
and Restrictions for the project shall include a maintenance program (o
remove  all dead vegetation from landscaped areas; the homeowner's
association shafl be required to implement the maintenance program, and a
requirement to perform regular maintenance of landscaped areas shall be
included in the Covenants, Conditions and Restrictions,

Landscaping shall be installed prior to the issuance of an occupaney
permit/final inspection.

Tree Mitigation

a. Landscaping shall be installed pursuant to Project Sheets L1.0 through
L4.] using all native species throughout the project site except along Larkspur
Landing Circle and along the Spine Road to ils intersection with the Spur
Roead at the entry to the project site. (Note: The project was revised 1o nol
impact the coast live oak, except at approved through the heritage tree
removal permit (HT/Grad 06-5), and grasslands and, therefore, no mitigation
is required).

b. Replacement Lrees shall be planted as required in the approval of the
Heritage Tree Removal permit (HT/Grad 06-5) and as shown on Project Plan
Sheet L4.] Biological and Tree Mitigation Plan.  Aboul 90% of the
replacement trees shall be located on the site, including the area proposed for
park dedication.  The remainder shall be located on the City casement
bordering the pedestrian trail outside the property boundary to provide a
sereen and wildiife corridor between the project and adjoining developments.
Up to 10 willows and bays could be planted at Tubb Lake. where a limited
amount of suitable space is available.

The landscape plan shall provide for trees to be planted ranging in size from
5-gallon to 36-inch box as shown on the Landscape Plan Sheets.
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C.

Uip to 20 percent shall be 24-inch box, with the remainder to be a reasonable
variely of sizes, with no more than 15 percent in 5-gallon cans. Trees shall be
obtained [tom a reputable native plant nursery.

. The fandscape plans shall provide that the trees be caged and watered
through at least the {irst two dry seasons. A seven-yvear monitoring plan shall
be developed by the project sponsor and approved by the Planning Director
prior to the issuance of building permits. The mouaitoring plan shall include,
but not be limited to, the following features:

i, Pelailed drawings and specifications defining focations of irees,
showing caging instaliations, and showing irtigation systems.

. Monthly inspections by a qualified arborist lo ensure that cages and
irrigation equipment remain in place and functioning until the arborist
determines that they are no longer required.

i, A written plan for removal of irrigation equipment when the arborist
determines that removat is appropriate,

iv. Quarlerly inspections by a qualified arborist during the remaining
years of the monitoring period, aller irvigation equipment is removed.

v. Replanting disessed or damaged frees as necessary to meet the goal
identified in Condition ¢, as follows.

e. The landscape-monitoring plan shall provide that the trees’ survival shall
be recorded annually and reported to the Cily for seven years. At the end of
seven years, the goal shall be to have at least 2 trees surviving for each tree
removed. Prior to issuance of a building permil, the project sponsor shall post
a bond or provide other {inancial assurance in a form approved by the City for
paviment of this planting and monitoring work or pay the City in advance if
the City assumes responsibility for the work.

Prior Lo issuance of a building permit, the applicant shalf pay a lump sum to
cover the cost of [unding ongoing maintenance at Tubb Lake for a period of
five vears. The sum shall be delermined by the Director of Public Works
based on past maindenance costs with an inflation factor. The funding method
shall be reviewed and approved by the City Attorney. This maintenance shall
include:

a. Ongoing renioval of floating parrot feather vegetation from the lake.

b, Ongoing removal of French and Scotch Broom from the
lakeshore.

¢, Allowing natural growth of willows and catiails along the shore.

Hazards,

.

Plans submiiled for Precise Development Plan have been approved by the Fire
Marshall relaiive the accessibility of all roofs in case of fire. The Fire
Marshall shalt approve any changes (o the roof plans.

Parks/Recrealion.

i,

.06 acres shail be dedicaled to the City of Larkspur for park use as required
by the Prefiminary Development Plan approved by Ordinance 948 and as
shown on Sheet A.1 Site Plan of the project plans. This dedication shall be
accepted by the Cily of Larkspur (o {ulfilt the fand dedication requirements
section 17.13.040 of the Cily of Larkspur Park Dedication Ordinance for the



development of the residential components of the 2000 Larkspur Landing
Circle Planned Development District. This dedication shall be offered prior to
the filing of a Final Map or issuance of a building permit, which ever oceurs
first.

‘The developer shall pay Park Improvement Fees for the residential component
of the 2000 Larkspur Landing Circle Planned Development District as
required by chapter £7.13 of the City of Larkspur Municipal Code.

Pedestrian paths shall be provided to the existing boundary ol Miwok Park

and the Miwok Park access easement on the EAH property to the north (APN
18-191-19). Design ol the pedestrian paths shall be subject to review and
approval of the Director of Public Works and Director of Parks and
Recreation.

B. Transportation.

1. Al parking shall be designed and built to meet or exceed City standards.

3

dor e

Bike racks shall be installed as shown on Project Plan Sheet A-1 Sile Plan and
the design shall be approved by the Director of Public Works. Plans submitted
for Precise Development

14, Mitigation Measures based on the Mitigated Negative Declaration that shali be
incorporated as conditions of the Precise Development Plan approval. The following
conditions shall be incorporated as conditions of the Precise Development Plan:

AL Acslhetics,

I

Exterior Highting from sources greater than 40 walts shall be shiclded such that
there is no output above a horizontal line parallel to the ground; the exterior
light levels shail be 0.2 foot-candles at the dimmest locations of parking lots
and no more than 4-5 fool-candles at the brightest locations on each site; and
light spill across property lines shall be no more than 0.1 foot-candles and no
direct light source shall be visible at the property line. The preject sponsor
shall submit a detailed outdoor lighting plan, including computer calculations
substantialing dimmest and brightest outdoor light levels at property lines, and
including fixture data sheets lo substantiate shielding. The lighting plan,
prepared by a professional lighting consultant, shall be submitted to the City
for review and approval by the Mlanning and Building Departmenls prior to
issuance of a building permit.

B, Air Quality,

The project sponsor shall employ the following measures (o reduce the
guantity of dust generated during demolition ol existing struclures and
conslruction of new structures:

a. Water to control dust generation during demolition of structures and break-
up of pavement and at feast twice daily during construction.

b. Use dust-proof chules to load debris into trucks whenever feasible.

¢. Waler or cover stockpiles of debris, soil, sand or other materials that can be
blown by the wind.

& Cover all trucks hauling demolition debris, soil, sand, and other loose
malerials or require all lrucks to maintain at least two feet of {reeboard.

e. Pave, apply waler three times daily, or apply (non-toxic) soil stabilizers on
all unpaved access roads, parking areas and slaging areas al construction siles.

8



]

i

[ Sweep daily (preferably with water sweepers) all paved access roads,
parking areas and staging areas al construction siles.

g. Sweep streets daily (prelerably with water sweepers) if visible soil malerial
is carried onlo adjacent public streets,

h. Hydro-seed or apply (non-toxic) soil stabilizers to inactive construction
areas {previously graded areas inactive for ten days or more.)

i Enclose, cover, water twice daily or apply (non-toxic) soil binders to
exposed stockpiles (dirl, sand, ele.)

3. Limit traffic speeds on unpaved areas o 15 mph.

k. Install sandbags or other erosion control measures to prevent silt run-oftf to
public roadways.

I. Replant vegetalion in disturbed areas as quickly as possible.

m. Suspend excavalion and grading activity when winds (imstantaneous gusts)
exceed 25 mph.

The project sponsor or prime contractor shall designate in the construction
contract, a person at the superintendent level or higher to be the dust-control
coordinator, subject to approval of the Planning Director, and shall provide
this person’s telephone number to the Remillard Cottage Children’s Daycare
Center personnel and surrounding homeowner’s associations, and post this
information on-site, in the nearby parks, commercial and office buildings and
apartment buildings. This person shall respond to complaints within 24 hours
or less and have the authority to take corrective action.

Areas to be disturbed within 100 feet of the Remillard Cottage Children’s
Daycare Cenler and nearby residences shall be presoaked using sprinklers for
48 hours before commencement of excavalion or grading activilies and
overnight each day during the period ol excavation and earthmoving.  The
dust-control coordinator shall be responsible for ensuring that the required
presoaking occurs,

C. Biological Resources.

Prior Lo issuance of any oceupancy permit for the site, the project sponsor, in
coordination with the City shall provide paved or decomposed granite paths
and signs around Tubb Lake to minimize shoreline disturbance and wildlife
harassment.

D. Cultural Regources.

L

The following steps shall be implemented during drilling for foundation piers
(if the foundation lype is used) in the area where imporiant archacological
TESOUICEs may occur:

4. An experienced archacologist shall be present for continuous mouitoring of
removal of drilled soils, including observation of soils in their stratigraphic
layers as they are removed. The archaeological monitor shall be permitied to
take appropriate samples as warranted.

b. The archacologist shall be authorized to stop or redirect project activily
until an evatuation of ihe presence and integrity of any identified resource can
be made.

e, If it is determined that the archaeological resources are potentially
significant, the archacologist shall be authorized to undertake appropriate
measures, including further evaluation and data recovery of artifacts in
removed soils.

d. Lmmediately following drilling of each pier hole, all artifacts removed must
be appropriately catalogued. During and/or following on-site monitoring, all

9
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artitacts removed must be analyzed and, if appropriale, curated in a suilable
reposilory.

e. 1F hunsan remains are encountered during drilling activities, dritling at that
location shall stop and the Marin County Coroner shall be notified (as
required by California Healtl and Safety Code). In the event that the human
remains are believed o be those of a Native American, the Most Likely
Descendent will be identified, who will formulate an appropriate treatment
plan in consultation with the archaeologist (as required by California Public
Resources Code Section 5097.98), An appropriate treatiment plan is expected
to mclude removal of the remains with scientific recording and study, and
timely return of the remains to the Most Likely Descendent for final re-
interment.,

[ A final report shail be prepared describing methods used, results and
findings of the archaeological monitoring and mitigation program. Copies of
the final report shall be provided 1o the Planning Department and the
Calilornia Archaeological Site Survey Northwest lnformation Center.

An experienced archacologist shall be present for all earihmoving activities.
excavation, and foundation placement below the level of the ground surface
existing as ol July 2000 within Area 2 on the project site (as shown on Figure
2 of the Holman & Associates Memorandum Gtled Proposal and Summary of
Work to Date ar 2000 Larkspur Landing Circle, Larkspur, dated April 10,
2000) to provide continuous monitoring of removal of soils, including
observation of soils in their stratigraphic lavers as they are removed, The
archaeologist shall be permitied to take appropriate samples as warranted. 1f
resources are encountered, the steps outlined in Condition 13, above, shall be
followed, substituting “excavation and grading” for “drilling” where
appropriale,

R

The project sponsor shall prepare and submit to the City Engineer for review
and approval a Final Geolechnical lnvestigation Report for the proposed
project buildings prior to or at the same time as building plans are submitted
fur building permit review and shall demonstrate compliance with all findings
and recommendations iy the Treadwell and Rollo preliminary geotechnical
reports dated March 29, 1999, March 30, 2000, and October 9, 2003, uniess
these recommendations are expressly superseded in the Final Geotechnical
Investigation Repert.  Prior to issuance of occupancy permils, a statement
from the geotechnical engineer shall be provided verilying that the
recommendations of all approved geotechnical reports have been completed.

F. Hazards.

Construction shall not begin until afler the remediation proposed in the Phase
11 Soil Investigation of fmport Fill, Former Waste Water Treatment Plant Site,
2000 Larkspur Landing Circle, Larkspur, California, prepared by Questa
Engineering Corporalion, dated June 2004, has been completed.  Prior to
issuance ol a grading permit for the project, a statement {rom Questa or. a
yualified engincering consultant, shall be submitted verifying that the
remediation work has been completed in accordance with the remediation
recommendations and requirements.

Prior o issuance ol a building permit, the project sponsor shall prepare plans
that include fire suppression systems such as sprinklering of buildings
proposed on the project site, subject to the review and approval of the Fire
Marshali,

Prior to issuance of grading permits associated with placement of imported
[ill, the project sponsor shall provide certification to the City that the imported

10



fitl has been tested and found (o contain no California Code of Regulations
Title 17 hazardous substances in concentrations exceeding San Francisco Bay
RWQOB Environmental Screening Levels, or US Environmental Protection
Agency, Region IX Preliminary Remediation Goals for residential sites.

G. Water Quality.

i

The project sponsor shall prepare and mmplement a Construction Stormwaier
Pollution Prevention Plan (SWPPP) including Best Management Practices
(BMPs) to minimize the discharge of sediment and other pollutants during the
construction phase of the project. The exact locations, extent, nature, and
detatls of the BMPs shall be worked out in consultation with, and subject to
review and approval of, the City Engineer prior to the tssuance of grading
permils. BMPs shall include but not be limited to:

a, Project sponsor shall require that daily watering for dust control, soil
stabifizalion controls, and perimeter sill {ences be employed. Erosion control
practices must be specified for the fitl placement and compaction phase of the
project.  End-ol-pipe sediment control measures (e.g., basins and traps) shall
be used only as secondary measures. 1f, following the placement and
compaction of [ill, hydroseeding is selecled as the primary soil stabilization
method. then all arcas shall be seeded by September | and irrigaled as
necessary 1o ensure that adeguate rool development has ocewrred prior to
October 1.

. Project sponsor shall require that site drainage shall be prevented from
conlacting stored construction materials, equipment, and maintenance supplies
(i.e.. fuels, lubricanls, paints, solvents, and adhesives), as well as wasle
construction materials and supplies, through the use of elevated platforms or
berms or other diversion struclures. Supply and waste storage areas shall be
located al least 50 feet from drainage facilities and watercourses and shail not
be localed in any area prone to Hooding.

¢. Project sponsor shall require that material and waste storage areas are
protected from rainfall.

d. Site supervisors shall conduct weekly on-site meetings to discuss pollution
prevention.  All construction personnel shall be required to aftend such
meelings,

e. Projecl sponsor shall require that vehicle and equipment wash-down
facilities be employed prior Lo exiling the site.  These facililies shall be
accessible and funclional during both dry and wet conditions.

[ The Construction SWPPP shall be maintained on-site and made available to
Regional Water Quality Control Board staff upon request.

The project sponsor shall prepare a Stormwater Management Plan (SWMP)
specifying Besl Management Practice to minimize impacts to surface water
qualily during the operational lifetime of the project. The sponsor shall
incorporate as many concepts as practicable from Start at the Source, Design
Guidance Mannal for Stornnwater Quality Prorection. The exact localions,
extent, nature, and details of the BMPs shall be worked oul in consullation
with, and subject to review and approval of. the City Engineer prior to the
issuance of grading permits. Measures shall include but not be limited to:

a. Weekly street sweeping.

b, Implementing a Pesticide Management Program, including:

i, Properly identifying pests in order to select appropriale control.
ii.  Nolinjuring non-target species.
iii.  Notdisposing of waste pesticides on site.
iv.  Applying only the needed amount ol pesticide.
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¢. Marking storm drain inlets “Drains o Bay™.

d. Distributing pollution prevention educational materials lo occupants of the
completed project.

¢. Installing and maintaining a vegetated bioswale on the south and cast sides
of the site for storm drainage.

. Using an in-line vortex device to remove debris, floatables, and sediment
from storm drain Hows nol filtered through the bioswale.

The final design of project hydrologic features shall include measures
designed to mitigate polential water gualily degradation of runoff from all
portions of the completed development.  The SWMP shall describe how
funding for fong-term maintenance of the swale and vortex treatment device
will be accomplished.

All parking ot and building pad clevations shall be designed and constructed
to be above 6.4 feet NGVD. In addition, the site drainage plan shall provide
detatled plans for modification of the inlet structure to the 36-inch culvert
crossing under Fast Sir Francis Drake Boulevard. The modified structure shall
be designed to maximize the inlet efficiency and be designed in compliance
with all requirements of the City of Larkspur Public Works Department and
approved by the Direclor of Public Works.

olse,

The project sponsor shall include in construction contracts a requirement that
the construction contractor comply with the City Noise Ordinance limitations
on hours of construction (Monday through Friday 7 a.m. to 6 p.m., Saturday,
Sunday and legal holidays 9 a.m. to 5 pn), and with requirements o instal
intake and exhaust mufflers on construction equipment and install acoustical
shields or shrouds on pavement breakers and jackhammers.

Portable generators shall be placed on the site as far as possible {rom the
Remillard Cottage Children’s Daycare Center and residences (at a minimum,
far enough away Lo maintain an indoor noise level not to exceed 45 dBA and
an oulddor noise fevel not lo exceed 60 dBA ), and the contractor shall be
required to oblain line power within 4 weeks of initial use of a portable
gencralor near these uses.

Noise insulation features shall be incorporated in the design of the proposed
residential development, especially in residential buildings adjacent to East Sir
Francis Drake Boulevard to reduce residents’ exposure to vehicular traffic
noise on this major arlerial, and in residential buildings adjacent to the
Sanilary District No. | maintenance faeility to reduce residents” annoyance
with noise from the adjacent facility. The construclion drawings submitted to
the City for review shall demonstrate conformance with this requirements and
shall include a noise analysis of the Sanitary District facility operations and
shall demonstrale that all project residential buildings will meet the
requirenients of Goal 11 of the Larkspur General Plan Health and Safely
Flement and of California Code of Regulations Title 24 requirements
specifying interior noise levels of 45 dBA or less with windows closed. In
addition, a writlen reporl from a qualified noise consultant shall be provided
verifying that, consistent with the Miligated Negalive Declaration for the 2000
Larkspur Landing Circle Project, the activities at the Sanitary District facility
will not cause the interior noise level standards (Goal 11 and Title 24) at the
proposed holel and the residential buildings proposed on APN [8-191-19 to
be exceeded.

To reduce exterior noise levels in exterior activily areas to the extent feasible,
for the buildings sited closest to East Sir Francis Drake Boulevard these areas



shall be focated on the sides of buildings away {rom East Sir Francis Drake
Boulevard. Prior to issuance of a building permit, the project sponsor shall
provide evidence that building designs reduce exterior noise levels in primary
vuldoor living spaces 1o 55 dBA CNEL, to the satisfaction of the Planning
Drrector.

L Transportalion,

[. The project sponsor shall contribute traflic impact fees as part of the
Circutation Assessmenti Permit which would, in turn, provide a portion of the
[unds [or planned improvements along Sir Francis Drake Boulevard and East
Sir Francis Drake Boulevard,

P

The project sponsor shall nofily the Golden Gate Bridge Highway and
Transportation District (Golden Gate Transit) al least 90 days in advance of
any sile preparation activities that would displace ferry parking for daytime
Giants baseball games or other ferry parking, to provide suflicient time for
Golden Gate Transit to make allernative parking arrangements,



