TOWN OF CORTE MADERA
PLANNING COMMISSION AGENDA
Tuesday, January 26, 2016

Council Chambers, 300 Tamalpais Drive, Corte Madera, California

7:30 P.M. REGULAR MEETING

1. OPENING
A. Call to Order
B. Pledge of Allegiance
C. Roll Call

2. PUBLIC COMMENT
The public is invited to address the Planning Commission on any matter in the Commission’s jurisdiction, except
for items scheduled for continued or new hearings. Comments are limited to three minutes per speaker.

3. CONSENT CALENDAR
All items placed on the consent calendar may be acted on collectively on a motion by any Commissioner, and
each shall be deemed to have received the action recommended by staff. Any Commissioner or member of the
public may request the removal of any item from the consent calendar and it will then be considered last under
"New Hearings".
A. None

4. CONTINUED HEARINGS
A. None

5. NEW HEARINGS
A. 422 REDWOOD AVENUE: PUBLIC HEARING TO CONSIDER PERMIT AMENDMENT APPLICATION 16-001
TO AMEND A PREVIOUSLY-APPROVED DESIGN REVIEW APPLICATION ALLOWING FOR MODIFICATIONS
TO THE APPROVED EXTERIOR MATERIALS AND COLORS, LIGHTING FIXTURES, WINDOW SIZES, AND
DECORATIVE ELEMENTS. (Planning Director Wolff)
B. 136 SUMMIT DRIVE: DESIGN REVIEW APPLICATION NO. 15-023 FOR THE PROPOSED ADDITION OF A
THIRD STORY AND ADDITIONS TO THE EXISTING LOWER AND MAIN STORIES OF THE EXISTING TWOSTORY SINGLE FAMILY HOME. (Senior Planner Phil Boyle).
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C. 76 SUMMIT DRIVE: DESIGN REVIEW APPLICATION NO. 15-030 FOR THE PROPOSED ADDITION OF
APPROXIMATELY 238 SQUARE FEET OF LIVING SPACE AND A DECK TO THE MAIN LEVEL OF THE
EXISTING THREE LEVEL HOUSE. (Senior Planner Phil Boyle).

6. BUSINESS ITEMS
A. None

7. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners
ii. Planning Director
B.

MINUTES

i. Planning Commission Meeting Minutes of January 12, 2016

8. ADJOURNMENT
To the next Planning Commission Regular Meeting which will be held on February 9, 2016 at 7:30 p.m. in
the Corte Madera Council Chambers, 300 Tamalpais Drive.

PROCEDURAL NOTES
1.

ALL DOCUMENTS RELATING TO AGENDA ITEMS ARE AVAILABLE FOR PUBLIC REVIEW IN THE PLANNING
DEPARTMENT OF THE TOWN OF CORTE MADERA OFFICES AT 300 TAMALPAIS DRIVE, BETWEEN THE HOURS OF
8:00 A.M. TO 5:00 P.M., MONDAY THROUGH FRIDAY. STAFF REPORTS ARE NORMALLY AVAILABLE ON FRIDAY
AFTERNOON PRECEDING THE TUESDAY MEETINGS. IT IS RECOMMENDED THAT YOU CONTACT THE PLANNING
DEPARTMENT FOR AVAILABILITY.

2.

EACH PERSON DESIRING TO SPEAK ON A PUBLIC HEARING ITEM WILL BE GIVEN AN OPPORTUNITY AT THE
APPROPRIATE TIME. PLEASE STATE YOUR NAME AND ADDRESS AS THE MEETING IS BEING RECORDED

3.

APPEAL - FOLLOWING ACTION BY THE PLANNING COMMISSION AT A PUBLIC HEARING OR MEETING, ANY
DECISION OF THE PLANNING COMMISSION MAY BE APPEALED TO THE TOWN COUNCIL WITHIN TEN (10)
CALENDAR DAYS. APPEAL FORMS ARE AVAILABLE AT THE PLANNING DEPARTMENT, CORTE MADERA TOWN HALL. A
$300 FILING FEE IS REQUIRED.

4.

IF YOU CHALLENGE THE ACTION OF THE PLANNING COMMISSION IN COURT, YOU MAY BE LIMITED TO RAISING
ONLY THOSE ISSUES YOU OR SOMEONE ELSE RAISED AT THE PUBLIC HEARING DESCRIBED IN THIS AGENDA, OR
IN WRITTEN CORRESPONDENCE DELIVERED TO THE TOWN AT OR PRIOR TO THE PUBLIC HEARING.

5.

IT IS THE PLANNING COMMISSION’S POLICY TO ADJOURN ALL MEETINGS BY 12:00 A.M.

In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please
contact the Planning Department at (415) 927-5064. For auxiliary aids or services or other reasonable accommodations to be
provided by the Town at or before the meeting, please notify the Planning Department at least 3 business days (the Thursday
before the meeting) in advance of the meeting date. If the Town does not receive timely notification of your reasonable
request, the Town may not be able to make the necessary arrangements by the time of the meeting.
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ITEM NO. SA

422 REDWOOD AVENUE

Planning Commission Meeting
JANUARY 26, 2016
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CORTE MADERA PLANNING COMMISSION
STAFF REPORT

THE

TOWN

OF

CORTE MADERA

REPORT DATE:
MEETING DATE:

JANUARY 22, 2016
JANUARY 26, 2016

TO:

PLANNING COMMISSIONERS

FROM:

ADAM WOLFF, PLANNING DIRECTOR

SUBJECT:

PUBLIC HEARING FOR PERMIT AMENDMENT APPLICATION 16-001 TO AMEND A
PREVIOUSLY-APPROVED DESIGN REVIEW APPLICATION (DR 14-019) AT 422
REDWOOD AVENUE

APPLICANT:

JOE AND MARY HARRINGTON

PURPOSE:

************

The Corte Madera Planning Commission is conducting a public hearing to consider Permit
Amendment application 16-001, amending Planning Commission Resolution No. 14-022, to allow
for modifications to the materials, window sizes, lighting fixtures, and decorative elements
associated with the previously-approved enlargement of the house at 422 Redwood Avenue.

STAFF RECOMMENDATION:
Staff recommends that the Planning Commission adopt the attached draft resolution (Attachment
!) approving the proposed changes and finding that Design Review findings can still be made.

BACKGROUND:
2014 DESIGN REVIEW APPLICATION
On October 14, 2014, the Planning Commission of the Town of Corte Madera adopted Resolution
No. 14-022 (Attachment 2), unanimously approving Design Review application 14-019 and Variance
application 14-012. The approval allowed for a 619 square foot addition to the rear of the existing
house at 422 Redwood Avenue. Meeting minutes are included in Attachment 3.
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PROPOSED PERMIT AMENDMENT
As discussed in the applicant's statement and described in the applicant's revised plans
(Attachment 4), the owners of 422 Redwood Avenue are interested in changing the approved
brown cedar shingle siding to a light colored board and batten siding, and extending the new
material to the existing portion of the house. In addition, the revised design would modify some of
the window sizes, and change the lighting fixtures and style of decorative elements that were
previously approved. Attachment 4 also includes elevations (drawing A 3.1), images of approved
materials and existing site photos from the originally-approved drawing set. The applicant will be
present at the January 261h public hearing to discuss the reasons and effect of the proposed
changes.

STAFF ANALYSIS AND RECOMMENDATION
The proposed design revisions do not affect the proposed size or location of the previouslyapproved enlargement of the existing house or the approved variance application. The revisions
are limited to material and color changes and relatively minor modifications to proposed and
existing windows, lighting fixtures, and decorative elements.
Staff believes the proposed material changes would be compatible with neighboring houses, in
particular the house immediately to the north which also utilizes a light-toned board and batten
material for siding, and would enhance the contrast between the original log cabin structure and
the later expansions of the house, thereby emphasizing its significance.
The changes also include a reduction in the approved window sizes of the enlargement facing the
northern neighbor, which will enhance privacy, and the addition of a French door instead of
windows in the rear of the house facing the rear yard. Additionally, stylistic changes to decorative
elements and exterior lighting fixtures are proposed. Staff has recommended that the applicant be
prepared to explain how the proposed lighting fixtures will not cast glare off-site.
Staff notes that Design Review findings number 3, 4, and 5 under Section 18.30 of the Zoning
Ordinance, and Design Review finding number 11 of the Christmas Tree Hill Overlay District
(Section 18.18.420) should be reconsidered in light of the proposed changes (see previouslyStaff
approved resolution 14-022 for findings and CTH Design Guidelines in Attachment 5).
believes that the findings can continue to be made and therefore is recommending approval of the
proposed changes.

OPTIONS
1.

Approve the attached draft resolution as recommended by staff with any conditions of
approval deemed necessary and appropriate
2. Request the applicant make revisions to the proposed design and return at future public
hearing
3. Direct staff to prepare a resolution for denial of the permit amendment application and provide
justification in the Commission deliberations for such action.
ATTACHMENTS
1.

2.
3.
4.
5.

Draft Planning Commission Resolution 16-004
Planning Commission Resolution 14-022
Planning Commission Minutes from 10/14/14
Permit Amendment 16-001 application materials and previously-approved elevations
Christmas Tree Hill Design Guidelines
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ATTACHMENT 1
DRAFT PLANNING COMMISSION RESOLUTION 16-004

6

7

BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION
In the Matter of:
PERMIT AMENDMENT NO. 16-001 - to amend
Planning Commission Resolution 14-022, adopted on
October 14, 2014, allowing for exterior design
modifications, including changes to siding material,
color, windows, decorative elements, and lighting
fixtures.

Resolution No. 16-004
Adoption Date: January 26, 2016
Appeal Period Ends: February s, 2016

WHEREAS, on October 14, 2016, Design Review application 14-019 was conditionally approved
by the Corte Madera Planning Commission through adoption of Planning Commission Resolution 14022; and
WHEREAS, on September 17, 2015, the Design Review and Variance approval was renewed for
an additional year pursuant to Section 18.30.090 of the Zoning Ordinance; and
WHEREAS, on January 14, 2016, a Permit Amendment application was filed by Joe and Mary
Harrington to amend previously-approved Planning Commission Resolution 14-022; and
WHEREAS, on January 20, 2016, the Planning Department determined the application was
complete and recommended that the project is exempt from the California Environmental Quality Act
(CEQA) pursuant to CEQA Guidelines Section 15061(b)(3) since it can be seen with certainty that there is
no possibility that the activity in question may have a significant effect on the environment; and
WHEREAS, on January 21, 2016, public hearing notices were mailed to property owners within
300 feet of the subject property, to the Christmas Tree Hilldwellers Association, and posted in three
public places; and
WHEREAS, on January 26, 2016 the Corte Madera Planning Commission held a public hearing on
the item, and heard testimony from the applicant and interested parties; and
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the Town of Corte
Madera does hereby approve the proposed permit amendment application 16-001, amending Planning
Commission Resolution 14-022.
The Commission finds that the proposed changes to the previously-approved design would
enhance the level of privacy enjoyed by the neighboring residents to the north by reducing the size of
previously-approved windows facing north and by making the windows clerestory; would continue to be
constructed of high quality, WUl-compliant, durable materials; and would introduce light-toned white
colors and recycled wood materials that would continue to be compatible and in harmony with
surrounding houses in the area and consistent with the Christmas Tree Hill Design Guidelines. The
Commission therefore finds that the required Design Review findings can continue to be made with the
proposed changes.
1
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CONDITIONS OF APPROVAL

1.

These conditions of approval shall supplement, rather than replace, the conditions of approval
adopted pursuant to Planning Commission Resolution 14-022.

2.

This approval permits only those revisions noted on the Harrington Residence plans stamped
"Official Exhibit" with a RECEIVED stamped date of January 25, 2016, and the materials and
colors exhibit stamped "Official Exhibit" with a RECEIVED stamped date of January 14, 2016.

3.

The proposed project shall be constructed substantially in accordance with the Harrington
Residence plans stamped "Official Exhibit" with a RECEIVED stamped of January 25, 2016, and
the materials and colors exhibit stamped "Official Exhibit" with a RECEIVED stamped date of
January 14, 2016, except as amended by the conditions listed below.

4.

No other changes shall be made to the approved elevations or colors and materials without
written approval from the Corte Madera Planning Department. The Planning Director may refer
changes to the Planning Commission.

5.

Plans submitted for building permit shall indicate that the clerestory windows on the second
story of the south elevation have obscure glazing.

6.

Prior to final building inspection, all exterior lighting shall be shielded and/or directed so that it
does not glare off-site.

EXPIRATION OF APPROVALS
The Design Review and Variance approvals, including approval of this Permit Amendment, will
expire on October 14, 2016, unless, prior to the expiration of said one year, a building permit is
issued and construction is commenced and diligently pursued toward completion on the site which
was the subject of the application, or a Certificate of Occupancy is issued for the site or structure
which was the subject of the application.
APPEAL PERIOD
The decision made by the Planning Commission in this resolution may be appealed pursuant to
Corte Madera Municipal Code Section 18.34.030. The appeal period extends ten calendar days from
the date of this resolution. Unless a shorter statute of limitations period applies, the time within
which judicial review must be sought is governed by California Code of Civil Procedure Section
1094.6.

* * * * * * * * * * * *
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PASSED AND ADOPTED by the Corte Madera Planning Commission on September 8, 2015, by
the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

Peter Chase, Chair

Adam Wolff, Director of Planning and Building

3
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ATIACHMENT2
PLANNING COMMISSION RESOLUTION 14-022

12

BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION
In the Matter of:

Design Review and Variance application for 422
Redwood Avenue to add approximately 619 square
feet to the existing residence and variances to
encroach 2.5 feet into the rear-yard setback and
to locate the two required parking spaces within
the public right-of-way.

RESOLUTION NO. 14-022
DESIGN REVIEW NO. 14-019 &.
VARIANCE NO. 14-012

Adoption Date: October 14, 2014
Appeal Period Ends: October 27, 2014

WHEREAS, on July 22, 2014, an application for Design Review and two Variances was filed to
add approximately 619 square feet to the existing residence and variances to encroach 2.5 feet into the
rear-yard setback and to locate the two required parking spaces within the public right-of-way at 422
Redwood Avenue; and
WHEREAS, on October 2, 2014, the Planning Department determined the application was
complete and determined that the project is exempt from the California Environmental Quality Act
under Categorical Exemption Article 19, Section 15301- Existing Facilities; and
WHEREAS, on October 2, 2014, public hearing notices were mailed to residents within 500 feet
of the subject property; and
WHEREAS, on October 14, 2014, the Corte Madera Planning Commission held a public hearing
on the item, and heard testimony from the applicant and interested parties.
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the Town of Corte
Madera does hereby approve the applications for Design Review No. 14-019 and Variance No. 14-012to add approximately 619 square feet to the existing residence and variances to encroach 2.5 feet into
the rear-yard setback and to locate the two required parking spaces within the public right-of-way at
422 Redwood Avenue in Corte Madera, based upon the findings listed below in accordance with
Sections 18.30.070 and 18.18.420 of the Municipal Code, and subject to the conditions listed herein:
DESIGN REVIEW; REQUIRED FINDINGS

In order to grant a Design Review approval, the Planning Commission must make the following findings
required by Section 18.30.070 of the Corte Madera Municipal Code and based on California State law.
In the following section each of the required findings is set forth in bold print, followed by an opinion by
staff of whether the finding can be made for this particular project.

1.

The project conforms with the General Plan, any applicable Specific Plan, and all
provisions of the Zoning Ordlnance.
The project to expand and renovate an existing single family residence will advance and comply
with the following, applicable General Plan guiding policies:
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Conformance with General Plan Guiding Policy 2.3.c. and 4.5.a. "Development within existing neighborhoods should be consistent with the character and
intensity of the adjacent uses, as well as with the capacity of the neighborhood to accept such a
use."
•

The proposed project includes adding 73.5 sq. ft. on the first-floor to provide a new
entryway and 546.6 sq. ft. for two bedrooms, a bathroom and a laundry at the rear
and western side of the existing two-story residence. Interior wall reconfigurations
are also proposed on both levels. The project includes grading along the side of the
Redwood Avenue Right of Way to construct a retaining wall 4 to 8 feet in height and
create two parking spaces. The two new uncovered parking spaces would be
located in the town's right of way and require approval from the Planning
Commission for a variance, an encroachment permit from the department of public
works and a license agreement for private parking approved by the Town Council.
The creation of these two spaces will not impact any of the designated public
parking spaces within the Christmas Tree Hill Area. The home is currently 22 feet, 5
inches from the rear property line, where a 25 foot setback is required. The second
story addition would also be 22 feet, 5 inches from the rear property line and thus
requires a variance. The maximum height of the house would remain the same at
28.9 feet, where 30 feet is the maximum allowed. In general the surrounding
residences are two story structures ranging in size from 1,000 sq. ft. to 2,527 sq. ft.
The proposed colors and materials will be earth-toned and the size and style of the
additions are consistent with the character and intensity of residential development
on Christmas Tree Hill.

"Maintain Corte Madera's housing stock in sound condition."
• The project will improve and expand an existing residential structure, and all new
construction will be inspected and conform to current building codes.
Conformance with the Zoning Ordinance • The project complies with the front and side setbacks, height, lot coverage, and floor area
ratio (FAR) standards in R-1-A Low-Density Residential District.
Conformance with any applicable Specific Plan • The project location is not within an established Specific Plan area however it in within the
Christmas Tree Hill Overlay District which is addressed below.

2.

The project will not unnecesssrtly remove trees and natural vegetation, will preserve natural
landforms and ridge/Ines., does not include excessive or unsightly grading of hillsides., and
otherwise will not adversely affect the natural beauty of the Town.
No trees are slated for removal as a result of this project. Vegetation on the south side of
the home is to be restored, after completion of the stairs and parking improvements. The
proposed parking area will be similar to many other such private parking improvements in
the street right of way and approved by the Town. The exposed slopes at the front are
proposed to be landscaped. See Al.1 Site Plan.

2
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3.

The project w/11 not significantly and adversely affect the views, sunlight, or privacy of nearby
residences, provides adequate buffering between residential and nonresidential uses" and
otherwise is in the best interests of the public health, safety and general welfare.
This project will not adversely affect the views, sunlight or privacy of any nearby residences.
The side yards of this project enjoy substantial setbacks, well in excess of what is
prescribed. These setbacks currently contain significant landscape screening for privacy to
the two side neighbors. The homeowners have worked diligently with the two closest sideyard neighbors in the early stages of the design. The neighbors' concerns have been
addressed by the applicant with the modifications of windows, the reduction in building
height and the use of obscure glazing on certain windows.
The vertical expansion at the rear of the home takes the main roof ridge!ine, at the rear of
the home, up approximately 2'-7" to (1) allow for new mechanical spaces over the existing
improved second floor areas that are otherwise not available, (2) to resolve the new roof
forms, both the main gable and the two subordinate dormers and (3) to provide minimum
ceiling heights in the Master Bath (7'-4") and Upper Stair Hall (8'-3"). The two dormer
ridges coming off the main ridge are subordinate and lower at approximately 2'-9" below
the new main ridge and 8'8 "under the height limit. See Sheet A3.2 - Building and Site
Section.
With regard to view impact to 436 Redwood to the rear of the subject property, the side
dormers, forming the bedroom wings, are approximately 19' below a line of sight (5' above
the back yard bank) from the level upper lawn area of 436 Redwood. See A0.1 Vicinity
map. 436 Redwood Avenue is a three quarter acre, ridgeline property with commanding
views of most of Corte Madera and the distant bay and the East Bay. The views from 436
Redwood Avenue, both home and rear yard, will not be significantly or adversely affected by
the replacement bedrooms proposed by this project. The homes are separated by
approximately 100' horizontally and approximately 30' vertically.
The proposed construction is strictly a residential use and there are no conflicts with nonresidential land uses on the surrounding parcels. The applicant has included five letters of
support from nearby property owners.

4.

The structure/ site plan and landscaping are in scale and harmonious with existing and future
development adjacent to the site and in the vicinity and with the landforms and vegetation in
the vicinity of the site.
The vertical expansion is atop an existing structure at the rear. New landscaping, to
enhance general appearance and provide visual screening, is indicated on the Site Plan
(Al.1) at the new parking retaining wall and the replaced entry steps up from the street as
well as along the southern side yard area in the vicinity of the new building entry path
sequence. Plant materials will be selected to be drought tolerant. Any irrigation added will
be drip type on programmable controllers.

5.

Development materials and techniques will result in durable high-quality structures.
Primary project materials will include WUI compliant exterior treated cedar shingles. The
roofing will be code required "Class A" 30 or 40 year composition shingles selected match
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the existing roof. Windows and doors are to be durable, aluminum clad, double glazed
wood, tempered as required for WUI compliance. The retaining wall is detailed to match
many existing neighborhood steel "soldier pile" and wood lagging retaining walls. The wall
will be properly back-drained and connected to the site drainage system.
6.

The structures, site plan, and landscaping create an internal sense of order, provide a visually
pleasing setting for occupants, visitors, and the general community, are appropriate to the
function of the site, and provide safe and convenient access to the property for pedestrians,
cyclists and vehicles.
The existing home structure will remain the same, ie., living downstairs and sleeping up,
with the exception that one downstairs bedroom is now moved up along with the functional,
safety related change to the existing interior stair. The side path is in the same basic area
but greatly enhanced for the benefit of the users of the home. The new site entry stair and
related arbor will provide an entry off the street. The enhanced path will provide an entry
path to the new front porch and entry foyer that relates much better to the active, family
part of the home at the rear of the structure.
The proposed parking area is adjacent to and an addition to the existing Redwood Avenue
road bed. The width of the new additional parking spaces is per the Towns prescribed 10'
width.

7.

To the maximum extent feasible, the project includes the maintenance, rehabilitation, and
improvement of existing sltes, structures, and landscaping, and will correct any violations ofthe
Zoning Ordinance, Building Code, or other munictpe! violations that exist on the site.
All new construction will be inspected and conform to current building codes. Staff is not aware
of any municipal violations existing on the site. The project will maintain the historic log cabin
structure.

8.

The design and location ofsigns are consistent with the character and scale of the buildings to
which they are attached or which are located on the same site, the signs are visually
harmonious with surroundmq development and there are no illegal signs on the site.
There are no signs on the site, and the project does not include any new signs.

CHRISTMAS TREE HILL OVERLAY DISTRICT: REQUIRED FINDINGS
In addition to the findings required in Section 18.30, Design Review, the Planning Commission must
make the following specific findings (per Section 18.18.420) in the Christmas Tree Hill overlay district.
Below each of the required findings is explained, followed by an opinion by staff of whether the finding
can be made for this particular project.

1.

The proposed development protects the natural and existing tendtortns and vegetation of
the hillside and ridges located on the property. Ridge top development is precluded if any
other location of the parcel is feasible for development

4

17

Relatively modest grading for the new parking area is contemplated similar to that already
employed in the neighborhood on 242 Morningside Drive and 9 Summit Drive. An engineered
retaining wall, acceptable to the Department of Public Works is proposed and appropriately
designed site drainage. Landscape improvements are described in Design Review Finding #2
above.

2.

The grading plan is designed to retain the natural and existing features of the tend: cuts
and fills are minimized; and all graded areas are rounded and contoured to blend with the
existing topography. Drainage swstes. slopes, vistas and other natural features are retained
to the maximum degree feasible.

The grading at the front of the property is consistent with other grading solutions for two-car
parking spaces in the winding and steep areas of CTH. The amount of grading is the minimum
necessary to maintain adequate clearances for traffic and emergency services on Redwood Avenue.
The modest grading at the rear enhances an existing patio area that is already cut into the hill.
Wall height in this area is predominantly 4 foot from patio to top of wall. Smooth transitions are
made to all adjacent neighbors.

3.

Bwlding site locations and access to building sites are selected to reduce visibility of the
development from the remainder of the community.

Per the CTH Design Guidelines, the building additions are proposed to minimize mass and bulk by
adding to the rear of the residence and stepping up the hillside, rather than adding to the front,
down slope side of parcel that faces the street and community at large.

4.

To the maximum extent feasible, access drives have been contoured to minimize the
scarring effects of hillside road construction. Access drives should be allowed to be as
narrow as traffic generation and public safety (including emergency vehicle access) permit.

The proposed street frontage does not include an "access drive". The grading width for the new
parking area at the front of the property is consistent with other grading solutions in the area. As
indicated above, the amount of grading into the bank is just wide enough to meet the town
standards. Smooth transitions are proposed to the drives and parking aprons of adjacent
properties with sufficient landscaping and grading in between.

5.

All slopes are planted or otherwtse protected from erosion, including benching or terracing
where appropriate.

All affected slopes will be first stabilized with approved erosion control measures to be provided
with the construction drawings. Plantings as indicated on Site Plan, A1.1 will be located to provide
appropriate transitions to other improvements such as the new front entry stair and neighboring
parking areas to break up the rhythm of cars and parking along the frontage with attractive, but
natural, drought resistant plantings.

5
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6.

Yard setbacks have been determined based on specific site characteristics, fine of sight from
roedwev; and relationships to adjoining properties.

Front, left side and right side yard setbacks are well in excess of CTH overlay zone standards. The
rear yard setback is in substantial compliance for most of the structure with the exception of the
approximately 31 square feet variance on the existing, non-conforming rear yard setback situation
described in detail in the Variance finding 1.

7.

Structures and landscaping retain the natural features of the site and the character of
Christmas Tree Hill as it is viewed from public roads on the Hill and distant views from off
the Hill. Newly planted landscape materials will not ultimately block existing significant views
from nearby dwelling units.

No tall plantings are contemplated that would block views from adjacent neighbors. The structures
and landscaping at the front and south facing side yard are further enhanced and strengthened for
the charm and character that they already provide to the street and neighborhood. When viewed
from distant, up-hill nelqhbors, the significant improvement, integration and consolidation of the
roof forms and materials, along with the modest landscape improvements to the rear provide a
much-needed improvement, primarily as viewed from the rear. No significant change is visible from
down-slope, distant viewers of the Hill as the additions are to the rear.

8.

The proposed development does not adversely affect the health, safety or welfare of
persons in or adjacent to the area or endanger property located in the area.

This project does not endanger public health, safety or welfare but likely enhances in some small
measure due to improved parking conditions in the public right of way.

9.

Impacts on neighboring residences are minimized.

As enumerated in the Project Description section of this application, specific neighbor input was
solicited from all sides of this residence. Some minor concerns were brought to the attention of the
applicants and modifications were made in the design. The side dormers, forming the bedroom
wings, are designed to be at approximately the same height, if not slightly lower than the existing
ridge line. Additionally they are approximately 19' below a line of sight from the level upper lawn
area of 436 Redwood Avenue. See Sheet A0.1 Vicinity map. 436 Redwood Avenue is a three
quarter acre, ridgeline property with commanding views of most of Corte Madera and the distant
bay and the East Bay. Both home and rear yard views from 436 Redwood Avenue will not be
significantly or adversely affected by the replacement bedrooms proposed by this project. The
homes are separated by approximately 100' horizontally and approximately 30' vertically.

10.

All proposed structures in the public right-of-way conform to the design guidelines of this
distrtct and the standards for nonconforming structures in this chepter, and do not restrict
safe vehicular and pedestrten circulation;
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The proposed retaining wall and parking pad area at the front of the property are consistent with
other grading solutions for two-car parking spaces in the area. The amount of grading is just
sufficient to meet the town standards for stall size. The proposed parking stalls are likely wider
than most parallel parking areas that currently exist on this street and certainly on the hill at large
and will likely enhance circulation at this specific location. The primary materials are to be wood,
painted an acceptable earth tone shade, with top cap and trim to match the house trim colors so as
to integrate them into the whole.

11.

The proposed development and its use is in conformance with the general plan, the adopted
Christmas Tree Hl'll community plan and Christmas Tree Hill design review gwdelines.

This project, the architect and homeowners considered the General Plan, the more specific CTH
Community Plan and the CTH Design Guidelines and Overlay Zoning at considerable length in the
development of this home improvement project.

VARIANCE REQUIRED FINDINGS
Rear Setback Variance
The following required findings must be made by the Town in order to grant any variance:

1.

Explain how there are special circumstances applicable to the property; including size, shape,
topography, location or surroundings, that do not apply generally to other properties in the
vicinity and under identical zone classification.

The location of the existing structure is slightly rotated into the rear setback to maximize the view
and align with the axis of the street. In approximately 1985, a kitchen was added to the rear of the
house. This addition appears to be done without the benefit of a survey or proper planning and
design controls as the setbacks on the permit materials are noted to be 30'. The existing home is
"existing but non-conforming" slightly as to rear yard setback. The existence of the existing central
"log cabin core" presents a design challenge in that this portion of the structure cannot be modified
too intensively without destroying the basic character and flow of the home entirely.
The variance in question is the construction and expansion, on top of the existing, modern era,
competent foundation and first floor structure at the rear that is already partially into the rear yard
setback. See Al.1 - Site Plan and A2.1 Floor Plan. The renovated spaces on the first floor are very
tight but living within this existing footprint. The two new upper bedrooms that replace the lower
level bedrooms (due to stair modernization) are modest in size and are built atop the existing wall
lines of the kitchen. The second level bay window will also extend into the rear yard setback
however, the encroachment will not exceed 2.5 feet.
In every other metric for the zoning of the home as well as articulated design guidelines, including
floor area ration, height, lot coverage, design character, massing, articulation of the roofs, etc. the
proposed structure is compliant.

2.

Explain how because of these special circumstances, the strict application of the Town Zoning
Ordinance will result in practical difficulty and unnecessary physical hardship and will deprive
7
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the property ofprivileges enjoyed by other properties in the vicinity and under the same zone
classification.
A strict application of the setback requiring the rear addition to be 25 feet from the rear property
line would prohibit an addition that otherwise conforms to the height, front and side setbacks, floor
area ratio and lot coverage standards of the zoning district. A strict application of the requirement
that parking must be 20 feet from the center line of the Redwood Avenue would require significant
excavation and the creation of a very tall retaining wall. It would also require the retaining wall
and the parking to be at the base of the house.
3.

Explain how the variance or adjustment will not constitute a grant of special privilege and is
consistent with the limitations upon other properties in the vicinity and under identical zone
c/asslfication

The great majority of the rear yard, even with the existing, but minor "non-conformity" is intact. The
vertical expansion does not diminish the functioning rear yard but allows for sound code and functional
upgrades to an original hill cottage-like structure, in keeping with the high development and design
guideline standards for this area. The resulting project will be consistent with the character and
intensity of residential development in the neighborhood that has a number of sloping lots with twostory homes.

4.

Explain how the granting of the variance or adjustment will not be detrimental to the public
welfare or injurious to other property in the territory in which the property is located

As indicated above, the home, aside from its slight "rotation" into the setback is compliant. The
vertical expansion has been carefully designed not to intrude into other adjacent properties which
have structures sited in a substantially similar manner, slightly up the slope of the lot to take
advantage of the view and open yard areas. The granting of the variance will not affect the public,
as the areas in question are not substantially visible by the public. Specific design features and
modifications have been made to address the comments brought up by neighbors. See attached
"Letters of Support"

5.

Explain how the variance is consistent with tne objectives of the Town Zoning Ordinance and
with the Corte Madera General Plan.

This project tries to "fix" an awkward set of circumstances created over time and numerous
remodels, specifically the awkward forms of the rear additions and the poor stair egress and
relocation of the bedrooms and laundry (out of the family room downstairs) as well the many
awkward roof shapes and wall fenestration, while doing so on top of the existing building foot print.
It is consistent with the guiding principals of the General Plan/Housing Element for residential
neighborhoods that are substantially built-out. This design does so by preserving and enhancing a
significant asset of the neighborhood character while addressing the needs of a growing family with
a reasonable modernization and expansion. Neighborhood impacts are minimized for view,
sunlight, privacy and safety.
The following are additional required findings for variances to off-street parking regulations.
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6.

Explain how neither present nor anticipated future traffic volumes generated by the use of the
site or the uses of sites in the v;cinity reasonably require strict or tte»! interpretation and
enforcement of the specified regulation.

The project removes two bedrooms to alleviate a considerable code issue and replaces these
bedrooms at the rear. The total number of bedrooms does not change. However, the project does
improve the neighborhood parking situation by providing dedicated parking for this particular
residence.

7.

Explain how the granting of the variance will not result in the parking or loading of vehicles
on public streets in such a manner as to interfere with the free flow of traffic on the streets.

The proposed parking addition is per size guidelines provided by Planning Staff at 10' x 20' and per
the Findings of Section 12-04-055 "Encroachment Permits for Private Parking Facilities".
8.

Explain how the granting of the variance will not create a safety hazard or any other condltion
inconsistent with the objectives of the zoning ordinance.

The proposed size and pattern of parking is consistent with patterns in the neighborhood with the
exception that they incorporate a more generous and staff recommended stall size. The project will
provide additional parking for the home. The proposed parking plan has been reviewed and
approved by the Fire Department.

CQNDITTONS OF APPROVAL
PLANNING DEPARTMENT

1.

The proposed project shall be constructed substantially in accordance with the Harrington
Residence plans stamped "Official Exhibit" with a RECEIVED stamped of October 9, 2014,
except as amended by the conditions listed below:

2.

No other changes shall be made to the approved site plan, floor plans, elevations, or colors and
materials without written approval from the Corte Madera Planning Department. The Planning
Director may refer changes to the Planning Commission.

3.

Plans submitted for building permit shall indicate that the clerestory windows on the second
story of the south elevation have obscure glazing.

4.

Prior to issuance of a building permit, an encroachment permit must be issued from the
department of public works.

5.

Prior to issuance of a building permit, a license agreement for private parking must be approved
by the Town Council.

6.

Prior to a final Building Division inspection of this project, the applicants shall contact the
Planning Division to schedule an inspection of the finished project to ensure compliance with all
of the required conditions of approval.

9

22

7.

The applicant and subject property owner shall permit the Planning Department or its
representative(s) or designee(s) to make inspections at any reasonable time deemed necessary
to assure that the construction being performed under the authority of this approval is in
accordance with the terms and conditions described herein.

8.

All design and construction shall conform to the applicable provisions of the California Building
Standards Code.

9.

Upon issuance of a Building Permit, the property line and setback location(s) at areas of
construction must be identified on site by a licensed land surveyor or registered civil engineer.
The licensed land surveyor or registered civil engineer shall submit a written confirmation to the
Building Department that the staking of the property lines has been properly completed.

CONSTRUcnON MANAGEMENT PLAN
10.

Material and concrete deliveries to and from the site shall be restricted to the hours of 9 am to
3 pm, Monday-Saturday to avoid conflicts with local commute and school traffic on Christmas
Tree Hill; one-ton rated vehicles and lighter are exempt if such vehicle can negotiate all
roadway turns with a single movement.

11.

Material delivery trucks using the street for staging and/or unloading shall be restricted to the
hours of 9 am to 3 pm, Monday-Saturday with the understanding that the delivery truck shall
move if a vehicle wishes to pass.

12.

Should the permitees wish to block the street and not move on request, such blockage shall
only be allowed with the appropriate roadway closure Encroachment Permit from the Public
Works Department which includes direct neighborhood notification to immediately impacted
neighbors and placement of downhill and uphill signs at locations designated by the Public
Works Department.

13.

Permitee's personnel/flagmen shall be stationed uphill and downhill from any delivery truck
staged in the street and immediately inform approaching vehicles of the estimated street
blockage time of any delivery truck that is wholly or partially blocking the roadway at any time.

14.

Laborers shall be shuttled to the work site from municipa! parking facilities near Menke Park.

15.

Redwood Aveneue shall be cleared of debris and swept clean during construction.

PUBLIC WORKS/ENGINEERING DEPARTMENT
Grading and Drainage
16.

No earthwork shall take place during the rainy season between October 15th and April 15th
without special written authorization from the Director of Public Works. Unless specifically
exempted, earthwork operations will require an Erosion and Sediment Control Permit from
the Public Works Department per Municipal Code Section 15.20.285. The permit will require
the installation and maintenance of appropriate erosion and sedimentation control measures for
the proposed work. The applicant will be required to obtain the permit prior to the issuance of
Building Permit.
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17.

Per Municipal Code Section 15.20.285, the applicant may be required to post a security (cash
deposit) to guarantee the timely installation of erosion control measures whenever the
contractor fails to perform the required erosion control work or to perform it in a timely manner.
Applicability of the security, which is based on the square footage of earthwork, will be
determined at the time of Erosion and Sediment Control Permit.

18.

Where possible, drainage facilities shall be installed to collect roof drainage and surface water
runoff from driveways, walkways, and other paved surfaces. Drainage shall be conveyed and
disposed in a manner that avoids concentrated flows and minimizes impacts to adjoining
properties. Drainage collection systems shall be designed to Town standards and the flow shall
be conveyed to a publicly maintained storm drain system, natural drainage way, or approved
on-site dispersal structure. Runoff shall not be diverted from one drainage area to another.
The subsurface drainage system (foundation, retaining wall, etc ... ) shall remain separate from
the surface drainage system.

Sanitary Sewer
19.

The existing sewer lateral serving the property shall be pressure tested or inspected by in-line
video equipment from the building foundation to the main in accordance with Sanitary District
No. 2 standards. Should the lateral fail this test, the applicant shall obtain a Sanitary Sewer
Permit for the repair or replacement of the lateral in accordance with District standards prior to
final acceptance of the project.

20.

The applicant may be required to obtain a Sanitary Sewer Permit to be issued by Sanitary
District No. 2 for all work associated with the sanitary sewer mains or laterals serving this
property, including the installation of a backflow preventer device. An application for this
permit shall be made to the District prior to beginning any work on the sanitary sewer system.

Work In Public Right-of-Way
21.

Per Municipal Code Section 12.56.010, portions of the existing sidewalk and/or driveway
approach along the property frontage that show severe cracking and/or displacement will
require repair or replacement as required by the Public Works Department.

22.

Per Municipal Code Section 12.04.040, an Encroachment Permit from the Public Works
Department will be required for any activities within, or use of, the public right-of-way such as
placement of debris boxes, staging of equipment in the street, traffic control activities, or street
closures, subject to the review and approval of the Public Works Department.

23.

Per Town Resolution No. 3314, a project over $10,000.00 is subject to the Street Impact Fee
equal to 1 % of the project valuation. Applicability of this fee will be determined at the time of
Building Permit.

24.

At the time of Building Permit, the Public Works/Engineering Department will inspect
encroachments, vegetation, sidewalks, and drainage at the property for compliance with the
Town Municipal Code. The applicant shall bring the property into compliance with the Municipal
Code in accordance with Town standards and to the satisfaction of the Public Works
Director/Town Engineer prior to final acceptance of the project.
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25.

The applicant may be required to prepare and submit a Construction Management Plan to
the Public Works/Engineering Department prior to the issuance of the Building Permit. The
Plan shall provide a general overview of the construction process as it affects the public rightof-way and surrounding neighbors. At a minimum, the plan should outline the schedule of
construction, the locations for staging of equipment and materials, and the truck routes that will
be used for deliveries.

26.

Prior to the issuance of the Building Permit, the applicant may be required to provide a
Construction Parking Plan to Public Works. The Plan shall propose a system to minimize the
effect of construction worker parking in the neighborhood, include an estimate of the number of
workers and vehicles that will be present on the site during various phases of construction, and
indicate where sufficient off-street parking will be provided.

Traffic
27.

Prior to issuance of any permit, the applicant shall submit any applicable pedestrian or traffic
detour plans, to the satisfaction of the Town Engineer, for any lane or sidewalk closures. The
detour plan shall comply with the State of California Manual of Traffic Controls for Construction
and Maintenance Work Zones, and with standard construction practices.

Permits From Other Agencies
28.

The applicant shall be responsible for determining if permits will be required from the Bay
Conservation and Development Commission, Army Corps of Engineers, California Department
of Fish and Game, or any other regulatory agency having jurisdiction over the project. If any of
these permits are required, they must be obtained by the applicant before a Building Permit will
be issued.

Construction Operations
29.

Prior to the issuance of Building Permit, a video or photographic inspection of the existing
conditions of the roadways and other public improvements adjoining the project may be
required of the applicant. The inspection results shall be submitted to the Public Works
Department.

30.

Any damage to the street caused by heavy equipment or as a result of project construction
activities shall be repaired, at the applicant's expense, prior to issuance of the Certificate of
Occupancy. All hazardous damage shall be repaired immediately. Any heavy equipment
brought to the construction site shall be transported by truck.

31.

Prior to the issuance of a Building Permit, it may be required that a cash deposit up to a
maximum amount of $10,000 be posted for bonding purposes to ensure repair of any damage
to roadways, landscaping, and other public improvements in the Town right-of-way caused by
the applicant's construction-related activities. The amount of the cash deposit shall be
determined at the time of the Building Permit. Said cash deposit shall not be released until the
project, including al! landscaping, is completed and all required repairs have been made.

32.

Per Municipal Code Section 9.33.100, the applicant shall employ best management practices
(BMPs) as appropriate from the California Stormwater Best Management Practice Handbook for
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Construction Activity, latest edition, or from the Erosion and Sedimentation Control Field Manual
published by the California Regional Water Quality Control Board, to control and prevent the
discharge of sediment, debris and other construction related wastes to the storm drainage
system or waterways, including, but not limited to, general construction, concrete and mortar
application, heavy equipment operation, road work and paving, and earth-moving activities.
FIRE DEPARTMENT
33.

This project is within the Town of Corte Madera's Wildland Urban Interface (WUI) Fire Area,
and is required to comply with specific regulations regarding exterior building materials,
vegetation/landscaping, firefighting water supply, and fire apparatus access. Please contact
the Fire and Building/Planning Departments for specific requirements for this project.

34.

The roof shall be constructed to be fire retardant (Class A) or non-combustible and all chimneys
shall have spark arresters. Roof and chimney plans shall be approved by the Fire Department
prior to any construction.

35.

The building shall comply with sections of Ordinance #876 & #884, ordinances regarding the
installation of automatic fire sprinkler systems and automatic gas shut-off devices.

36.

The interior of the buildings shall be provided with an automatic sprinkler system. The design
and calculations for the system shall be approved by the Fire Department prior to close-in of
framing.

37.

Smoke detectors shall be installed in the structure, as required by the Building Code.

38.

Prior to the issuance of a Certificate of Occupancy, all hazardous vegetation within 30-200 feet
of all structures shall be removed. (Distance and hazard is determined by site conditions.)

39.

All tree limbs and vegetation within ten feet (10') of chimneys shall be removed.

40.

Prior to the issuance of a Certificate of Occupancy, a Fire Department-approved address
identification shall be installed.

EXTERIOR LIGHTING
41.

Prior to final building inspection, all exterior lighting shall be shielded and/or directed so that it
does not glare off-site.

CONDillONS DURING CONSTRUCTION
42.

Hours of construction shall be limited to 7:30 a.m. to 5:00 p.m., Monday through Friday, and
10:00 a.m. to 5:00 p.m. on Saturday, provided that if any work-related complaints are received
about construction on a weekend, no further work shall be conducted on a Saturday. No
workers shall be on the site except during these hours. No work shall be performed on a legal
holiday.

43.

All equipment shall be equipped with mufflers.
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44.

Prior to final building inspection, all debris shall be removed from the site.

DESIGN REVIEW
45.

This Design Review approval shall lapse and become null and void one year following the date
on which the approval becomes final unless, prior to the expiration of said one year, a building
permit is issued and construction is commenced and diligently pursued toward completion on
the site which was the subject of the application, or a Certificate of Occupancy is issued for the
site or structure which was the subject of the application. Design Review approval may be
renewed as prescribed in Section 18.30.090 of the Town Zoning Ordinance.

INDEMNiFICATION AGREEMENT
46.

The applicant shali:
A. Defend, indemnify, and hold harmless the Town of Corte Madera and its agents, officers,
attorneys, or employees from any claim, action or proceeding (collectively referred to as
"proceeding'') brought against the Town or its agents, officers, attorneys, or employees to
attack, set aside, void, or annul the approval of Design Review No. 08-020, which
proceeding is brought within the applicable statute of limitations. The indemnification shall
include, but not be limited to, damages, fees and/or costs awarded against the Town, if
any, and the cost of suit, attorney's fees, and other costs, liabilities and expenses incurred
in connection with such proceeding whether incurred by the applicant, the Town, and/or
the parties initiating or bringing such proceeding.
B. Defend, indemnify, and hold harmless the Town, its agents, officers, attorneys, or
employees for all costs incurred in additional investigation or study of, or for supplementing,
redrafting, revising, or amending any document, if made necessary by said proceeding and
if applicant desires to pursue securing such approvals, after initiation of such proceeding,
which are conditioned on the approval of such documents.

C. In the event that a proceeding is brought, the Town shall promptly notify the applicant of
the existence of the proceeding and the Town will cooperate fully in the defense of such
proceeding. In the event that the applicant is required to defend the Town in connection
with any said proceeding, the Town shall retain the right to (1) approve the counsel to
defend the Town, (2) approve ail significant decisions concerning the matter in which the
defense is conducted, and (3) approve any and all settlements, which approval shall not be
unreasonably withheld. The Town shall also have the right not to participate in said
defense, except that the Town agrees to cooperate with the applicant in the defense of said
proceeding. If the Town chooses to have counsel of its own defend any proceeding where
the appiicant has already retained counsel to defend the Town in such matters, the fees
and expenses of the counsel selected by the Town shall be paid by the Town. Not
withstanding the lmmediate!y preceding sentence, if the Town attorney's office participates
in the defense, all Town attorney fees and costs shat! be paid by the applicant.
SCHOOL IMPACT MmGA TION FEES

47.

Applicant is responsible for ascertaining whether School District mitigation fees will be required
by the Larkspur-Corte Madera School District for this project. If fees are required, the district
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will require that these fees be paid prior to the applicant receiving a building permit for this
project.

STOP WORK ORDER - RED TAG ORDINANCE
48.

Per Section 15. 70.010 of the Municipal Code, whenever any construction or other work that is
subject to any provision of the Code has been, or is being, done in any manner that is contrary
to any of the provisions of the Code, any ordinance of the Town, or any condition of a permit,
approval, or other entitlement granted by the Town, the Town Manager or his/her designee
may order that all construction or work on the property be stopped immediately by notice in
writing mailed to any person engaged in doing or causing such work to be done and the owner
of the property, and by posting on the property where the violation has occurred, or is presently
occurring, a notice to stop such construction or work. Such person shall forthwith stop such
work until authorized by the Town to proceed.

APPEAL PERIOD

49.

Unless a shorter statute of limitation applies, judicial challenges to this decision must be
brought within the time period specified in California Code of Civil Procedures§ 1094.6.

* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on October 14, 2014,
by the following vote:
AYES:
NOES:
ABSTAIN:

ABSENT:
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ATTACHMENT 3
PLANNING COMMISSION MINUTES FROM 10/14/14
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FINAL MINUTES
REGULAR PLANNING COMMISSION MEETING
OCTOBER 14, 2014
CORTE MADERA TOWN HALL
CORTE MADERA
COMMISSIONERS
PRESENT:

Vice-Chair Peter Chase
Commissioner Phyllis Metcalfe
Chair Patrick Pagnillo
Peter Schwartz

COMMISSIONERS
ABSENT:

Commissioner Mccadden

STAFF
PRESENT:

Adam Wolff, Planning Director
Phil Boyle, Senior Planner
Joanne O'Hehir, Minutes Recorder

1. OPENING:
A. Call to Order - The meeting was called to order at 7:30 p.m.
B. Pledge of Allegiance - Chair Pagnillo led in the Pledge of Allegiance.
C. Roll Call - All the commissioners were present with the exception of
Commissioner McCadden.
2. PUBLIC COMMENT:

None.

3. CONSENT CALENDAR:

None.

4. CONTINUED HEARINGS:

None

5. NEW HEARINGS
A. 422 REDWOOD AVENUE, DESIGN REVIEW APPLICATION NO. 14-019 and
VARIANCE APPLICATION NO. 14-012 - To add approximately 619 square feet to
the existing residence and variances to encroach 2.5 feet into the rear-yard setback
and to locate the two required parking spaces within the public right-of-way.
Senior Planner Boyle presented the staff report, when he discussed the first and
second floor additions. He said that a variance would be necessary in order for the
second floor addition to encroach into the rear yard setback, but that it would match the
existing encroachment of the first floor. Mr. Boyle also discussed the variance that
related to the two required parking spaces, which would need to be created in the
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public right-of-way and for which a new retaining wall would need to be constructed.
Mr. Boyle discussed a license agreement with the town that related to the parking
spaces.
Mr. Boyle noted that, with the exception of the rear setback, the proposed project
would meet the other requirements of the planning code, which included height
restrictions. He discussed neighborhood support, which included approval from the
Christmas Tree Hill Dwellers Association. Mr. Boyle also discussed the grading
concerns of one of the neighbors, which he said would be addressed by the soils
engineer.
Mr. Boyle discussed the sloping lot and design review, which included the materials
that would be used for the retaining wall. He noted that there had not been a proposal
to remove trees. Mr. Boyle confirmed that staff did not believe the proposed project
would pose significant view, sunlight or privacy issues for the neighboring properties.
Overall, Mr. Boyle said that staff could make the findings to support the project. Those
findings included design compatibility with the neighborhood and minimal impacts.
In response to Commissioner Metcalfe, Mr. Boyle proceeded with a slide presentation
of the project, including images of other retaining walls constructed for the purpose of
creating off-street parking on Christmas Tree Hill.
Vice-Chair Chase and Mr. Boyle discussed drainage from the property, and it was
noted that specific drainage plans would be provided when building permits were
obtained.
Joe Harringon, Owner, noted that they had neighborhood support for the proposed
project.
Brian Brown, Architect, said that two bedrooms would be removed to accommodate the
stairway, which was currently not to code, and the addition on the second floor would
replace the bedrooms so, overall, there would be no increase in the number of
bedrooms. Mr. Brown also clarified the size of the parking spaces.
Vice-Chair Chase noted that some of the existing fencing did not match the existing
property lines and questioned whether that might present future issues with neighbors.
They also discussed a garage encroachment on the north property line.
In response to Commissioner Schwartz, Mr. Brown discussed the reasons that the roof
design would not be suitable for solar power. They also discussed exterior light
fixtures, and Commissioner Schwartz recommended the applicant consider different
light fixtures than those proposed.
Chair Pagnillo opened and then closed the public comment period when no one from
the public came forward to speak.
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Commissioner Schwartz said that the proposed project was a sensitive design for a
troublesome site. He said that he would prefer that clear glass be used for upstairs
windows that would be of opaque glass, which he thought would produce more glare at
night. Commissioner Schwartz confirmed that he would encourage the architect to use
cool roof materials but that he could make the findings for the variances based on the
site conditions.
Commissioner Metcalfe said that she could also support the findings to approve the
project and that the Conditions of Approval should include the need to install carbon
monoxide detectors. Commissioner Metcalfe suggested that ground cover other than
Vinca should be considered because the plant was invasive.
Vice-Chair Chase said that the second story encroachment was acceptable and that it
should not impact the neighbor at the back. He said that the application was well
thought-out with a well-designed set of plans.
Chair Pagnillo said that he could make the findings to support the project and he
suggested that the parking should be fixed before construction work began to provide
parking for construction vehicles. Chair Pagnillo said that he looked at the property
from the back, which he did not think would interfere with the neighboring property.
MOTION: Motioned by Vice-Chair Chase, seconded by Commissioner
Metcalfe, to approve Design Review Application No. 14-019, Variance
Application No. 14-012 to add approximately 619 square feet to the
existing residence and variances to encroach 2.5 feet into the rear-yard
setback and to locate the two required parking spaces within the public
right-of-way at 422 Redwood Avenue.
Ayes:
Noes:
Abstain:
Absent:

Metcalfe, Chase, Pagnillo, Schwartz
None
None
McCadden

Planning Director Wolff read the appeal rights.
8. 122 CORTE MADERA AVENUE, DESIGN REVIEW APPLICATION NO. 14-020,
USE PERMIT APPLICATION NO. 14-006 AND SIGN PERMIT APPLICATION NO.
14-004 - For Red Whale Coffee at 122 Corte Madera Avenue. The proposal is to
modify the existing front and rear elevations, add patio seating in the front and rear
and add bike racks in the rear of the building. The applicant is also requesting a use
permit for a cate and the installation of exterior signs on the front and rear
elevations.
Senior Planner Boyle presented the staff report using a slide presentation. Mr. Boyle
discussed the proposed changes to the front facade, which included a living wall, wood
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paneling and glass doors and a patio seating area. He also discussed the proposed
changes to the exterior at the rear of the building, which included a patio seating area
and an area for bike racks.
Mr. Boyle discussed the necessity of a Use Permit for a cafe. He discussed the hours
of operation and noted that alcohol would not be served. Mr. Boyle also discussed
parking, when he noted that staff believed sufficient spaces existed at the rear of the
property and did not believe there would be significant impacts. He said that the use fit
in with the Old Corte Madera Square Guidelines, which encouraged small, local
restaurants that were pedestrian friendly.
Mr. Boyle also addressed signage and illumination. He noted that the requested
signage was less than the maximum allowed, and that the exterior lighting would be on
timers and set with dimmers. Mr. Boyle confirmed that staff could, overall, recommend
approval of the request for the Use Permit, design review and sign permit.
Commissioner Schwartz discussed sign illumination with Mr. Boyle. Planning Director
Wolff noted that Condition No. 4 addressed sign illumination.
Commissioner Metcalfe discussed her concerns that there might be insufficient room
for bikes and bike trailers to park and referred to the summer concerts in the park when
the area became congested with bikes and trailers.
In response to Vice-Chair Chase, Mr. Boyle said that the amount of signage on the
front facade was limited to the width of the storefront.
In response to Chair Pagnillo, Mr. Boyle discussed the method he used to calculate the
number of parking spaces that met the minimum requirements. He noted that two
parking spaces appeared to be designated for the residential units above the shops.
Kenneth Holder, Architect, discussed the project. He said that the location would
appeal to the local community and bike and pedestrian traffic. Mr. Holder suggested
that an additional parking space could be used for an enlarged bicycle parking space.
Mr. Holder discussed the colors and the living wall, which they felt would draw interest.
He said that a landscape architect would deal with maintenance issues. Mr. Holder
also discussed the exterior seating area and interior of the cafe, and he addressed
signage and exterior lighting.
Sean Boyd, Red Whale Coffee, discussed the proposed materials for the exterior, LED
lighting and the design, which he said had the aim of bringing the "outside in" with an
open front wall.
Chair Pagnillo opened and then closed the public comment period when no one came
forward to speak.
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In response to Commissioner Schwartz' concern that the location of the living wall
would be too hot for the plants to survive, Mr. Holder discussed a module that would
ensure the plants were properly watered without dropping water below.
Commissioner Schwartz discussed the need for shading at a future time in front of the
cafe. He suggested that two small trees could be planted with approval made at staff
level.
Commissioner Schwartz and Mr. Boyd discussed exterior radiant heaters and
umbrellas, which Mr. Boyd said he did not favor for reasons he discussed.
In response to Vice-Chair Chase, Mr. Boyd confirmed that they would use LED lighting
for the signage lettering and that other lighting would be downward facing with the
addition of deck lighting. They discussed the outdoor seating area in relation to shading
and the replacement of the existing uneven sidewalk.
Commissioner Metcalfe discussed her concern that the foliage in the living wall would
die with the passing of time.
Commissioner Schwartz discussed his concern regarding bringing the "outside in",
given the west-facing aspect, which might be too hot or too cold for customers. He
commented on bicycle and vehicular access, which he thought would be made safer.
Commissioner Schwartz said that it would be a very attractive addition.
Chair Pagnillo said that there would be parking issues if the cafe were successful, that
he believed insufficient parking existed, and that access to the cafe from Corte Madera
Avenue might prove problematic.
General discussion on parking took place amongst the commissioners and Planning
Director Wolff discussed the reasons why staff had not requested a traffic study, which
related to the limited size of the establishment, the probability that many customers
would be on bikes or on foot, and the number of parking spaces in the immediate
vicinity.
MOTION: Motioned by Commissioner Metcalfe, seconded by Vice-Chair
Chase, to approve the proposal to modify the existing front and rear
elevations, add patio seating in the front and rear, add bike racks in the
rear of the building, and a request for a use permit for a cafe with the
installation of exterior signs in the front and rear elevations at 122 Corte
Madera Avenue, with the added conditions of approval that additional
shading be provided if necessary with the approval of staff, that the living
wall be replaced if plants died, and that all lighting would be downlit, that
LED lights shall be used for the signs, and that plans for additional
planting on the patio and bike parking be provided and approved by the
Planning Director.
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Ayes:
Noes:
Abstain:
Absent:

Metcalfe, Chase, Schwartz
Pagnillo
None
Mccadden

Planning Director Wolff read the appeal rights.
6. ROUTINE AND OTHER MATTERS
A. REPORTS AND ANNOUNCEMENTS
i. Commissioners
Commissioner Metcalfe reported on the previous joint meeting between the Town
Council and the Planning Commission and suggested that both bodies be placed at
the same table at future joint meetings. Vice-Chair Chase said that a different tone
needed to be set and an agenda provided.
In response to Commissioner Metcalfe, Planning Director Wolff discussed the
moratorium on further development in the Tamai Vista Blvd. neighborhood, which
was adopted by the Town Council. Mr. Wolff said that it would give staff time to
update the text in the Zoning Ordinance regarding Mixed Use Commercial.
A discussion took place between staff and commissioners regarding the drafting of
a list of items for discussion at the next Planning Commission meeting on October
28, 2014. Mr. Wolff said that the list would be sent to the commissioners in advance
of the meeting.
ii. Planning Director
Following discussion, Planning Director Wolff set the date of November 13, 2014 for
the first Planning Commission meeting in November.
Mr. Wolff noted that the minutes from the Town Council meeting, which were sent
to the commissioners, were not the final draft minutes.
B. MINUTES
i. Planning Commission Meeting Minutes of July 22, 2014.
MOTION: Motioned by Commissioner Metcalfe, seconded by Vice-Chair
Chase, to approve the minutes of July 22, 2014:
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Commission Meeting Minutes - FINAL
October 14, 2014

Ayes:
Noes:
Abstain:
Absent:

Metcalfe, Chase, Pagnillo, and Schwartz
None
None
McCadden

8. ADJOURNMENT
A motion was made, seconded and unanimously approved to adjourn the meeting at
10:20 p.m.
The next Planning Commission Regular Meeting will be held on October 28, 2014, at
7:30 p.m. in the Corte Madera Council Chambers, 300 Tamalpais Drive.
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Joe & Mary Harrington

422 Redwood Ave
Corte Madera , CA 94925
T:415 420 45 71 j.k.h@sbcglobal.net
January 1 2, 2016

Subject: Harrington Design Review Amendment
To: Corte Madera Planning Commission

In October of 2014 we received approval by the Corte Madera Planning Commission for our
design review and variance application at 422 Redwood Avenue.
Over the course of the past 12 months we have been working to finalize the architectural plan
details for permit submittal. Throughout this process, we also started to explore some different
exterior siding approaches and have landed on a new design that we think is more cohesive
with the existing log cabin and wrap-around porch that will remain. And one that is consistent
with the character of Christmas Tree Hill and in conformance with the supplied design
guidelines. The new approach uses a traditional light colored board and batten exterior instead
of brown cedar shingle. From craftsman cottage to farmhouse. We have provided a new
rendering of all the elevations for your review as well as an updated materials board. The
changes include the new exterior siding, color scheme and some minor window design and
lighting updates. All other elements from the original approved application remain unchanged.
We are seeking approval as an amendment to the original application and plan on updating the
architectural plans in an effort to submit for building permits as soon as possible.

RECEIVED
JAN 1 4 2016
TOWN OF CORTE MADERA
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CHRISTMAS TREE HILL DESIGN GUIDELINES
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EXHIBIT A
CHRISTMAS TREE HILL DESIGN GUIDELINES
The following guidelines are intended to maintain the neighborhood character,
natural environment, and scenic quality of hillside areas while allowing for
sensitively designed development.
Hillside Architectural Character. Christmas Tree Hill architecture should develop
a semi-rural character with a strong relationship to the natural setting. Projects
which require discretionary review (design review, variances, etc.) should incorporate
the following elements and characteristics:
(1)

bulk.

Buildina Form �+,,.,, r» tures should
-
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(a) - Building form should be articulated. Large, unbroken expanses
of wall should be avoided.
(b)
All buildings should have shadow relief created by modest
overhangs, minor projections (which may be greater on uphill elevations),
recesses and plan offsets.
(c)
Building forms should be stepped up/down slope, using split pads,
stepped footings, or pier and grade beam foundations.
(d) Requirements for fire circulation should be incorporated into the
development plan.

(2)
Roof Forms. Careful consideration should be given to views of rooftops
from other areas, adjacent roads, and uphill properties.
(a)
Gabled, hip and shed roof forms at low to moderate pitch blend
with hillside slopes. Flat roofs are discouraged except in small, non-visible
areas.
(b)
Long, unbroken rooflines should be avoided. The bulk of a
building may be reduced by breaking the roof form into smaller parts.
(c) The largest area of roof should be similar in direction to the natural
slope.
(c)
Roof pitch and design should be congruous among separate roof
components.
(3)
Color, Texture, and Building Materials. Colors should blend with the
natural surroundings.
(a) Durable, high-quality materials should be used.
(b) Roof colors should tend towards darker earth tones.
(c) Wood shake roofs are prohibited because of high fire hazard.
(d) Concrete surfaces should be textured, pigmented, or otherwise
1
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surface treated.
(4) Parking. Parking on Christmas Tree Hill is jointly governed by the
parking standards in the Zoning Ordinance and the Christmas Tree Hill Parking
Program. The following principles should also be applied to new or modified parking
areas:
(a) New off-street parking structures shall be designed, if feasible, to be
far enough off the traveled roadway to provide sufficient apron space for
tandem parking space(s), in addition to those required by the Zoning
Ordinance.
(b) To the maximum extent feasible, access drives should be designed
to minimize grading and other modifications to the natural landscape.
Driveway widths should be allowed to be as narrow as public safety will
perm.it.
(<') Parking RpJ:JCe dimensions Rho11 lil nwet. Trrwn standards, but may bP
adjusted based on individual site characteristics.
(d) An encroachment permit is required for any project which
encroaches into the public right-of-way.
(e) Flexible front yard setbacks may be allowed for parking structures,
depending on topography and other factors.
Fences and Walls.
(a)
Solid fences and walls along public streets have a negative impact
on the streetscape and surrounding neighborhoods. Open fence design is
encouraged on public streets to obtain a feeling of openness.
(b)
Fences and walls over four feet in height that face public streets
should provide or retain a fully landscaped buffer on the street-facing side of
the fence or wall.
(c)
The following wall materials are encouraged where walls are
determined to be necessary:
Earth colored, textured concrete.
Split-faced concrete masonry of earth colors.
Stone and brick masonry.
Earth colored cement plaster finish.
Wood.
(d)
The following fence materials are discouraged:
Chain link or open wire, except when heavily screened by
planting.
Corrugated metal.
Bright colored plastic.
Reed materials.
Detailed Wrought Iron except in gates and other small
areas.
(e)
Retaining walls in the vicinity of a structure should be stepped

(5)

2
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wherever feasible. Steep slopes should be divided into terraces to avoid
retaining walls greater than 4' in height. Where walls occur, they should be
separated by a minimum of 2 feet of landscaped area.
The setbacks of a free standing wall along front yards shall be
(f)
varied to avoid creating an unbroken, uniform streetscape. Wall over 4 feet in
height are discouraged.
Retaining walls shall be designed to conform to the topography.
(g)
(6)

Grading.
Avoid development on hazardous or unstable portions of the site.
(a)
Minimize grading on slopes greater than 25%.
(b)
Minimize grading within twenty feet of the perimeter property
(c)

line.

Graded building pads should be of minim.um size to accommodate
the structure and a reasonable amount of open space. As much of the
remaining lot area as possible should be kept in its natural state.
Geotechnical engineering structures should be designed to
(e)
minimize visual impact to the natural hillside.
Avoid sharp cuts and fills and long linear slopes, create smooth
(f)
flowing contours with varying slopes of 2:1 to 5:1, and design terraces with
small incremental steps.
(d)

Drainage.
Drainage devices such as terrace drains, benches or down drains
(a)
should be placed in locations of least visibility on slopes. The side of a drain
may be bermed to conceal it. Natural swales leading downhill are a good
location for down drains. Visible concrete drains should be color tinted and
screened with planting to be less obtrusive.
Impervious surfaces should be minimized to reduce run-off.
(b)
When off-site storm drainage impacts are anticipated, hydrology
(c)
plans, developed with input from neighboring property owners, should be
submitted to the Town with the proposed site development plans.
Natural stream courses and gradients should be maintained
(e)
wherever possible.

(7)

Erosion Control.
Where applicable, grading plans should include erosion control
(a)
and revegetation programs. Where erosion potential exists, hydro-seeding,
retention basins, or other erosion control measures solutions may be required.
The timing of grading and construction should be controlled to
(b)
avoid slope failure during construction. If permanent erosion control facilities
are proposed, their appropriateness should be evaluated with respect to their
negative visual impact on the natural hillside character.
(8)

3
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(9)

Geologic Hazards.
(a)
Geotechnical review may be required to identify hazardous areas,
including debris flows.
(b)
Areas determined to be too hazardous for development shall be
avoided.
(c)
The following actions are generally not considered appropriate:
(i) Major modification of an existing landform.
(ii) Exposure of slopes that cannot be suitably re-vegetated.
(iii) Removal of large areas of existing mature vegetation.
(10)

Mechanical Equipment.
(a) Mechanical equipment, including air conditioning, solar collectors,
satellite dishes, and similar equipment should be fully screened from view from
beyond the boundaries of the site, or architecturally integrated with a
structure.
(b) Overhangs, roof eaves, decks, foundations and all other architectural
elements projecting from any wall shall be designed to minimize exposure of
mechanical equipment, and shall be of an architecturally finished appearance.
(11)

Planting Design for Hillside Residential Development.
(a)
Planting design should reflect the character of the surrounding
landscape.
(b)
Plantings should be sensitive to location on ridgelines, open
hillsides, canyon and riparian areas, and should not conflict with rights-of-way
and line of sight.
(c)
Plant selection should recognize the importance of water
conservation, fire resistance, erosion and drainage control, and should
accommodate easement constraints. Drought tolerant plant species should be
emphasized.
(d) Landscaping should be used to screen development. The impacts of
location of structures and related facilities should be incorporated into the
landscape design.
(e) Consideration should be given to view and sunlight impacts on other
properties.
(12)

Landscape Design Concepts.
(a)
Reinforce the dominant native plants of the surrounding area.
(i)
Where possible, planting on the undeveloped areas should
be native California vegetation indigenous to the area. New plantings
in the developed areas may be introduced species which are adaptable
to the site conditions.
(ii)
Efforts should be made to retain existing native trees, tree
groupings, and native habitat, and incorporate this into new
4
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development.
When tree groupings must be removed, mitigation
plantings should be similar in appearance.
(iii) Major rock outcroppings and areas of existing mature
vegetation should be preserved. Buildings, roads, and developed yards
should be located to minimize disruption of these features.
(b)
New plantings on hillsides should be drought tolerant and deer
resistant.
(c)
Planting for High Fire Hazard Areas
(i)
High fire hazard areas include undeveloped canyons,
grasslands, woodland hillsides, and areas with overgrown vegetation.
Development within or on the fringes of these areas is subject to
wildland brush fires.
(ii) A transition between ornamental landscaping and native
vegetation may be created by selective pruning and thinning native
plants to reduce "potential fire ladders", and revegetating with low fuel
volume plants. Such a transition reduces the availability of fuel which
can spread fire into developed areas.
(iii) Routine maintenance and irrigation reduces potential fire
hazards.
(d) Irrigation may be required during plant establishment periods.
(13)

Site lighting.
(a) Site lighting should be screened from direct view from adjacent
properties, roadways and from other neighborhoods.
(b) Decorative lighting to highlight a structure is prohibited.
(14)

Walkway, Garden and Pedestrian Area Lighting.
(a)
Light fixtures used for pedestrian areas should be limited 8 feet
in height.
(b)
Along walkways, lighting in the form of low bollards or fixtures
mounted on short posts is encouraged.
Shatter-proof coverings are
recommended. Posts should be located to avoid hazards for pedestrians or
vehicles.

These guidelines were adopted by the Planning Corrrnission on February 23,
1993, and by Town Council Resolution No. 2769 on October 4, 1994
RES02769.EXA
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ITEM NO. SB

136 SUMMIT DRIVE

Planning Commission Meeting
JANUARY 26, 2016
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CORTE MADERA PLANNING COMMISSION
STAFF REPORT

January 20, 2016
January 26, 2016

ITEM NO. SB

REPORT DATE:
MEETING DATE:

SUBJECT:

DESIGN REVIEW APPLICATION NO. 15-023 - for the proposed addition of a third story
and additions to the existing lower and main stories of the existing two-story single
family home at 136 Summit Drive.

SITE:

136 SUMMIT DRIVE

APPLICANT:

Chris Dorman

CEQA STATUS: The Planning Department determined that the project is exempt from the California
Environmental Quality Act under CEQA Guidelines Section 15301(e)(2) - Existing
Facilities.

PROCEDURE:

The Planning Commission's decision is final unless appealed to or called up by the Town
Council within ten calendar days.

SITE
INFORMATION:
Zoning:
Existing Development:
Lot Size:

R-1 (Medium-Density Residential) District/ CTH Christmas Tree Hill
Overlay District
Existing 1,709 sq. ft. two-story residence
5,372 sq. ft. net lot area

SUMMARY:
The subject property has a steep uphill slope, totaling 5,372 square feet in area. The proposed project is to
add a 756 square foot third story to the existing two-story residence. The addition will include a master
suite and an additional bedroom. The maximum height of the proposed building will be approximately 28
feet (Code maximum 30 feet). The project also includes remodeling and adding approximately 155 square
feet to the lower floor as well as remodeling and adding approximately 58 square feet to the main floor.
The project will expand the lot coverage by approximately 2% with the addition of a three level stairway on
the north side of the residence and the floor area ratio will also increase by approximately 17 %. The
proposed project complies with all standards including lot coverage, floor area ratio, setbacks and height
requirements of the R-1 Zoning and the Christmas Tree Hill Overlay Districts. There are two uncovered
parking spaces directly accessible from Summit Drive.
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CONDmON
Minimum Lot Size
Front Setback
Rear Setback
Right Side Setback
Left Side Setback
Lot Coverage
Floor Area Ratio
Structure Height
On-Site Parking

ORDINANCE
REOUIREMENT
7,500 SQ. ft. min.
"flexible"

EXISTING
CONDmON
5,372 SQ. ft. net
12' to Center of
Summit Drive

APPLICANT'S
PROPOSAL
No change
15' to Center of Summit
Drive
No chance

25' minimum

44'

10' minimum
10' minimum
35% maximum
53% maximum
30' maximum
2 spaces

10'

12'

23'
32.8%
34.6%
19' 1"

No change

2 uncovered soaces

No change

34.7%
51.8%
28' 9"

BACKGROUND:
Following is a chronological listing of events pertaining to this project application:

August 20, 2015

An application for Major Design Review was filed for the project.

November 15, 2015

The Planning Department determined the application to be complete; and
recommends that the project qualifies for categorical exemption under
Section 15301 of the California Environmental Quality Act (CEQA) Guidelines.

January 14, 2016

Public hearing notices were mailed and posted.

January 26, 2016

The Planning Commission holds a public hearing

ANALYSIS:
Neighborhood Outreach
The applicant reached out to neighboring properties and showed them the proposed plan set. Neighbors
were also asked to sign a letter stating that they had seen the proposed design with three-dimensional
images and have no objections to the project. The closest residence to the project addition is 160 Summit
Drive about 22 feet to the west. The owner of 160 Summit Drive and six other property owners signed the
letter provided by the applicant (Attachment 2 - Letters and map of all who signed). The applicant installed
story poles on January 12, 2016, two weeks prior to the Planning Commission Meeting, and no comments
were received by the Town prior to distribution of the commission packets.
Site Description
The 5,372 sq. ft. parcel is steep and is located on the inside of a very sharp and steep curve of Summit
Drive. Records show that the original home was constructed in 1916 and a variance was approved by the
Town for the car deck in 1963.
The existing residence is setback a minimum of 10 feet from the property line at the lower part of Summit
Drive and 15 feet from the property line at the upper part of Summit Drive. The proposed addition will be
12 feet from the side property line at the lower part of Summit Drive and 15 feet from the front property
line at the upper part of Summit Drive.
2
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The site has numerous small tree clusters below the residence at the northern tip of the lot which partially
screen the house from the road. None of the existing trees are protected per the Corte Madera Municipal
Code and none of the trees are proposed to be removed. Furthermore, the application does not propose
adding any trees on the parcel, however the Commission may wish to condition the project to add trees to
reduce the project's visual impacts to adjacent and distant properties.
Site Setbacks
Section 18.18.440 (E) of the Corte Madera Municipal Code (CMMC) states that:

Where the property line abuts an existing roadway, setbacks for yards shall be flexible, and
shall be determined through the design review process based on specific site characteristics
such as: slope stab/Ii� retention of existing vegetation, minimization of disruption to the
site and surrounding area, privacy, view and sunlight for the subject parcel and neighboring
parcels, maintenance of existing neighborhood character and scale, roadway line of sight,
and visual and/or physical intrusion on the roadway.
This section is recognition of the unique site conditions on CTH and is intended to help facilitate the most
appropriate site planning where required setbacks would otherwise pose undesirable constraints. For this
site staff notes the side yard setback of 10 feet has been used for much of the property given the location of
the existing house. Staff's analysis of the proposed addition is that it will not significantly impact slope
stability or existing vegetation because the addition will only expand the footprint of the building by
approximately 100 square feet for the new stairway. No significant vegetation or trees that provide privacy
will be removed for the new stairway. No objections have been raised by surrounding neighbors in
response to the public notice or the installation of the story poles on January 12th regarding the projects
impacts to privacy, views or natural light. To assist the Commission in determining the project's
compatibility with the existing character of the neighborhood, staff has provided photos of homes in the
area with up-sloping lots similar to the project site (Attachment 3). The three level stairway addition and the
addition of the third level master suite and bedroom are above and far enough away from Summit Drive
that they will not impact roadway line of sight or present a hazard to motorist or pedestrians.

Christmas Tree Hill Overlay District
Residential development on Christmas Tree Hill is subject to a number of development and design policies.
•
•
•
•

The Christmas Tree Hill Community Plan adopted May 1992
Christmas Tree Hill Design Guidelines adopted October 1994
The Town-wide Design Review Findings per Section 18.30.060 of the Zoning Ordinance
The Christmas Tree Hill Overlay District Design Review Findings per Section 18.18.420 of the
Zoning Ordinance.

The Christmas Tree Hill Design Guidelines provide the most definitive architectural and development
standards for the area. Projects which require discretionary review (design review, variances, etc.) should
incorporate the applicable elements and characteristics listed in the guidelines. Two of the most pertinent
elements of these Guidelines for this particular project are provided below along with applicable analysis by

3
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staff. The entire text of the guidelines is provided in Attachment 4.
Building Form. Structures should be designed to minimize mass and bulk.
(a)
(b)
(c)

Building form should be articulated. Large, unbroken expanses of wall should be avoided.
All buildings should have shadow relief created by modest overhangs, minor projections (which may
be greater on uphill elevations), recesses and plan offsets.
Building forms should be stepped up/down slope, using split pads, stepped footings, or pier and
grade beam foundations.

The proposed stairway on the north elevation is approximately 25 feet high and 13 feet wide. Some
articulation and effort to break up the mass of the stairway element has been provided with the 2 foot
overhang of the gable roof and the two types of exterior treatments (horizontal siding and scalloped shingle
siding). The third level master suite and bedroom addition is articulated with gable roof eves, shingle
siding, scalloped shingle siding and a small section of horizontal siding. The Planning Commission may wish
to direct the applicant to modify the north elevation by providing additional articulation to minimize mass
and bulk as specified in the guidelines.

(a)
(b)
(c)
(d)

Roof Forms. Careful consideration should be given to views of rooftops from other areas, adjacent
roads, and uphill properties.
Gabled, hip and shed roof forms at low to moderate pitch blend with hillside slopes. Flat roofs are
discouraged except in small, non-visible areas.
Long, unbroken rooflines should be avoided. The bulk of a building may be reduced by breaking the
roof form into smaller parts.
The largest area of roof should be similar in direction to the natural slope.
Roof pitch and design should be congruous among separate roof components.

Staff analysis- The most prominent view of the proposed roof addition is looking toward the northeast from
Summit Dr. (Sheet A12). This view is most easily seen while driving down Summit Dr. or from the driveway
of 159 Summit Dr. The proposed roof lines are consistent with the guidelines because they are low in pitch
and are consistent in pitch and design throughout all elevations. However, the new third level roof line
which runs perpendicular to the natural slope and is approximately 37 feet long does not appear to be
consistent with above guidelines (b and c).
Christmas Tree Hill Association (CTHA) Referral and Review
Project plans for larger residential additions are forwarded to the CTHA Building and Design Committee for
review and comment. The Committee submitted a comment letter (Attachment 5). The comment letter
inquired about story poles, siding materials, parking and a foundation wall. Most of the questions and
comments are addressed in the body of the staff report. Specifically addressing the committees comments
- 1) the story poles were installed on January 12 2016; 2) the applicant has been made aware of the
committee's view on the exterior materials; 3) the project does meet the CMMC parking standard which
requires 2 parking spaces for single family homes with less 4,000 square feet of gross habitable area; and
4) the need for a foundation wall will be assessed when the project is submitted for building permit..
Design Review Findings Discussion
The residential addition is consistent with the Town's General Plan and the R-1 Zoning District. A single
4
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family residence will be improved and expanded and all new construction will be inspected and conform to
current building codes. The proposed residential expansion is sited in a neighborhood with an array of
architectural styles. The proposed addition would not result in the removal of any trees or significant
vegetation.
The subject property is not located on a ridgeline and the project would not significantly affect natural
landforms. The project does not include any excessive or unsightly grading of hillsides and would not
adversely affect the natural beauty of the Town.
The residence to the west, 160 Summit Dr., is approximately 40 feet from the proposed addition at the
closest point. The new windows in the addition facing 160 Summit Dr. are in the proposed bedroom,
bathroom and stairway. Based on the distance between these new windows and the orientation of 160
Summit Dr., the addition does not appear to significantly impact the privacy of 160 Summit Dr.
After viewing the site extensively with the story poles installed, the proposed addition does not appear to
have a significant, adverse impact on the views enjoyed by adjacent neighbors. Furthermore, the neighbors
most potentially impacted by the project- 159, 160 and 165 Summit Dr. (Attachment 2) signed the letter of
support provided by the applicant. The project will also not significantly impact privacy or sunlight because
the neighbors to the north and northeast are between 50 and 70 feet away respectively and approximately
30 below in elevation.
Staff is seeking direction from the Commission in determining if all elements of the addition, particularly the
3 level stairway, are in scale and harmonious with surrounding development. In general the surrounding
residences are two and three story structures ranging in size from approximately 900 sq. ft. to 2,200 square
feet. When built out the proposed project will be 2,612 square feet.
The proposed changes to the contours on the site would be minimal because only an area of approximately
100 square feet of adjacent grade will be disturbed for the addition of the stairway on the north elevation. A
color and materials board is available for review at the Planning Department along with all other application
materials. These materials will also be present at the public hearing. No exterior lighting is proposed at this
time. If exterior lighting is proposed when the project is submitted for building permit, staff will review it's
specifications for night sky compliance.
A complete discussion of each of the required Christmas Tree Hill and Design Review Findings is provided in
the attached resolution.

CONCLUSION:
Staff believes that the project is consistent with most of the Christmas Tree Hill General Development
Principles and Standards, the Christmas Tree Hill Overlay District Findings, the Christmas Tree Hill Design
Guidelines and the CMMC Design Review Findings. However, the project as proposed will result in a
significantly larger home (2,612 sq. ft.) as compared to the nine homes in the immediate area, again
ranging in size from approximately 900 sq. ft. to 2,200 sq. ft. The change in the north elevation, though not
easily visible from the street by passing motorists, is a significant addition in mass and bulk. Finally, the
view looking to the northeast, though not significantly visible from adjacent residence is very visible when
traveling down Summit Dr.
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RECOMMENDED COMMISSION ACTION:
Staff recommends that the Planning Commission review the proposed project application, staff report,
applicant's presentation and public comment and then determine if the application sufficiently meets all of
the guidelines and finding of the Christmas Tree Overlay District and the CMMC Design Review Findings. If
the Commission is able to make all of the findings and wishes to approve the project, staff has provided a
resolution with findings and conditions of approval.
ATTACHMENTS:

1.
2.
3.
4.
5.
6.

Resolution
Letter of support from neighbors and map showing locations
Photos of houses in the area.
Christmas Tree Hill Design Guidelines
Christmas Tree Hill Association Building & Design Committee Comments
Site Plan, Floor Plans and Elevations

0:\Planning Department\_02 PLANNING APPLlCATIONS AND PROPERTY FILES\P-T\SUMMIT DRIVE\136 Summit Drive\Summit 136 PC report.doc
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Attachment 1
Resolution
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BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION

In the Matter of:

Resolution No. 16-002
Design Review No. 15-023

An approval of a Design Review to add a 756 square
foot third story to the existing two-story residence and
the remodeling and adding of approximately 155
square feet to the lower floor as well as remodeling and
adding approximately 58 square feet to the main floor
at 136 Summit Drive.

Appeal Period Ends: 2/5/16
WHEREAS, on August 20, 2015, a Design Review Application was submitted; and
WHEREAS, on November 15, 2015, the application was deemed complete after review of revised
plans and information. The Planning Department recommends that this project qualifies for categorical
exemption under Section 15303 of the California Environmental Quality Act (CEQA) Guidelines; and
WHEREAS, on January 14, 2016, a public notice for the proposed project was mailed to all residents
and property owners within 300 ft. radius of the subject property, and notices were posted in three public
places; and
WHEREAS, on January 26, 2016, the Corte Madera Planning Commission held a public hearing on
the item, and heard testimony from the applicant and interested parties.
NOW, THEREFORE, BE IT RESOLVED, thatthe Planning Commission of the Town of Corte Madera
does hereby approve Design Review No. 15-023 to add a 756 square foot third story to the existing twostory residence and the remodeling and adding of approximately 155 square feet to the lower floor as well as
remodeling and adding approximately 58 square feet to the main floor at 136 Summit Drive in Corte Madera,
based upon the findings listed below in accordance with Sections 18.30.070 of the Municipal Code, and
subject to the conditions listed herein.
CALIFORNIA ENVIRONMENTAL QUALITY ACT ("CEOA"l DETERMINATION
This project is categorically exempt from the California Environmental Quality Act (CEQA) Guidelines
pursuant to California Code of Regulations, Title 14, Division 6, Chapter 3, (''CEQA Guidelines''), under
Section 15301, because said Guidelines provision exempts the minor modifications to existing structures.

DESIGN REVIEW: REQUIRED FINDINGS
In order to grant a Design Review approval, the Planning Commission must make the following findings
required by Section 18.30.070 of the Corte Madera Municipal Code and based on California State law.

1.

The project conforms to the General Plan, any applicable Specific Plan, and all provisions
of the Zoning Ordinance.
Conformance with General Plan Policy LU-2.10 "The Town's predominant land use theme and character of low-density residential neighborhoods
shall continue to be emphasized and supported though Town land use actions. Key characteristics of
the Town's /ow-density residential development include quality design and construction, variety of
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architectural styles, and modest scale. Private development shall comply with the Town FAR
Ordinance. ''
• The property conforms to the Low Density Residential designation of the property in the General
Plan. A single family residence will be improved and expanded and all new construction will be
inspected and conform to current building codes. The proposed residential expansion is sited in a
neighborhood with an array of architectural styles. The proposed color and materials palette for
the home will be compatible with the neighborhood. The development will be of quality design
and construction and will comply with all of requirements of the current California Building
Standards Code, the California Green Building Code, and the Wildland-Urban Interface Code.
Conformance with the Zoning Ordinance • The proposed residence meets the height, setback, lot coverage, and FAR regulations for the R-1,
Medium-Density Residential District and Christmas Tree Hill Overlay District. Properties within
Christmas Tree Hill have a "flexible" setback from street right-of-ways and they are not subject to
the prescribed front yard or street side yard setback for the District. All Design Review Findings
can be made for this project.
Conformance with any applicable Specific Plan • The project location is not within an established Specific Plan area.

2.

The project will not unnecessarily remove trees and natural vegetation, will preserve
natural landforms and ridgelines, does not include excessive or unsightly grading of
hillsides, and otherwise will not adversely affect the natural beauty of the Town.
The proposed addition would not result in the removal of any trees or significant vegetation. The
subject property is not located on a ridgeline and the project would not significantly affect natural
landforms. The project does not include any excessive or unsightly grading of hillsides and would not
adversely affect the natural beauty of the Town. The proposed changes to the contours on the site
would be minimal because only an area of approximately 100 square feet of adjacent grade will be
disturbed for the addition of the stairway on the north elevation.

3.

The project will not significantly and adversely affect the views, sunlight, or privacy of
nearby residences, provides adequate buffering between residential and nonresidential
uses, and otherwise is in the best interests of the public health, safety and general
welfare.
After viewing the site extensively with the story poles installed, the proposed addition does not appear
to have a significant, adverse impact on the views enjoyed by adjacent neighbors. Furthermore, the
neighbors most potentially impacted by the project-159, 160 and 165 Summit Dr. signed the letter
of support provided by the applicant. The project will also not significantly impact privacy or sunlight
because the neighbors to the north and northeast are between 50 and 70 feet away respectively and
approximately 30 below in elevation. For all of these reasons, views, sunlight, and privacy impacts on
adjacent neighbors are not significant or adverse. The proposed construction is strictly a residential
use, and there are no conflicts with non-residential land uses on the surrounding parcels.

4.

The structure, site plan and landscaping are in scale and harmonious with existing and
future development adjacent to the site, and in the vicinity, and with the landforms and
vegetation in the vicinity of the site, and landscaping shall be based on water
conservation designs.
The location and scale of the proposed addition is of a scale that is harmonious with existing and
future development adjacent to the site, and in the vicinity. It has been designed to conform to most
2
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of the findings of the Christmas Tree Hill Overlay District and the Design Guidelines. The proposed
residence will be sited in a neighborhood with an array of architectural styles and reduced building
setbacks.

5.

Development materials and techniques will result in durable high-quality structures and
landscaping.
All exterior construction materials will utilize durable high-quality building materials and will comply
with Town's Wildland-Urban Interface Code with a combination of new shingle siding, scalloped
shingle siding and horizontal siding. All construction will also comply with the current California
Building Standards Code including the California Green Building Code.

6.

The structures, site plan, and landscaping create an internal sense of order, provide a
visually pleasing setting for occupants, visitors, and the general community, are
appropriate to the function of the site, and provide safe and convenient access to the
property for pedestrians, cyclists and vehicles.
The proposed additions will provide a comfortable living area for the occupants. The design of this
residence is generally harmonious with the hillside neighborhood which is characterized by two and
three story buildings with a variety of architectural styles and reduced yard setbacks. No aspect of
the project will impede safe and convenient access to the property for pedestrians, cyclists and
vehicles.

7.

To the maximum extent feasible, the project includes the maintenance, rehabilitation,
and improvement of existing sites, structures, and landscaping, and will correct any
violations of the Zoning Ordinance, Building Code, or other municipal violations that exist
on the site.
All new construction will be inspected and conform to current building codes. Staff is not aware of any
municipal violations existing on the site.

8.

The design and location of signs are consistent with the character and scale of the
buildings to which they are attached or which are located on the same site, the signs are
visually harmonious with surrounding development and there are no illegal signs on the
site.
There are no signs on the site, and the project does not include any new signs.

CHRISTMAS TREE HILL OVERLAY DISTRICT: REQUIRED FINDINGS
In addition to the findings required in Section 18.30, Design Review, the following specific findings (per
Section 18.18.420) shall be made to grant design review approval in the Christmas Tree Hill overlay
district.

1.

The Proposed development protects the natural and existing landforms and vegetation
of the hillside and ridges located on the property.
The proposed addition would not result in the removal of any trees or significant vegetation. The
subject property is not located on a ridgeline and the project would not significantly affect natural
landforms. The project does not include any excessive or unsightly grading of hillsides and would not
adversely affect the natural beauty of the Town. The proposed changes to the contours on the site
would be minimal because only an area of approximately 100 square feet of adjacent grade will be
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disturbed for the addition of the stairway on the north elevation.

2.

The grading plan is designed to retain the natural and existing features of the land; cuts
and fills are minimized; and all graded areas are rounded and contoured to blend with
the existing topography. Drainage swales, slopes, vistas and other natural features are
retained to the maximum degree feasible.
The new residential addition will have minimal grading for foundation work of the new stairway
element, approximately 100 square feet. There are no other natural features that will be affected
by the project.

3.

Building site locations and access to building sites are selected to reduce visibility of the
development from the remainder of the community.
The proposed addition is predominately over the existing two story residence with minimal
expansion of the building footprint onto the site.

4.

To the maximum extent feasible, access drives have been contoured to minimize the
scaring effects of hillside road construction. Access drives should be allowed to be as
narrow as traffic generation and public safety (including emergency vehicle access}
permit.
There are no proposed changes to the two existing on-site parking spaces which were approved
with a variance in 1963.

5.

All slopes are planted or otherwise protected from erosion, including benching or
terracing where appropriate.
The 100 square foot expanded footprint for the addition will require grading for a new foundation,
but all necessary erosion control methods shall be regulated by the Public Works Department at the
time of building permit submittal.

6.

Yard setbacks have been determined based on specific site characteristics, line of site
from roadway, and relationships to adjoining properties.
The proposed residential addition has been sited in conformance with the established setback
requirements for the Christmas Tree Hill Overlay District.

7.

Structures and landscaping retain the natural features of the site and character of
Christmas Tree Hill as it is viewed from the public roads on the Hill and distant views
from off the hill. Newly planted landscape materials will not ultimately block existing
significant views from nearby dwelling units.
No significant natural features of the property would be impacted by the project. There are no new
plantings that would block views from nearby dwelling units.

8.

The proposed development does not adversely affect the health, safety or welfare of
persons in or adjacent to the area or endanger property located in the area.
A Construction Parking Plan and a Construction Management Plan will be prepared by the applicant
and submitted to Public Works at the time of building permit submittal in order to minimize impacts
on the neighborhood during the construction period.
4
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9.

Impacts on neighboring residences are minimized.
The proposed residential addition will not have a substantial adverse impact on sunlight and privacy
because of the existing topographic conditions and because adjacent residences are setback adequate
distances or not directly in alignment with the proposed addition. Furthermore, after viewing the site
extensively with the story poles installed, the proposed addition does not appear to have a significant,
adverse impact on the views enjoyed by adjacent neighbors. The project will also not significantly
impact privacy or sunlight because the neighbors to the north and northeast are between 50 and 70
feet away respectively and approximately 30 below in elevation.

10. All proposed structures in the public right-of-way conform to the design guidelines of
this district and the standards for nonconforming structures in this chapter, and do not
restrict safe vehicular and pedestrian circulation.
The addition is not proposed in the public right-of-way. Any work within the public right of way will
require approval from the Town's Department of Public Works.

11. The proposed development and its use are in conformance with the General Plan, the
adopted Christmas Tree Hill (CTH) Community Plan and Christmas Tree Hill Design
Review Guidelines.
The proposed residential addition conforms to the development standards of the Zoning Ordinance and
the policies of the Town's General Plan see Design Review Finding #1 above. As designed, the project
will utilize similar design characteristics outlined in the CTH Community Plan, CTH Design Review
Guidelines and the CTH Design Review Findings.

CONDffiONS OF APPROVAL
PLANNING DEPARTMENT

1.

The proposed project shall be constructed substantially in accordance with the plans titled Shaprio
Residence plans stamped "Official Exhibit" with a RECEIVED stamped date of January 21, 2016;
except as amended by the conditions listed below:

2.

No other changes shall be made to the approved site plan, floor plans, elevations, sections, or colors
and materials without written approval from the Corte Madera Planning Department. The Planning
Director may refer changes to the Planning Commission.

3.

Plans submitted for building permit shall include a sign Owner and Contractor Statement.

4.

Plans submitted for building permit shall include these conditions of approval on one of the plan
sheets.

5.

A Construction Parking Plan and a Construction Management Plan will be prepared by the applicant
and submitted to Public Works at the time of building permit submittal in order to minimize impacts on
the neighborhood during the construction period.

6.

The applicant and subject property owner shall permit the Planning Department or its
representative(s) or designee(s) to make inspections at any reasonable time deemed necessary to
assure that the construction being performed under the authority of this approval is in accordance
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with the terms and conditions described herein.
7.

Prior to a final Building Department inspection of this project, the applicants shall contact the Planning
Department to schedule an inspection of the finished project to ensure compliance with all of the
required conditions of approval.

PUBLIC WORKS/ENGINEERING DEPARTMENT
Grading and Drainage
8.

In accordance with section 15.20.030 of the Municipal Code, the applicant may be required to obtain
a Grading and Drainage Permit from the Public Works Department prior to issuance of a Building
Permit. The application for this permit shall include, but not be limited to, a site grading
plan/drainage plan showing topographic information prepared by a licensed civil engineer or
landscape architect. If a geotechnical report is required, the project qeotechnlcat/sotls engineer shall
review and approve the grading/drainage plan for conformance to the report prepared for the project.

9.

Grading within this area may be subject to the requirements of Section 15.20.220 "Supervised
Grading" of the Municipal Code. A determination will be made by the Public Works Department at the
time of the Grading and Drainage Permit.

10.

No earthwork shall take place during the rainy season between October 15th and April 15th without
special written authorization from the Director of Public Works. Unless specifically exempted,
earthwork operations will require an Erosion and Sediment Control Permit from the Public Works
Department per Municipal Code Section 15.20.285. The permit will require the installation and
maintenance of appropriate erosion and sedimentation control measures for the proposed work. The
applicant will be required to obtain the permit prior to the issuance of Building Permit.

11.

As of July 1, 2015 new projects must comply with NPDES Phase II permit storm water discharge
requirements. Show how this project will comply with the new requirements and fill out required
forms. This requirement will be prepared by an Engineer familiar with NPDES Phase II permit storm
water discharge requirements.

12.

Where possible, drainage facilities shall be installed to collect roof drainage and surface water runoff
from driveways, walkways, and other paved surfaces. Drainage shall be conveyed and disposed in a
manner that avoids concentrated flows and minimizes impacts to adjoining properties. Drainage
collection systems shall be designed to Town standards and the flow shall be conveyed to a publicly
maintained or natural storm drain system. Runoff shall not be diverted from one drainage area to
another. The subsurface drainage system of the foundation or the retaining wall shall remain
separate from the surface drainage system.

13.

Per Municipal Code Section 12.56.010, portions of the existing driveway approach along the property
frontage that show severe cracking and/or displacement will require repair or replacement as required
by the Public Works Department.

Work In Public Right-of-Way
14.

Per Town Resolution No. 3314, a project over $10,000.00 is subject to the Street Impact Fee equal
to 1 % of the project valuation. Applicability of this fee will be determined at the time of Building
Permit.

15.

At the time of Building Permit, the Public Works/Engineering Department will inspect encroachments,
vegetation, sidewalks, and drainage at the property for compliance with the Town Municipal Code.
The applicant shall bring the property into compliance with the Municipal Code in accordance with
Town standards and to the satisfaction of the Public Works Director/Town Engineer prior to final
acceptance of the project.
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16.

The applicant will be required to obtain an Encroachment Permit from the Public Works
Department for all activities within, or use of, the public right-of-way (curbs, sidewalks, etc ... ) per
Municipal Code Section 12.04.040. Work in the public right-of-way shall be in conformance with the
Marin County Uniform Construction Standards and Specifications. The permit shall be obtained prior to
any work being performed within the Town right-of-way.

17.

Per Municipal Code Section 12.04.040, an Encroachment Permit from the Public Works Department
will be required for any activities within, or use of, the public right-of-way such as placement of debris
boxes, staging of equipment in the street, traffic control activities, or street closures, subject to the
review and approval of the Public Works Department.

18.

The applicant may be required to prepare and submit a Construction Management Plan to the
Public Works/Engineering Department prior to the issuance of the Building Permit. The Plan shall
provide a general overview of the construction process as it affects the public right-of-way and
surrounding neighbors. At a minimum, the plan should outline the schedule of construction, the
locations for staging of equipment and materials, and the truck routes that will be used for deliveries.

19.

Prior to the issuance of the Building Permit, the applicant may be required to provide a Construction
Parking Plan to Public Works. The Plan shall propose a system to minimize the effect of construction
worker parking in the neighborhood, include an estimate of the number of workers and vehicles that
will be present on the site during various phases of construction, and indicate where sufficient offstreet parking will be provided.

20.

The private use of public property, public easements, or right-of-ways, or the construction of private
improvements thereon, may be subject to review by the Town Council, and a License Agreement
to Permit Encroachment on Town Property will be required to be executed by the applicant and
recorded with the County.

Sanitary Sewer
21.

The existing sewer lateral serving the property shall be pressure tested or inspected by in-line video
equipment from the building foundation to the main in accordance with Sanitary District No. 2
standards. Should the lateral fail this test, the applicant shall obtain a Sanitary Sewer Permit for
the repair or replacement of the lateral in accordance with District standards prior to final acceptance
of the project.

22.

The applicant may be required to obtain a Sanitary Sewer Permit to be issued by Sanitary District
No. 2 for all work associated with the sanitary sewer mains or laterals serving this property, including
the installation of a backflow preventer device. An application for this permit shall be made to the
District prior to beginning any work on the sanitary sewer system.

Construction Operations
23.

Prior to the issuance of a Building Permit, it may be required that a cash deposit up to a maximum
amount of $10,000 be posted for bonding purposes to ensure repair of any damage to roadways,
landscaping, and other public improvements in the Town right-of-way caused by the applicant's
construction-related activities. The amount of the cash deposit shall be determined at the time of the
Building Permit. Said cash deposit shall not be released until the project, including all landscaping, is
completed and all required repairs have been made.

24.

Prior to the issuance of Building Permit, a video or photographic inspection of the existing conditions
of the roadways and other public improvements adjoining the project may be required of the
applicant. The inspection results shall be submitted to the Public Works Department.

25.

Any damage to the street caused by heavy equipment or because of project construction activities
shall be repaired, at the applicant's expense, prior to issuance of the Certificate of Occupancy. All
hazardous damage shall be repaired immediately. Any heavy equipment brought to the construction
site shall be transported by truck.
7
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26.

Per Municipal Code Section 9.33.100, the applicant shall employ best management practices (BMPs)
as appropriate from the California Stormwater Best Management Practice Handbook for Construction
Activity, latest edition, or from the Erosion and Sedimentation Control Field Manual published by the
California Regional Water Quality Control Board, to control and prevent the discharge of sediment,
debris and other construction related wastes to the storm drainage system or waterways, including,
but not limited to, general construction, concrete and mortar application, heavy equipment operation,
road work and paving, and earth-moving activities.

FIRE DEPARTMENT
27.

This project is within the Town of Corte Madera's Wildland Urban Interface (WUI) Fire Area, and is
required to comply with specific regulations regarding exterior building materials,
vegetation/landscaping, firefighting water supply, and fire apparatus access. Please contact the Fire
and Building/Planning Departments for specific requirements for this project.

28.

The roof shall be constructed to be fire retardant (Class A) or non-combustible and all chimneys shall
have spark arresters. Roof and chimney plans shall be approved by the Fire Department prior to any
construction.

29.

The building shall comply with sections of Ordinance #876 & #884, ordinances regarding the
installation of automatic fire sprinkler systems and automatic gas shut-off devices.

30.

The interior of the buildings shall be provided with an automatic sprinkler system. The design and
calculations for the system shall be approved by the Fire Department prior to close-in of framing.

31.

Smoke detectors shall be installed in the structure, as required by the Building Code.

32.

Prior to the issuance of a Certificate of Occupancy, all hazardous vegetation within 30-200 feet of all
structures shall be removed. (Distance and hazard is determined by site conditions.)

33.

All tree limbs and vegetation within ten feet (10') of chimneys shall be removed.

34.

Prior to the issuance of a Certificate of Occupancy, a Fire Department-approved address identification
shall be installed.

EXTERIOR LIGHTING
35.

Prior to final building inspection, all exterior lighting shall be shielded and/or directed so that it does
not glare off-site.

CONDmONS DURING CONSTRUCTION
36.

Hours of construction shall be limited to 7:30 a.m. to 5:00 p.m., Monday through Friday, and 10:00
a.m. to 5:00 p.m. on Saturday, provided that if any reasonable and credible work-related complaints
are received by the Town about construction on a weekend, no further work shall be conducted on a
Saturday; and provided further, if any reasonable and credible work-related complaints are received
by the Town about construction during any weekday, the Planning Director is vested with the
authority to impose reasonable conditions to address the issues that gave rise to the complaint.
Whether or not a complaint about construction is reasonable and credible shall be left to the sole and
sound judgment of the Planning Director. In order to mitigate the adverse impacts the applicant's
construction activities have on neighboring property owners and renters, the Planning Director shall
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be vested with the authority to impose reasonable conditions on the applicant's hours of construction
and/or the applicant's construction activities. No workers shall be on the site except during these
hours. Without limiting the generality of the foregoing, no preparatory work or staging shall be
allowed to occur on the site or on adjacent properties except during the hours specified above. No
work shall be performed on a legal holiday.
37.

All equipment shall be equipped with mufflers.

38.

Prior to final building inspection, all debris shall be removed from the site.

DESIGN REVIEW EXPIRATION
39.

This Design Review approval shall lapse and become null and void one year following the date on
which the approval becomes final unless, prior to the expiration of said one year, a building permit is
issued and is active per Building Code requirements on the site which was the subject of the
application, or a Certificate of Occupancy is issued for the site or structure which was the subject of
the application. Design Review approval may be renewed as prescribed in Section 18.30.090 of the
Town Zoning Ordinance.

INDEMNIFICATION AGREEMENT
40.

The applicant shall:
A. Defend, indemnify, and hold harmless the Town of Corte Madera and its agents, officers,
attorneys, or employees from any claim, action or proceeding (collectively referred to as
"proceeding'') brought against the Town or its agents, officers, attorneys, or employees to attack,
set aside, void, or annul the approval of Design Review Permit No. 13-013, which proceeding is
brought within the applicable statute of limitations. The indemnification shall include, but not be
limited to, damages, fees and/or costs awarded against the Town, if any, and the cost of suit,
attorney's fees, and other costs, liabilities and expenses incurred in connection with such
proceeding whether incurred by the applicant, the Town, and/or the parties initiating or bringing
such proceeding.
B. Defend, indemnify, and hold harmless the Town, its agents, officers, attorneys, or employees for
all costs incurred in additional investigation or study of, or for supplementing, redrafting, revising,
or amending any document, if made necessary by said proceeding and if applicant desires to
pursue securing such approvals, after initiation of such proceeding, which are conditioned on the
approval of such documents.
C. In the event that a proceeding is brought, the Town shall promptly notify the applicant of the
existence of the proceeding and the Town will cooperate fully in the defense of such proceeding.
In the event that the applicant is required to defend the Town in connection with any said
proceeding, the Town shall retain the right to (1) approve the counsel to defend the Town, (2)
approve all significant decisions concerning the matter in which the defense is conducted, and (3)
approve any and all settlements, which approval shall not be unreasonably withheld. The Town
shall also have the right not to participate in said defense, except that the Town agrees to
cooperate with the applicant in the defense of said proceeding. If the Town chooses to have
counsel of its own defend any proceeding where the applicant has already retained counsel to
defend the Town in such matters, the fees and expenses of the counsel selected by the Town
shall be paid by the Town. Not withstanding the immediately preceding sentence, if the Town
attorney's office participates in the defense, all Town attorney fees and costs shall be paid by the
applicant.
9
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STOP WORK ORDER - RED TAG ORDINANCE
41.

Per Section 15.70.010 of the Municipal Code, whenever any construction or other work that is subject
to any provision of the Code has been, or is being, done in any manner that is contrary to any of the
provisions of the Code, any ordinance of the Town, or any condition of a permit, approval, or other
entitlement granted by the Town, the Town Manager or his/her designee may order that all
construction or work on the property be stopped immediately by notice in writing mailed to any
person engaged in doing or causing such work to be done and the owner of the property, and by
posting on the property where the violation has occurred, or is presently occurring, a notice to stop
such construction or work. Such person shall forthwith stop such work until authorized by the Town to
proceed.

APPEAL PERIOD

42.

No Building Permit, Certificate of Occupancy, or other Town approval shall be issued until the
expiration of the appeal period. The appeal period extends ten calendar days from the date of
decision of the Planning Commission. Unless a shorter statute of limitation applies, judicial challenges
to this decision must be brought within the time period specified in California Code of Civil Procedures
§ 1094.6.

* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on January 26, 2016, by the
following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

Peter Chase, Chair

Adam Wolff, Planning Director
O:\Planning Department\_02 PLANNING APPLICATIONS AND PROPERTY FILES\P-T\SUMMIT DRIVE\136 Summit Drive\Summit 136 PC Reso.doc
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Attachment 2
Letters of support from neighbors and map showing locations
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April 27th, 2015To Corte Madera Planning Department:
Re: Planning Submittal for Design Review for 136 Summit, A.P.N. 025-081-29
The Client, Marty Shapiro is proposing to remodel the existing house on his property. Their
design modifications include:
The proposed project is to add a master suite and bedroom in a second floor
addition. The addition will be placed inside the existing residential footprint by
stepping the walls in 2-3 feet. The newly proposed second floor, the existing main
floor and lower floor will have a circulation stair connecting all levels in the same
volume. The proposed stair tower will be added to the north side of the existing
residence.
2. The tallest point of the added second story will be 8 feet higher than the existing ridge
tlne. However at no point does the construction surpass the height limits set by the
Town of Corte Madera.
1.

Both Items 1 and 2 will require a submittal for a Design Review.
Below are the signatures of the neighbors within immediate proximity of 136 Summit.
We have had them sign this letter to signify that they have seen the proposed design with
3 dlmenslonal images and have no objections to the Clients proceeding with a Design review.

Thank you for your assistance, please call if you have any questions.
Sincerely,

Chris Dorman AIA
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Dorman Associates
April 27th, 2015·To Corte Madera Planning Department:
Re: Planning Submittal for Design Review for 136 Summit, A.P.N. 025-081-29
The Client, Marty Shapiro is proposing to remodel the existing house on his property. Their
design modifications include:

1.

The proposed project Is to add a master suite and bedroom in a second floor
addition. The addition will be placed inside the existing residential footprint by
stepping the walls in 2-3 feet. The newly proposed second floor, the existing main
floor and lower floor wilt have a circulation stair connecting all levels in the same
volume. The proposed stair tower will be added to the north side of the existing
residence.
2. The tallest point of the added second story will be 8 feet higher than the existing ridge
line. However at no point does the construction surpass the height limits set by the
Town of Corte Madera.
Both items 1 and 2 will require a submittal for a Design Review.
Below are the signatures of the neighbors within immediate proximity of 136 Summit.
We have had them sign this letter to signify that they have seen the proposed design with
3 dimensional images and have no objections to the Cllents proceeding with a Design review.
Thank you for your assistance, please call if you have any questions.
Sincerely,
Chris Dormen AIA

(Print)

(address)
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April 27th, 2015 To Corte Madera Planning Department:

TOWN OF COATE MADERA

Re: Planning Submittal for Design Review for 136 Summit, A.P.N. 025-081-29
Toe Oient. Marty Shapiro is proposing to remodel the existing house on his prqperty. Their
design modifications include:
1.

The proposed project is to add a master suite and bedroom in a second floor
addition. The addition will be placed inside the existing residential footprint by
stepping the walls in 2-3 feet. The neWly proposed second floor, the existing main
floor and lower floor will have a circulation stair connecting all levels in the same
volume. The proposed stair tower will be added to the north side of the existing
residence.
2. The tallest point of the added second story will be 8 feet higher than the existing ridge
line. However at no point does the construction surpass the height limits set by the
Town of Corte Madera.
/
Both Items 1 and 2 will require a submittal for a Design Review.
Below are the signatures of the neighbors within immediate proximity of 136 Summit.
We have had them sign this letter to signify that they have seen the proposed design with
3 dimensional images and have no objections to the Clients proceeding with a Design review.
Thank you for your assistance, please call if you have any questions.

Sincerely,

Chris Dorman AJA
(Print)
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April 27th, 2015 To Corte Madera Pfanning Department
Re: Planning Submittal for Design Review for 136 Summit. A.P.N. 025-081-29
The Client. Marty Shapiro is proposing to remodel the eXistlng house on his property. Their
design modifications include:
The proposed project is to add a master suite and bedroom in a second floor
addition. The addition will be placed inside the existing residential footprint l)IJ
stepping the walls in 2-3 feet. The newly proposed second floor, the existing main
floor and lower floor will have a circulation stair connecting all levels in the same
volume. The proposed stair tower will be added to the north side of the existing
residence.
2. The tallest point of the added second story will be 8 feet higher than the existing ridge
line. However at no point does the construction surpass the height limits set by the
Town <:A Corte Madera.

l.

Both items 1 and 2

will require a submittal for a Design Review.

Below are the signatures of the neignbors within immediate proximity of 136 Summit.
We have had them sign this letter to signify that they have seen the proposed design with
3 dimensional images and have no objections to the Clients proceeding with a Design review.
Thank you for your assistance, please call if you have any questions.
Sincerely.

Chris Donnan A1A
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April 27th, 2015 To COrte Madera Planning Department:
Re: Planning Submittal for Design Review for 136 Summit. A.P.N. 025-081-29
The Client, Marty Shapiro is proposing to remodel the existing house on his property. Their
design modifications include:

1. The proposed project is to add a master suite and bedroom in a second floor
addition. The addition will be placed inside the existing residential footprint by
stepping the walls in 2-3 feet. The newly proposed second floor, the existing main
floor and lower floor will have a circulation stair connecting all levels in the same
volume. The proposed stair tower will be added to the north side of the existing
residence.
2. The tallest point of the added second story will be 8 feet higher than the existing ridge
line. However at no point does the construction surpass the height limits set by the
Town of Corte Madera.
Both items 1 and 2 will require a submittal for a Design Review.
Below are the signatures of the neighbors within immediate proximity of 136 Summit.
We have had them sign this letter to signify that they have seen the proposed design with
3 dimensional images and have no objections to the Clients proceeding with a Design review.
Thank you for your assistance, please call if you have any questions.
Sincerely,
Chris Dorman AIA

(Print)

(Signature)

(address)
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April 27th, 2015-To Corte Madera Planning Department
Re: Planning Submittal for Design Review for 136 Summit A.P.N. 025-081-29

The Client, Marty Shapiro is propostng to remodel the existing house on his property. Their
design modifications include:

1.

The proposed projeet is to add a master suite and bedroom in a second floor
addltlon. The addition will be placed inside the existing residential footpf'int b'J
stepping the walls in 2-3 feet. The newty proposed second floor, the existing main
floor and lower floor will have a circulation stair connecting all tevets in the same
volume. The proposed stair tower will be added to the north side of the existing
residence.
2. The tallest point of the added second story will be 8 feet higher than the existing ridge
line. However at no point does the construction surpass the height limits set b'J the
Town of Corte Madera.
Both Items 1 and 2 wm require a submittal for a Design Review.

Below are the signatures of the neighbors within immediate proximity of 136 Summit
We have had them sign this letter to signify that they have seen the proposed design with
3 dimensional images and have no objections to the Clients pmceeding with a Design review.
Thank you for your assistance, please call rf you have any questions.
Sincerely,
Chris Dorman AJA
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234 Shoreline Hv.,y, Suite A

Mm Valley, CA 94941
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April 27th, 2015To£orte Madera Planning Department
Re: Planning Submittat for Design Review for 136 $\ffllmlt, A.P.N. 025-081-29
The Client, Marty Shapiro is proposing to remodel the existing house Oil his property. Their
design modifications include:

1. The proposed project is to add a master suite end bedroom in a second floor
addition. The addition will be placed lnsl� the existing residential footprint by
stepping the waits in 2-3 feet. The newly proposed second floor, the existing main
floor and lower floor will have a circulation stair connecting all levels in the same
volume. The proposed statr tower will be added to the north side of the existing

residence.
2. The tallest point of the added second story will be 8 feet higher than the existing ridge
line. However at no point does the construction surpass the height limits set by the
Town of Corte Madera.
Both Items 1 and 2 will require a submittal for a Design Review.
Below are the signatures of the neighbors within immediate proximity of 136 Summit.
We have had them sign this letter to signify that they have seen the proposed design with
3 dimensional Images and have ��a�te the GlieRte ��&eedlflg· rith o enag,, rz:iett

� \t;
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Attachment 3
Photos of houses in the area
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Attachment 4
Christmas Tree Hill Design Guidelines
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RESOLUTION NO. 2769
A RESOLUTION OF THE TOWN COUNCIL
OF THE TOWN OF CORTE MADERA ADOPrING
CHRISTMAS TREE HILL DESIGN GUIDELINES
WHEREAS, the Town Council adopted the Zoning Ordinance and
Zoning Map of the Town of Corte Madera on August 2, 1994, to
implement the General Plan of the Town of Corte Madera and further
the Town's ability to provide for the health, safety, and welfare of its
citizens; and
WHEREAS, the Planning Commission held several public hearings
on the Christmas Tree Hill Design Guidelines, determining that such
guidelines would assist in planning for the unique circumstances present
on Christmas Tree Hill; and
WHEREAS, it would further the purposes of the General Plan and
Zoning Ordinance to adopt the Christmas Tree Hill Design Guidelines;
NOW, THEREFORE, BE IT RESOLVED, that the Corte Madera
Town Council hereby adopts Christmas Tree Hill Design Guidelines,
which are attached as 'Exhibit A.'
* * * * * * * *

I HEREBY CERTIFY that the foregoing resolution was duly and
regularly adopted by the Town Council of the Town of Corte Madera, at
a regular meeting thereof held on the 4th day of October, 1994, by the
97

following vote, to wit:
AYES:

Councilmembers:

Medigovich,
Larson,
Wheelock

NOES:

Councilmembers:

Airoldi

ABSENT: Councilmembers:

Richardson,

None

C� ai:son, Mayor

ATrEST:
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EXHIBIT A
CHRISTMAS TREE HILL DESIGN GUIDELINES
The following guidelines are intended to maintain the neighborhood character,
natural environment, and scenic quality of hillside areas while allowing for
sensitively designed development.
Hillside Architectural Character. Christmas Tree Hill architecture should develop
a semi-rural character with a strong relationship to the natural setting. Projects
which require discretionary review (design review, variances, etc.) should incorporate
the following elements and characteristics:
(1)
bulk.

Building Form Structures should be designed to minimize mass and

(a)· Building form should be articulated. Large, unbroken expanses
of wall should be avoided.
(b)
All buildings should have shadow relief created by modest
overhangs, minor projections (which may be greater on uphill elevations),
recesses and plan offsets.
(c)
Building forms should be stepped up/down slope, using split pads,
stepped footings, or pier and grade beam foundations.
(d) Requirements for fire circulation should be incorporated into the
development plan.

(2)
Roof Forms. Careful consideration should be given to views of rooftops
from other areas, adjacent roads, and uphill properties.
(a)
Gabled, hip and shed roof forms at low to moderate pitch blend
with hillside slopes. Flat roofs are discouraged except in small, non-visible
areas.
(b)
Long, unbroken rooflines should be avoided. The bulk of a
building may be reduced by breaking the roof form into smaller parts.
(c) The largest area of roof should be similar in direction to the natural
slope.
(c)
Roof pitch and design should be congruous among separate roof
components.
(3)
Color, Texture. and Building Materials. Colors should blend with the
natural surroundings.
(a) Durable, high-quality materials should be used.
(b) Roof colors should tend towards darker earth tones.
(c) Wood shake roofs are prohibited because of high fire hazard.
(d) Concrete surfaces should be textured, pigmented, or otherwise
1
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surface treated.
(4) Parking. Parking on Christmas Tree Hill is jointly governed by the
parking standards in the Zoning Ordinance and the Christmas Tree Hill Parking
Program. The following principles should also be applied to new or modified parking
areas:
(a) New off-street parking structures shall be designed, if feasible, to be
far enough off the traveled roadway to provide sufficient apron space for
tandem parking space(s), in addition to those required by the Zoning
Ordinance.
(b) To the maximum extent feasible, access drives should be designed
to minimize grading and other modifications to the natural landscape.
Driveway widths should be allowed to be as narrow as public safety will
permit.
(c) Parking space dimensions should meet Town standards, but may be
adjusted based on individual site characteristics.
(d) An encroachment permit is required for any project which
encroaches into the public right-of-way.
(e) Flexible front yard setbacks may be allowed for parking structures,
depending on topography and other factors.
(5)

Fences and Walls.
(a)
Solid fences and walls along public streets have a negative impact
on the streetscape and surrounding neighborhoods. Open fence design is
encouraged on public streets to obtain a feeling of openness.
(b)
Fences and walls over four feet in height that face public streets
should provide or retain a fully landscaped buffer on the street-facing side of
the fence or wall.
(c)
The following wall materials are encouraged where walls are
determined to be necessary:
Earth colored, textured concrete.
Split-faced concrete masonry of earth colors.
Stone and brick masonry.
Earth colored cement plaster finish.
Wood.
(d)
The following fence materials are discouraged:
Chain link or open wire, except when heavily screened by
planting.
Corrugated metal.
Bright colored plastic.
Reed materials.
Detailed Wrought Iron except in gates and other small
areas.
(e)
Retaining walls in the vicinity of a structure should be stepped
2
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wherever feasible. Steep slopes should be divided into terraces to avoid
retaining walls greater than 4' in height. Where walls occur, they should be
separated by a minimum of 2 feet of landscaped area.
(f)
The setbacks of a free standing wall along front yards shall be
varied to avoid creating an unbroken, uniform streetscape. Wall over 4 feet in
height are discouraged.
(g)
Retaining walls shall be designed to conform to the topography.
(6)

Grading.
( a)
Avoid development on hazardous or unstable portions of the site.
(b)
Minimize grading on slopes greater than 25%.
(c)
Minimize grading within twenty feet of the perimeter property

line.

(d)
Graded building pads should be of minimum size to accommodate
the structure and a reasonable amount of open space. As much of the
remaining lot area as possible should be kept in its natural state.
(e)
Geotechnical engineering structures should be designed to
minimize visual impact to the natural hillside.
(f)
Avoid sharp cuts and fills and long linear slopes, create smooth
flowing contours with varying slopes of 2:1 to 5:1, and design terraces with
small incremental steps.
(7)

Drainage.
(a)
Drainage devices such as terrace drains, benches or down drains
should be placed in locations of least visibility on slopes. The side of a drain
may be bermed to conceal it. Natural swales leading downhill are a good
location for down drains. Visible concrete drains should be color tinted and
screened with planting to be less obtrusive.
(b)
Impervious surfaces should be minimized to reduce run-off.
(c)
When off-site storm drainage impacts are anticipated, hydrology
plans, developed with input from neighboring property owners, should be
submitted to the Town with the proposed site development plans.
(e)
Natural stream courses and gradients should be maintained
wherever possible.
(8)

Erosion Control.
(a)
Where applicable, grading plans should include erosion control
and revegetation programs. Where erosion potential exists, hydro-seeding,
retention basins, or other erosion control measures solutions may be required.
(b)
The timing of grading and construction should be controlled to
avoid slope failure during construction. If permanent erosion control facilities
are proposed, their appropriateness should be evaluated with respect to their
negative visual impact on the natural hillside character.
3
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Geologic Hazards.
Geotechnical review may be required to identify hazardous areas,
(a)
including debris flows.
Areas determined to be too hazardous for development shall be
(b)
avoided.
The following actions are generally not considered appropriate:
(c)
(i) Major modification of an existing landform.
(ii) Exposure of slopes that cannot be suitably re-vegetated.
(iii) Removal of large areas of existing mature vegetation.

(9)

Mechanical Equipment.
(a) Mechanical equipment, including air conditioning, solar collectors,
satellite dishes, and similar equipment should be fully screened from view from
beyond the boundaries of the site, or architecturally integrated with a
structure.
(b) Overhangs, roof eaves, decks, foundations and all other architectural
elements projecting from any wall shall be designed to minimize exposure of
mechanical equipment, and shall be of an architecturally finished appearance.
(10)

Planting Design for Hillside Residential Development.
Planting design should reflect the character of the surrounding
(a)
landscape.
Plantings should be sensitive to location on ridgelines, open
(b)
hillsides, canyon and riparian areas, and should not conflict with rights-of-way
and line of sight.
Plant selection should recognize the importance of water
(c)
conservation, fire resistance, erosion and drainage control, and should
accommodate easement constraints. Drought tolerant plant species should be
emphasized.
(d) Landscaping should be used to screen development. The impacts of
location of structures and related facilities should be incorporated into the
landscape design.
(e) Consideration should be given to view and sunlight impacts on other
properties.

(11)

(12)

Landscape Design Concepts.
Reinforce the dominant native plants of the surrounding area.
(a)
Where possible, planting on the undeveloped areas should
(i)
be native California vegetation indigenous to the area. New plantings
in the developed areas may be introduced species which are adaptable
to the site conditions.
Efforts should be made to retain existing native trees, tree
(ii)
groupings, and native habitat, and incorporate this into new
4
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development.
When tree groupings must be removed, mitigation
plantings should be similar in appearance.
(iii) Major rock outcroppings and areas of existing mature
vegetation should be preserved. Buildings, roads, and developed yards
should be located to minimize disruption of these features.
(b)
New plantings on hillsides should be drought tolerant and deer
resistant.
(c)
Planting for High Fire Hazard Areas
(i)
High fire hazard areas include undeveloped canyons,
grasslands, woodland hillsides, and areas with overgrown vegetation.
Development within or on the fringes of these areas is subject to
wildland brush fires.
(ii) A transition between ornamental landscaping and native
vegetation may be created by selective pruning and thinning native
plants to reduce "potential fire ladders", and revegetating with low fuel
volume plants. Such a transition reduces the availability of fuel which
can spread fire into developed areas.
(iii) Routine maintenance and irrigation reduces potential fire
hazards.
(d) Irrigation may be required during plant establishment periods.
(13)

Site lighting.
(a) Site lighting should be screened from direct view from adjacent
properties, roadways and from other neighborhoods.
(b) Decorative lighting to highlight a structure is prohibited.
(14)

Walkwa Garden and Pedestrian Area Li htin .
(a)
Light fixtures used for pedestrian areas should be limited 8 feet
in height.
(b)
Along walkways, lighting in the form of low bollards or fixtures
mounted on short posts is encouraged.
Shatter-proof coverings are
recommended. Posts should be located to avoid hazards for pedestrians or
vehicles.

These guidelines were adopted by the Planning Corrmission on February 23,
1993, and by Town Council Resolution No. 2769 on October 4, 1994
RES02769.EXA

5
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Attachment 5
CTH Building & Design Committee Comments
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October 29, 2015

Christmas Tree Hilldwellers1 Association
PO Box 7084
Corte Madera, CA 94925

Mr. Phil Boyle, Senior Planner
Corte Madera Planning Department

Re: Proposed remodel for 136 Summit Drive

Dear Mr. Boyle,
The CTHD Building and Design Committee has reviewed the drawings and project information submitted
to me on 9/16/15. I am including the Committee's comment sheet for your information and have
outlined the few concerns that have arisen through the review. Generally, the opinion is that this is a
well thought through and well-designed remodel of a house within the setbacks required and the
committee generally approves the project with the following concerns which we hope will be addressed
by Town Planning;
1.

2.

3.

4.

Please provide story poles to show the new construction height and massing. Most neighbors
were in agreement that the project will not affect their views, etc. and give their approval in
their letters. One neighbor below this home is not included in the letters (he may have been on
vacation) and had a concern that sunlight might be blocked into his yard below. The story poles
would most likely address this concern one way or the other.
There is concern that the three siding materials in three contrasting colors will not be cohesive
and the suggestions made are either to have three materials in one color and let the textures
provide the interest or lessen the major siding to one type and have the scalloped siding be an
accent.
The plans now show a 3-4 bedroom home (when previously it was 2 bedrooms) and has parking
for two cars in the carport. Is this sufficient and does it meet the planning guidelines for a major
remodel such as this? There are extremely limited public parking spots in the adjacent area near
136 Summit Drive and there are many neighbors who have 3-4 cars per residence which is a big
parking concern for all the neighbors. The neighbors with more than 2 cars use the parking spots
which are for visitors to the area.
Is there a need for a foundation wall on the downhill side of the lot to prevent erosion on this
fairly steep lot?

A couple of interior planning questions came up which had to do with existing conditions and are not
noted by the committee but are noted merely as suggestions to the plans:

1.

The entry door swings out into the very narrow path down the steps. It will be difficult to enter
and perhaps swinging into the entry vestibule would be more welcoming and provide more
room at the deck.
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2.

The sliding/hinged doors at the front deck have no place to stack at the (E) deck with the angled
corner. This deck already extends above the right of way (and can't be straightened out).
Perhaps the doors need to be narrower and more of them in order to stack within the {E) deck
or moved off the angled corner.

Thank you for including the CTHD Building and Design Committee in the design review of this project.
We appreciate it and hope our input is useful.

Sincerely,

JoAnne Powell, Chair
CTHD Building and Design Committee
Diane Rehn
Bill Moore
Karen Lusk
Michael Harlock
Spring Kraeger

cc. Steve Kepple, President CTHD Association
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ITEM NO. SC

76 SUMMIT DRIVE

Planning Commission Meeting
JANUARY 26, 2016
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CORTE MADERA PLANNING COMMISSION
STAFF REPORT

ITEM NO. SC

REPORT DATE:
MEETING DATE:

SUBJECT:

DESIGN REVIEW APPLICATION NO. 15-030 - for the proposed addition of 238 square
feet of living space and a deck to the main level of the existing three level house at 76
Summit Drive.

SITE:

76 SUMMIT DRIVE

APPLICANT:

Rob Wilkinson

January 20, 2016
January 26, 2016

CEQA STATUS: The Planning Department determined that the project is exempt from the California
Environmental Quality Act under CEQA Guidelines Section 15301(e)(2) - Existing
Facilities.

PROCEDURE:

The Planning Commission's decision is final unless appealed to or called up by the Town
Council within ten calendar days.

SITE
INFORMATION:
Zoning:
Existing Development:
Lot Size:

R-1 (Medium-Density Residential) District / CTH Christmas Tree Hill
Overlay District
Existing 3,652 sq. ft. two-story residence
15,520 sq. ft. net lot area

SUMMARY:
This project involves interior remodeling along with an addition to the existing living room and converting an
existing roof into a new deck. The proposed addition will extend approximately 12 feet to the northeast out
over the existing living room resulting in a new addition of 238 square feet above a lower floor living space.
This new addition will open on to a new wood deck also built above a lower floor living space in place of
the current low pitched roof. The interior remodeling will include a new kitchen, new laundry room and new
finishes and fixtures for two of the existing baths. The lower level family room will be converted to a master
bedroom and bath.
All new work will take place within the limits of the existing footprint of the building so there will be no
change in lot coverage. Existing windows will be replaced at the new addition and other areas affected by
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the work. All exterior finishes such as siding, trim, window color, and deck material will match the existing
finishes. Existing parking, driveway and landscaping will remain as is and there will be no new grading or
excavation. New roof and deck drains will be tied to the existing drainage lines. The proposed project
complies with all standards including lot coverage, floor area ratio, setbacks and height requirements of the
R-1 Zoning and the Christmas Tree Hill Overlay Districts

CONDmON
Minimum Lot Size
Front Setback
Rear Setback
Right Side Setback
Left Side Setback
Lot Coverage
Floor Area Ratio
Structure Height
On-Site Parking

ORDINANCE
REQUIREMENT
7,500 SQ. ft. min.
"flexible"
25' minimum
6' minimum
6' minimum
30% maximum
40% maximum
30' maximum
2 spaces

EXISTING
CONDmON
15,520 SQ. ft. net
20'
78'
8'
14'
23%
23%
20' 1"
2 covered and 1
uncovered

APPLICANT'S
PROPOSAL
No chance
No change
No change
No change
No change
No change
25%
26'
No change

BACKGROUND:
Following is a chronological listing of events pertaining to this project application:

October 14, 2015

An application for Major Design Review was filed for the project.

November 13, 2015

The Planning Department determined the application to be complete; and
recommends that the project qualifies for categorical exemption under
Section 15301 of the California Environmental Quality Act (CEQA) Guidelines.

January 14, 2016

Public hearing notices were mailed and posted.

January 26, 2016

The Planning Commission holds a public hearing

ANALYSIS:
Neighborhood Outreach
The applicant reached out to neighboring properties and has provided 6 letters of support from adjacent
properties (Attachment 2- Letters and map). The applicant installed story poles on January 12, 2016 two
weeks prior to the Planning Commission Meeting, and no comments were received by the Town prior to
distribution of the commission packets.
Site Description
The 15,520 sq. ft. parcel is steep and is located behind 74 Summit Drive. Access to the site is from a
shared driveway. The original home was constructed in 1976 and Design Review approval was granted for
the widening of the driveway in 2007.

2
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The existing residence is setback approximately 20 feet from the front property line, 78 feet from the rear
property line and 8 feet and 14 feet from each of the side property lines. The flexible setback provision
within the Christmas Tree Hill Overlay is not an issue with this project because the existing house as well
as the addition are well within all setbacks.
Christmas Tree Hill Overlay District
Residential development on Christmas Tree Hill is subject to a number of development and design policies.
•
•
•
•

The Christmas Tree Hill Community Plan adopted May 1992
Christmas Tree Hill Design Guidelines adopted October 1994
The Town-wide Design Review Findings per Section 18.30.060 of the Zoning Ordinance
The Christmas Tree Hill Overlay District Design Review Findings per Section 18.18.420 of the
Zoning Ordinance.

The Christmas Tree Hill Design Guidelines provide the most definitive architectural and development
standards for the area. Projects which require discretionary review (design review, variances, etc.) should
incorporate the applicable elements and characteristics listed in the guidelines. Two of the most pertinent
elements of these Guidelines for this particular project are provided below along with applicable analysis by
staff. The entire text of the guidelines is provided in Attachment 3.
Building Form. Structures should be designed to minimize mass and bulk.
(a) Building form should be articulated. Large, unbroken expanses of wall should be avoided.
(b) All buildings should have shadow relief created by modest overhangs, minor projections (which may
be greater on uphill elevations), recesses and plan offsets.
( c) Building forms should be stepped up/down slope, using split pads, stepped footings, or pier and
grade beam foundations.

Staff analysis - The proposed addition continues the overall articulation of the building and does not add
unbroken expanses of exterior walls. The roof lines and eaves are consistent with the existing building
and blend in with the existing architecture. The buildings original design steps up the natural slope and
the addition continues this design.

Roof Forms. Careful consideration should be given to views of rooftops from other areas, adjacent roads,
and uphill properties.
(a)

Gabled, hip and shed roof forms at low to moderate pitch blend with hillside slopes. Flat roofs are
discouraged except in small, non- visible areas.
(b) Long, unbroken rooflines should be avoided. The bulk of a building may be reduced by breaking the
roof form into smaller parts.
( c) The largest area of roof should be similar in direction to the natural slope.
( d) Roof pitch and design should be congruous among separate roof components.

Staff analysis- The addition consists a low sloped roof and a flat deck (Sheet A3.1 and A3.0) though not
identical to the existing roof slopes, the new roof is congruous with the existing roof of the residence and
3
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the carport. The flat deck is compatible with the buildings architecture and is consistent with the existing
decks. Both the new roof and the new deck blend well with the south elevation which is the most visible.
Design Review Findings Discussion
The residential addition is consistent with the Town's General Plan and the R-1 Zoning District. A single
family residence will be improved and expanded and all new construction will be inspected and conform to
current building codes. The proposed residential expansion is sited in a neighborhood with an array of
architectural styles. The proposed addition would not result in the removal of any trees or significant
vegetation.
The subject property is not located on a ridgeline and the project would not significantly affect natural
landforms. The project does not include any excessive or unsightly grading of hillsides and would not
adversely affect the natural beauty of the Town.
The applicant has provided 6 letters of support from surrounding neighbors (Attachment ??) and no
comments were received by the Town prior to distribution of the commission packets.
The story poles and the elevations of the proposed addition do not appear to have a significant, adverse
impact on the views enjoyed by adjacent neighbors. Furthermore, the neighbors potentially impacted by
the project signed letters of support provided by the applicant. The project will also not significantly impact
privacy or sunlight because the closest neighbor to the east is approximately 50 feet away and
approximately 30 below in elevation and the closest neighbor to the north, the one most likely to be
impacted by the loss of natural light, is more than 120 feet away.
There are no proposed changes to the contours on the site because the footprint of the building will not
expand. A color and materials board is available for review at the Planning Department along with all other
application materials. These materials will also be present at the public hearing. No exterior lighting is
proposed at this time. If exterior lighting is proposed when the project is submitted for building permit,
staff will review it's specifications for night sky compliance.
A complete discussion of each of the required Christmas Tree Hill and Design Review Findings is provided in
the attached resolution.

CONCLUSION:
The proposed 238 square foot addition extending approximately 12 feet to the northeast out over the
existing living room is compatible with the intensity of residential development in this neighborhood. The
proposed location of the addition and the traditional colors and materials complement and upgrade the
existing residence and make the project an attractive asset to the neighborhood. There would be no
impacts to views, sunlight, and privacy of adjacent residences and the project is consistent with the existing
pattern of development in the area. The addition meets all required setbacks, height, lot coverage and
Floor Area Ratio requirements. The applicant has also obtained letters of support from the closest
neighbors.
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RECOMMENDED COMMISSION ACTION:
Staff recommends that the Planning Commission approve the application for Design Review No. 15-030,
for the proposed addition of approximately 238 square feet to the main level of the existing three level
house at 76 Summit Drive, by adopting the attached Resolution No. 16-003 with findings and Conditions of
Approval (Attachment 1)
ATTACHMENTS:

1. Resolution 16-003
2. Letter of support from neighbors and map showing locations
3. Christmas Tree Hill Design Guidelines
4. Site Plan, Floor Plans and Elevations

0:\Planning Department\_02 PLANNING APPLICATIONS AND PROPERTY FILES\P-T\SUMMIT DRIVE\76 Summit Dr\76 Summit PC report.doc
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Attachment 1
Resolution
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BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION
In the Matter of:

Resolution No. 16-003
Design Review No. 15-030

An approval of a Design Review application for the
proposed addition of 238 square feet of living
space and a deck to the main level of the existing
three level house at 76 Summit Drive.

Appeal Period Ends: 2/5/16
WHEREAS, on October 14, 2015, a Design Review Application was submitted; and
WHEREAS, on November 13, 2015, the application was deemed complete after review of revised
plans and information. The Planning Department recommends that this project qualifies for categorical
exemption under Section 15303 of the California Environmental Quality Act (CEQA) Guidelines; and
WHEREAS, on January 14, 2016, a public notice for the proposed project was mailed to all residents
and property owners within 300 ft. radius of the subject property, and notices were posted in three public
places; and
WHEREAS, on January 26, 2016, the Corte Madera Planning Commission held a public hearing on
the item, and heard testimony from the applicant and interested parties.
NOW, THEREFORE, BE IT RESOLVED, thatthe Planning Commission of the Town of Corte Madera
does hereby approve Design Review No. 15-030 for the proposed addition of 238 square feet of living space
and a deck to the main level of the existing three level house at 76 Summit Drive in Corte Madera, based
upon the findings listed below in accordance with Sections 18.30.070 of the Municipal Code, and subject to
the conditions listed herein.
CALIFORNIA ENVIRONMENTAL QUALITY ACT ("CEQA"} DETERMINATION
This project is categorically exempt from the California Environmental Quality Act (CEQA) Guidelines
pursuant to California Code of Regulations, Title 14, Division 6, Chapter 3, C'CEQA Guidelines''), under
Section 15301, because said Guidelines provision exempts the minor modifications to existing structures.

DESIGN REVIEW: REQUIRED FINDINGS
In order to grant a Design Review approval, the Planning Commission must make the following findings
required by Section 18.30.070 of the Corte Madera Municipal Code and based on California State law.

1.

The project conforms to the General Plan, any applicable Specific Plan, and all provisions
of the Zoning Ordinance.
Conformance with General Plan Policy LU-2.10 -

"The Towns predominant land use theme and character of !ow-density residential neighborhoods
shall continue to be emphasized and supported though Town land use actions. Key characteristics of
the Towns /ow-density residential development include quality design and construction/ variety of
architectural styles, and modest scale. Private development shall comply with the Town FAR
Ordinance. "
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•

The property conforms to the Low Density Residential designation of the property in the General
Plan. A single family residence will be improved and expanded and all new construction will be
inspected and conform to current building codes. The proposed residential expansion is sited in a
neighborhood with an array of architectural styles. The proposed color and materials palette for
the home will be compatible with the neighborhood. The development will be of quality design
and construction and will comply with all of requirements of the current California Building
Standards Code, the California Green Building Code, and the Wildland-Urban Interface Code.

Conformance with the Zoning Ordinance • The proposed residence meets the height, setback, lot coverage, and FAR regulations for the R-1,
Medium-Density Residential District and Christmas Tree Hill Overlay District. All Design Review
Findings can be made for this project.
Conformance with any applicable Specific Plan • The project location is not within an established Specific Plan area.

2.

The project will not unnecessarily remove trees and natural vegetation, will preserve
natural landforms and ridgelines, does not include excessive or unsightly grading of
hillsides, and otherwise will not adversely affect the natural beauty of the Town.
The proposed addition would not result in the removal of any trees or significant vegetation. The
subject property is not located on a ridgeline and the project would not significantly affect natural
landforms. The project does not include any excessive or unsightly grading of hillsides and would not
adversely affect the natural beauty of the Town. There are no proposed changes to the contours on
the site.

3.

The project will not significantly and adversely affect the views, sunlight, or privacy of
nearby residences, provides adequate buffering between residential and nonresidential
uses, and otherwise is in the best interests of the public health, safety and general
welfare.
The story poles and the elevations of the proposed addition do not appear to have a significant,
adverse impact on the views enjoyed by adjacent neighbors. Furthermore, the neighbors potentially
impacted by the project signed letters of support provided by the applicant. The project will also not
significantly impact privacy or sunlight because the closest neighbor to the east is approximately 50
feet away and approximately 30 below in elevation and the closest neighbor to the north, the one
most likely to be impacted by the loss of natural light, is more than 120 feet away.

4.

The structure, site plan and landscaping are in scale and harmonious with existing and
future development adjacent to the site, and in the vicinity, and with the landforms and
vegetation in the vicinity of the site, and landscaping shall be based on water
conservation designs.
The location and scale of the proposed addition is of a scale that is harmonious with existing and
future development adjacent to the site, and in the vicinity. It has been designed to conform to the
CMMC Design Review Findings, the CTH Overlay District Findings and the CTH Design Guidelines.
The proposed residence will be sited in a neighborhood with an array of architectural styles and the
addition is compatible with the existing building and the surrounding residences.

5.

Development materials and techniques will result in durable high-quality structures and
landscaping.
2
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All exterior construction materials will utilize durable high-quality building materials and will comply
with Town's Wildland-Urban Interface Code with a combination of new shingle siding, scalloped
shingle siding and horizontal siding. All construction will also comply with the current California
Building Standards Code including the California Green Building Code.

6.

The structures, site plan, and landscaping create an internal sense of order, provide a
visually pleasing setting for occupants, visitors, and the general community, are
appropriate to the function of the site, and provide safe and convenient access to the
property for pedestrians, cyclists and vehicles.
The proposed addition will provide a comfortable living area for the occupants. The design of this
residence is generally harmonious with the hillside neighborhood which is characterized by two and
three story buildings with a variety of architectural styles. No aspect of the project will impede safe
and convenient access to the property for pedestrians, cyclists and vehicles.

7.

To the maximum extent feasible, the project includes the maintenance, rehabilitation,
and improvement of existing sites, structures, and landscaping, and will correct any
violations of the Zoning Ordinance, Building Code, or other municipal violations that exist
on the site.
All new construction will be inspected and conform to current building codes. Staff is not aware of any
municipal violations existing on the site.

8.

The design and location of signs are consistent with the character and scale of the
buildings to which they are attached or which are located on the same site, the signs are
visually harmonious with surrounding development and there are no illegal signs on the
site.
There are no signs on the site, and the project does not include any new signs.

CHRISTMAS TREE HILL OVERLAY DISTRICT: REQUIRED FINDINGS
In addition to the findings required in Section 18.30, Design Review, the following specific findings (per
Section 18.18.420) shall be made to grant design review approval in the Christmas Tree Hill overlay
district.

1.

The Proposed development protects the natural and existing landforms and vegetation
of the hillside and ridges located on the property.
The proposed addition would not result in the removal of any trees or significant vegetation. The
subject property is not located on a ridgeline and the project would not significantly affect natural
landforms. The project does not include any grading of hillsides and would not adversely affect the
natural beauty of the Town.

2.

The grading plan is designed to retain the natural and existing features of the land; cuts
and fills are minimized; and all graded areas are rounded and contoured to blend with
the existing topography. Drainage swales, slopes, vistas and other natural features are
retained to the maximum degree feasible.
The new residential addition will not include any grading for foundation work. There are no other
natural features that will be affected by the project.
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3.

Building site locations and access to building sites are selected to reduce visibility of the
development from the remainder of the community.
The proposed addition is over the existing residence with no expansion of the building footprint onto
the site.

4.

To the maximum extent feasible, access drives have been contoured to minimize the
scaring effects of hillside road construction. Access drives should be allowed to be as
narrow as traffic generation and public safety (including emergency vehicle access)
permit.
There are no proposed changes to the two existing required on-site parking spaces.

5.

All slopes are planted or otherwise protected from erosion, including benching or
terracing where appropriate.
All necessary erosion control methods shall be regulated by the Public Works Department at the
time of building permit submittal.

6.

Yard setbacks have been determined based on specific site characteristics, line of site
from roadway, and relationships to adjoining properties.
The proposed residential addition has been located in conformance with the established setback
requirements for the Christmas Tree Hill Overlay District.

7.

Structures and landscaping retain the natural features of the site and character of
Christmas Tree Hill as it is viewed from the public roads on the Hill and distant views
from off the hill. Newly planted landscape materials will not ultimately block existing
significant views from nearby dwelling units.
No significant natural features of the property would be impacted by the project. There are no new
plantings that would block views from nearby dwelling units.

8.

The proposed development does not adversely affect the health, safety or welfare of
persons in or adjacent to the area or endanger property located in the area.
A Construction Parking Plan and a Construction Management Plan will be prepared by the applicant
and submitted to Public Works at the time of building permit submittal in order to minimize impacts
on the neighborhood during the construction period.

9.

Impacts on neighboring residences are minimized.
The proposed residential addition will not have a substantial adverse impact on sunlight and privacy
because of the existing topographic conditions and because adjacent residences are setback adequate
distances or not directly in alignment with the proposed addition. The story poles and the elevations of
the proposed addition do not appear to have a significant, adverse impact on the views enjoyed by
adjacent neighbors. Furthermore, the neighbors potentially impacted by the project provided signed
letters of support provided by the applicant. The project will also not significantly impact privacy or
sunlight because the closest neighbor to the east is approximately 50 feet away and approximately 30
below in elevation.
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10. All proposed structures in the public right-of-way conform to the design guidelines of
this district and the standards for nonconforming structures in this chapter, and do not
restrict safe vehicular and pedestrian circulation.
The addition is not proposed in the public right-of-way. Any work within the public right of way will
require approval from the Town's Department of Public Works.

11. The proposed development and its use are in conformance with the General Plan, the
adopted Christmas Tree Hill (CTH) Community Plan and Christmas Tree Hill Design
Review Guidelines.
The proposed residential addition conforms to the development standards of the Zoning Ordinance and
the policies of the Town's General Plan see Design Review Finding # 1 above. As designed, the project
will utilize similar design characteristics outlined in the CTH Community Plan, CTH Design Review
Guidelines and the CTH Design Review Findings.

CONDITIONS OF APPROVAL
PLANNING DEPARTMENT

1.

The proposed project shall be constructed substantially in accordance with the plans titled Additions
and Alterations to 76 Summit Drive plans stamped "Official Exhibit" with a RECEIVED stamped date of
January 21, 2016; except as amended by the conditions listed below:

2.

No other changes shall be made to the approved site plan, floor plans, elevations, sections, or colors
and materials without written approval from the Corte Madera Planning Department. The Planning
Director may refer changes to the Planning Commission.

3.

Plans submitted for building permit shall include a sign Owner and Contractor Statement.

4.

Plans submitted for building permit shall include these conditions of approval on one of the plan
sheets.

5.

A Construction Parking Plan and a Construction Management Plan will be prepared by the applicant
and submitted to Public Works at the time of building permit submittal in order to minimize impacts on
the neighborhood during the construction period.

6.

The applicant and subject property owner shall permit the Planning Department or its
representative(s) or designee(s) to make inspections at any reasonable time deemed necessary to
assure that the construction being performed under the authority of this approval is in accordance
with the terms and conditions described herein.

7.

Prior to a final Building Department inspection of this project, the applicants shall contact the Planning
Department to schedule an inspection of the finished project to ensure compliance with all of the
required conditions of approval.

PUBLIC WORKS/ENGINEERING DEPARTMENT
Grading and Drainage

5
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8.

In accordance with section 15.20.030 of the Municipal Code, the applicant may be required to obtain
a Grading and Drainage Permit from the Public Works Department prior to issuance of a Building
Permit. The application for this permit shall include, but not be limited to, a site grading
plan/drainage plan showing topographic information prepared by a licensed civil engineer or
landscape architect. If a geotechnical report is required, the project qeotechnical/soils engineer shall
review and approve the grading/drainage plan for conformance to the report prepared for the project.

9.

Grading within this area may be subject to the requirements of Section 15.20.220 "Supervised
Grading" of the Municipal Code. A determination will be made by the Public Works Department at the
time of the Grading and Drainage Permit.

10.

No earthwork shall take place during the rainy season between October 15th and April 15th without
special written authorization from the Director of Public Works. Unless specifically exempted,
earthwork operations will require an Erosion and Sediment Control Permit from the Public Works
Department per Municipal Code Section 15.20.285. The permit will require the installation and
maintenance of appropriate erosion and sedimentation control measures for the proposed work. The
applicant will be required to obtain the permit prior to the issuance of Building Permit.

11.

As of July 1, 2015 new projects must comply with NPDES Phase II permit storm water discharge
requirements. Show how this project will comply with the new requirements and fill out required
forms. This requirement will be prepared by an Engineer familiar with NPDES Phase II permit storm
water discharge requirements.

12.

Where possible, drainage facilities shall be installed to collect roof drainage and surface water runoff
from driveways, walkways, and other paved surfaces. Drainage shall be conveyed and disposed in a
manner that avoids concentrated flows and minimizes impacts to adjoining properties. Drainage
collection systems shall be designed to Town standards and the flow shall be conveyed to a publicly
maintained or natural storm drain system. Runoff shall not be diverted from one drainage area to
another. The subsurface drainage system of the foundation or the retaining wall shall remain
separate from the surface drainage system.

13.

Per Municipal Code Section 12.56.010, portions of the existing driveway approach along the property
frontage that show severe cracking and/or displacement will require repair or replacement as required
by the Public Works Department.

Work In Public Right-of-Way
14.

Per Town Resolution No. 3314, a project over $10,000.00 is subject to the Street Impact Fee equal
to 1 % of the project valuation. Applicability of this fee will be determined at the time of Building
Permit.

15.

At the time of Building Permit, the Public Works/Engineering Department will inspect encroachments,
vegetation, sidewalks, and drainage at the property for compliance with the Town Municipal Code.
The applicant shall bring the property into compliance with the Municipal Code in accordance with
Town standards and to the satisfaction of the Public Works Director/Town Engineer prior to final
acceptance of the project.

16.

The applicant will be required to obtain an Encroachment Permit from the Public Works
Department for all activities within, or use of, the public right-of-way (curbs, sidewalks, etc ... ) per
Municipal Code Section 12.04.040. Work in the public right-of-way shall be in conformance with the
Marin County Uniform Construction Standards and Specifications. The permit shall be obtained prior to
any work being performed within the Town right-of-way.

17.

Per Municipal Code Section 12.04.040, an Encroachment Permit from the Public Works Department
will be required for any activities within, or use of, the public right-of-way such as placement of debris
boxes, staging of equipment in the street, traffic control activities, or street closures, subject to the
review and approval of the Public Works Department.
6
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18.

The applicant may be required to prepare and submit a Construction Management Plan to the
Public Works/Engineering Department prior to the issuance of the Building Permit. The Plan shall
provide a general overview of the construction process as it affects the public right-of-way and
surrounding neighbors. At a minimum, the plan should outline the schedule of construction, the
locations for staging of equipment and materials, and the truck routes that will be used for deliveries.

19.

Prior to the issuance of the Building Permit, the applicant may be required to provide a Construction
Parking Plan to Public Works. The Plan shall propose a system to minimize the effect of construction
worker parking in the neighborhood, include an estimate of the number of workers and vehicles that
will be present on the site during various phases of construction, and indicate where sufficient offstreet parking will be provided.

20.

The private use of public property, public easements, or right-of-ways, or the construction of private
improvements thereon, may be subject to review by the Town Council, and a License Agreement
to Permit Encroachment on Town Property will be required to be executed by the applicant and
recorded with the County.

Sanitary Sewer
21.

The existing sewer lateral serving the property shall be pressure tested or inspected by in-line video
equipment from the building foundation to the main in accordance with Sanitary District No. 2
standards. Should the lateral fail this test, the applicant shall obtain a Sanitary Sewer Permit for
the repair or replacement of the lateral in accordance with District standards prior to final acceptance
of the project.

22.

The applicant may be required to obtain a Sanitary Sewer Permit to be issued by Sanitary District
No. 2 for all work associated with the sanitary sewer mains or laterals serving this property, including
the installation of a backflow preventer device. An application for this permit shall be made to the
District prior to beginning any work on the sanitary sewer system.

Construction Operations
23.

Prior to the issuance of a Building Permit, it may be required that a cash deposit up to a maximum
amount of $10,000 be posted for bonding purposes to ensure repair of any damage to roadways,
landscaping, and other public improvements in the Town right-of-way caused by the applicant's
construction-related activities. The amount of the cash deposit shall be determined at the time of the
Building Permit. Said cash deposit shall not be released until the project, including all landscaping, is
completed and all required repairs have been made.

24.

Prior to the issuance of Building Permit, a video or photographic inspection of the existing conditions
of the roadways and other public improvements adjoining the project may be required of the
applicant. The inspection results shall be submitted to the Public Works Department.

25.

Any damage to the street caused by heavy equipment or because of project construction activities
shall be repaired, at the applicant's expense, prior to issuance of the Certificate of Occupancy. All
hazardous damage shall be repaired immediately. Any heavy equipment brought to the construction
site shall be transported by truck.

26.

Per Municipal Code Section 9.33.100, the applicant shall employ best management practices (BMPs)
as appropriate from the California Stormwater Best Management Practice Handbook for Construction
Activity, latest edition, or from the Erosion and Sedimentation Control Field Manual published by the
California Regional Water Quality Control Board, to control and prevent the discharge of sediment,
debris and other construction related wastes to the storm drainage system or waterways, including,
but not limited to, general construction, concrete and mortar application, heavy equipment operation,
road work and paving, and earth-moving activities.

FIRE DEPARTMENT
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27.

This project is within the Town of Corte Madera's Wildland Urban Interface (WUI) Fire Area, and is
required to comply with specific regulations regarding exterior building materials,
vegetation/landscaping, firefighting water supply, and fire apparatus access. Please contact the Fire
and Building/Planning Departments for specific requirements for this project.

28.

The roof shall be constructed to be fire retardant (Class A) or non-combustible and all chimneys shall
have spark arresters. Roof and chimney plans shall be approved by the Fire Department prior to any
construction.

29.

The building shall comply with sections of Ordinance #876 & #884, ordinances regarding the
installation of automatic fire sprinkler systems and automatic gas shut-off devices.

30.

The interior of the buildings shall be provided with an automatic sprinkler system. The design and
calculations for the system shall be approved by the Fire Department prior to close-in of framing.

31.

Smoke detectors shall be installed in the structure, as required by the Building Code.

32.

Prior to the issuance of a Certificate of Occupancy, all hazardous vegetation within 30-200 feet of all
structures shall be removed. (Distance and hazard is determined by site conditions.)

33.

All tree limbs and vegetation within ten feet (10') of chimneys shall be removed.

34.

Prior to the issuance of a Certificate of Occupancy, a Fire Department-approved address identification
shall be installed.

EXTERIOR LIGHTING
35.

Prior to final building inspection, all exterior lighting shall be shielded and/or directed so that it does
not glare off-site.

CONDITTONS DURING CONSTRUCTION
36.

Hours of construction shall be limited to 7:30 a.m. to 5:00 p.m., Monday through Friday, and 10:00
a.m. to 5:00 p.m. on Saturday, provided that if any reasonable and credible work-related complaints
are received by the Town about construction on a weekend, no further work shall be conducted on a
Saturday; and provided further, if any reasonable and credible work-related complaints are received
by the Town about construction during any weekday, the Planning Director is vested with the
authority to impose reasonable conditions to address the issues that gave rise to the complaint.
Whether or not a complaint about construction is reasonable and credible shall be left to the sole and
sound judgment of the Planning Director. In order to mitigate the adverse impacts the applicant's
construction activities have on neighboring property owners and renters, the Planning Director shall
be vested with the authority to impose reasonable conditions on the applicant's hours of construction
and/or the applicant's construction activities. No workers shall be on the site except during these
hours. Without limiting the generality of the foregoing, no preparatory work or staging shall be
allowed to occur on the site or on adjacent properties except during the hours specified above. No
work shall be performed on a legal holiday.

37.

All equipment shall be equipped with mufflers.

38.

Prior to final building inspection, all debris shall be removed from the site.
8
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DESIGN REVIEW EXPIRATION
39.

This Design Review approval shall lapse and become null and void one year following the date on
which the approval becomes final unless, prior to the expiration of said one year, a building permit is
issued and is active per Building Code requirements on the site which was the subject of the
application, or a Certificate of Occupancy is issued for the site or structure which was the subject of
the application. Design Review approval may be renewed as prescribed in Section 18.30.090 of the
Town Zoning Ordinance.

INDEMNIFICATION AGREEMENT
40.

The applicant shall:
A. Defend, indemnify, and hold harmless the Town of Corte Madera and its agents, officers,
attorneys, or employees from any claim, action or proceeding (collectively referred to as
"proceeding'') brought against the Town or its agents, officers, attorneys, or employees to attack,
set aside, void, or annul the approval of Design Review Permit No. 13-013, which proceeding is
brought within the applicable statute of limitations. The indemnification shall include, but not be
limited to, damages, fees and/or costs awarded against the Town, if any, and the cost of suit,
attorney's fees, and other costs, liabilities and expenses incurred in connection with such
proceeding whether incurred by the applicant, the Town, and/or the parties initiating or bringing
such proceeding.
B. Defend, indemnify, and hold harmless the Town, its agents, officers, attorneys, or employees for
all costs incurred in additional investigation or study of, or for supplementing, redrafting, revising,
or amending any document, if made necessary by said proceeding and if applicant desires to
pursue securing such approvals, after initiation of such proceeding, which are conditioned on the
approval of such documents.

C. In the event that a proceeding is brought, the Town shall promptly notify the applicant of the
existence of the proceeding and the Town will cooperate fully in the defense of such proceeding.
In the event that the applicant is required to defend the Town in connection with any said
proceeding, the Town shall retain the right to (1) approve the counsel to defend the Town, (2)
approve all significant decisions concerning the matter in which the defense is conducted, and (3)
approve any and all settlements, which approval shall not be unreasonably withheld. The Town
shall also have the right not to participate in said defense, except that the Town agrees to
cooperate with the applicant in the defense of said proceeding. If the Town chooses to have
counsel of its own defend any proceeding where the applicant has already retained counsel to
defend the Town in such matters, the fees and expenses of the counsel selected by the Town
shall be paid by the Town. Not withstanding the immediately preceding sentence, if the Town
attorney's office participates in the defense, all Town attorney fees and costs shall be paid by the
applicant.
STOP WORK ORDER - RED TAG ORDINANCE
41.

Per Section 15. 70.010 of the Municipal Code, whenever any construction or other work that is subject
to any provision of the Code has been, or is being, done in any manner that is contrary to any of the
provisions of the Code, any ordinance of the Town, or any condition of a permit, approval, or other
entitlement granted by the Town, the Town Manager or his/her designee may order that all
construction or work on the property be stopped immediately by notice in writing mailed to any
person engaged in doing or causing such work to be done and the owner of the property, and by
posting on the property where the violation has occurred, or is presently occurring, a notice to stop
9
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such construction or work. Such person shall forthwith stop such work until authorized by the Town to
proceed.
APPEAL PERIOD
42.

No Building Permit, Certificate of Occupancy, or other Town approval shall be issued until the
expiration of the appeal period. The appeal period extends ten calendar days from the date of
decision of the Planning Commission. Unless a shorter statute of limitation applies, judicial challenges
to this decision must be brought within the time period specified in California Code of Civil Procedures

§ 1094.6.

* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on January 26, 2016, by the
following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

Peter Chase, Chair

Adam Wolff, Planning Director
0:\Planning Department\_02 PLANNING APPLICATIONS AND PROPERTY FILES\P-T\SUMMIT DRIVE\76 Summit Dr\76 Summit PC Reso.doc
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Subject:

76 Summit Drive Corte Madera, CA

Regarding:

Remodel Plan Review,

To Whom It May Concern,

I/We have reviewed the plans for the new addition to be constructed at 76 Summit Drive in
Corte Madera, and I/we have no objection to the design as proposed

�Le.
......

_

d<;_..ro
_,_. . . . . .
Name: _......
Signed:--�
'.:!=�=:=:::::,:.
,-----�

+
Cb-1{ htte<e.co.... cA

Address: _'1_,_lj.. ___,��fu
...........
M...·, . . . ._..�><-'r'-'-__
.
I

QL.( q &;'5

Date:
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Subject:

76 Summit Drive Corte Madera, CA

Regarding:

Remodel Plan Review,

To Whom It May Concern,

I/We have reviewed the plans for the new addition to be constructed at 76 Summit Drive in
Corte Madera, and I/we have no objection to the design as proposed

Date:
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Subject:

76 Summit Drive Corte Madera, CA

Regarding:

Remodel Plan Review,

To Whom It May Concern,

I/We have reviewed the plans for the new addition to be constructed at 76 Summit Drive in
Corte Madera, and IJwe have no objection to the design as proposed

Name:

Signed:

dd&_. Gu. (

jfl<,
,
_
,
f
;}
1
!A.M.A--:

Address: .

Jtt'JV{L.(l,?

�WA/

Date:

Cit c; ¥739

(}c(l/41L :<z

.ttJ/5
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Subject:

76 Summit Drive Corte Madera, CA

Regarding:

Remodel Plan Review,

To Whom It May Concern,

I/We have reviewed the plans for the new addition to be constructed at 76 Summit Drive in
Corte Madera, and I/we have no objection to the design as proposed

Name:
Signed:

Address:

fff t IP1k-e

:f'(lf?t. � _
J

J;r1r'IJ

Vv/O�v(l
Date:
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CA rtqJCJ

134

Subject:

76 Summit Drive Corte Madera, CA

Regarding:

Remodel Plan Review,

To Whom It May Concern,

I/We have reviewed the plans for the new addition to be constructed at 76 Summit Drive in
Corte Madera, and Ifwe have no objection to the design as proposed

A-� P/1-€�

Name:

�

Signed:
Address:

II

l...

Date:
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Subject:

76 Summit Drive, Corte Madera, CA 94925

Regarding:

Remodel Plan Review

To Whom It May Concern:
We have reviewed the plans as of October 22, 2015 for the new addition to be constructed at
76 Summit Drive in Corte Madera, and we have also briefly discussed them by telephone
since then with the owner. We have no objection to the design as proposed.

Name:
Signed:
Address:

Date:

L,,., �.;p,r., en qq 13 �
Nov-{rtshr

7,
I

201�
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Attachment 3
Christmas Tree Hill Design Guidelines
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RESOLUTION NO. 2769
A RESOLUTION OF THE TOWN COUNCIL
OF THE TOWN OF CORTE MADERA ADOPI'ING
CHRISTMAS TREE HILL DESIGN GUIDELINES
WHEREAS, the Town Council adopted the Zoning Ordinance and
Zoning Map of the Town of Corte Madera on August 2, 1994, to
implement the General Plan of the Town of Corte Madera and further
the Town's ability to provide for the health, safety, and welfare of its
citizens; and
WHEREAS, the Planning Commission held several public hearings
on the Christmas Tree Hill Design Guidelines, determining that such
guidelines would assist in planning for the unique circumstances present
on Christmas Tree Hill; and
WHEREAS, it would further the purposes of the General Plan and
Zoning Ordinance to adopt the Christmas Tree Hill Design Guidelines;

NOW, THEREFORE, BE IT RESOLVED, that the Corte Madera
Town Council hereby adopts Christmas Tree Hill Design Guidelines,
which are attached as 'Exhibit A.'
* * * * * * * *

I HEREBY CERTIFY that the foregoing resolution was duly and
regularly adopted by the Town Council of the Town of Corte Madera, at
a regular meeting thereof held on the 4th day of October, 1994, by the
140

following vote, to wit:

AYES:

Councilmembers:

Larson,
Medigovich,
Wheelock

NOES:

Councilmembers:

Airoldi

ABSENT: Councilmembers:

Richardson,

None

ATTEST:
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EXHIBIT A

CHRISTMAS TREE HILL DESIGN GUIDELINES
The following guidelines are intended to maintain the neighborhood character,
natural environment, and scenic quality of hillside areas while allowing for
sensitively designed development.
Hillside Architectural Character. Christmas Tree Hill architecture should develop
a semi-rural character with a strong relationship to the natural setting. Projects
which require discretionary review (design review, variances, etc.) should incorporate
the following elements and characteristics:
(1)
bulk.

Building Form Structures should be designed to minimize mass and

(a) · Building form should be articulated. Large, unbroken expanses
of wall should be avoided.
All buildings should have shadow relief created by modest
(b)
overhangs, minor projections (which may be greater on uphill elevations),
recesses and plan offsets.
Building forms should be stepped up/down slope, using split pads,
(c)
stepped footings, or pier and grade beam foundations.
(d) Requirements for fire circulation should be incorporated into the
development plan.

Roof Forms. Careful consideration should be given to views of rooftops
(2)
from other areas, adjacent roads, and uphill properties.
Gabled, hip and shed roof forms at low to moderate pitch blend
(a)
with hillside slopes. Flat roofs are discouraged except in small, non-visible
areas.
Long, unbroken rooflines should be avoided. The bulk of a
(b)
building may be reduced by breaking the roof form into smaller parts.
(c) The largest area of roof should be similar in direction to the natural
slope.
Roof pitch and design should be congruous among separate roof
(c)
components.
Color, Texture, and Building Materials. Colors should blend with the
(3)
natural surroundings.
(a) Durable, high-quality materials should be used.
(b) Roof colors should tend towards darker earth tones.
(c) Wood shake roofs are prohibited because of high fire hazard.
(d) Concrete surfaces should be textured, pigmented, or otherwise
1
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surf ace treated.
(4) Parking. Parking on Christmas Tree Hill is jointly governed by the
parking standards in the Zoning Ordinance and the Christmas Tree Hill Parking
Program. The following principles should also be applied to new or modified parking
areas:
(a) New off-street parking structures shall be designed, if feasible, to be
far enough off the traveled roadway to provide sufficient apron space for
tandem parking space(s), in addition to those required by the Zoning
Ordinance.
(b) To the maximum extent feasible, access drives should be designed
to minimize grading and other modifications to the natural landscape.
Driveway widths should be allowed to be as narrow as public safety will
permit.
(c) Parking space dimensions should meet Town standards, but may be
adjusted based on individual site characteristics.
(d) An encroachment permit is required for any project which
encroaches into the public right-of-way.
(e) Flexible front yard setbacks may be allowed for parking structures,
depending on topography and other factors.
(5)

Fences and Walls.
(a)
Solid fences and walls along public streets have a negative impact
on the streetscape and surrounding neighborhoods. Open fence design is
encouraged on public streets to obtain a feeling of openness.
(b)
Fences and walls over four feet in height that face public streets
should provide or retain a fully landscaped buffer on the street-facing side of
the fence or wall.
(c)
The following wall materials are encouraged where walls are
determined to be necessary:
Earth colored, textured concrete.
Split-faced concrete masonry of earth colors.
Stone and brick masonry.
Earth colored cement plaster finish.
Wood.
(d)
The following fence materials are discouraged:
Chain link or open wire, except when heavily screened by
planting.
Corrugated metal.
Bright colored plastic.
Reed materials.
Detailed Wrought Iron except in gates and other small
areas.
(e)
Retaining walls in the vicinity of a structure should be stepped
2
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wherever feasible. Steep slopes should be divided into terraces to avoid
retaining walls greater than 4' in height. Where walls occur, they should be
separated by a minimum of 2 feet of landscaped area.
(f)
The setbacks of a free standing wall along front yards shall be
varied to avoid creating an unbroken, uniform streetscape. Wall over 4 feet in
height are discouraged.
Retaining walls shall be designed to conform to the topography.
(g)
(6)

Gradin .
( a)
Avoid development on hazardous or unstable portions of the site.
(b)
Minimize grading on slopes greater than 25%.
(c)
Minimize grading within twenty feet of the perimeter property

line.

(d)
Graded building pads should be of minimum size to accommodate
the structure and a reasonable amount of open space. As much of the
remaining lot area as possible should be kept in its natural state.
(e)
Geotechnical engineering structures should be designed to
minimize visual impact to the natural hillside.
(f)
Avoid sharp cuts and fills and long linear slopes, create smooth
flowing contours with varying slopes of 2:1 to 5:1, and design terraces with
small incremental steps.
(7)

Drainage.
(a)
Drainage devices such as terrace drains, benches or down drains
should be placed in locations of least visibility on slopes. The side of a drain
may be bermed to conceal it. Natural swales leading downhill are a good
location for down drains. Visible concrete drains should be color tinted and
screened with planting to be less obtrusive.
(b)
Impervious surfaces should be minimized lo reduce run-off.
(c)
When off-site storm drainage impacts are anticipated, hydrology
plans, developed with input from neighboring property owners, should be
submitted to the Town with the proposed site development plans.
(e)
Natural stream courses and gradients should be maintained
wherever possible.
(8)

Erosion Control.
(a)
Where applicable, grading plans should include erosion control
and revegetation programs. Where erosion potential exists, hydro-seeding,
retention basins, or other erosion control measures solutions may be required.
(b)
The timing of grading and construction should be controlled to
avoid slope failure during construction. If permanent erosion control facilities
are proposed, their appropriateness should be evaluated with respect to their
negative visual impact on the natural hillside character.
3
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Geologic Hazards.
Geotechnical review may be required to identify hazardous areas,
(a)
including debris flows.
Areas determined to be too hazardous for development shall be
(b)
avoided.
The following actions are generally not considered appropriate:
(c)
(i) Major modification of an existing landform.
(ii) Exposure of slopes that cannot be suitably re-vegetated.
(iii) Removal of large areas of existing mature vegetation.

(9)

Mechanical Equipment.
(a) Mechanical equipment, including air conditioning, solar collectors,
satellite dishes, and similar equipment should be fully screened from view from
beyond the boundaries of the site, or architecturally integrated with a
structure.
(b) Overhangs, roof eaves, decks, foundations and all other architectural
elements projecting from any wall shall be designed to minimize exposure of
mechanical equipment, and shall be of an architecturally finished appearance.
(10)

Planting Design for Hillside Residential Development.
Planting design should reflect the character of the surrounding
(a)
landscape.
Plantings should be sensitive to location on ridgelines, open
(b)
hillsides, canyon and riparian areas, and should not conflict with rights-of-way
and line of sight.
Plant selection should recognize the importance of water
(c)
conservation, fire resistance, erosion and drainage control, and should
accommodate easement constraints. Drought tolerant plant species should be
emphasized.
(d) Landscaping should be used to screen development. The impacts of
location of structures and related facilities should be incorporated into the
landscape design.
(e) Consideration should be given to view and sunlight impacts on other
properties.

(11)

(12)

Landscape Design Concepts.
Reinforce the dominant native plants of the surrounding area.
(a)
Where possible, planting on the undeveloped areas should
(i)
be native California vegetation indigenous to the area. New plantings
in the developed areas may be introduced species which are adaptable
to the site conditions.
Efforts should be made to retain existing native trees, tree
(ii)
groupings, and native habitat, and incorporate this into new
4
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development.
When tree groupings must be removed, mitigation
plantings should be similar in appearance.
(iii) Major rock outcroppings and areas of existing mature
vegetation should be preserved. Buildings, roads, and developed yards
should be located to minimize disruption of these features.
(b)
New plantings on hillsides should be drought tolerant and deer
resistant.
(c)
Planting for High Fire Hazard Areas
(i)
High fire hazard areas include undeveloped canyons,
grasslands, woodland hillsides, and areas with overgrown vegetation.
Development within or on the fringes of these areas is subject to
wildland brush fires.
(ii) A transition between ornamental landscaping and native
vegetation may be created by selective pruning and thinning native
plants to reduce "potential fire ladders", and revegetating with low fuel
volume plants. Such a transition reduces the availability of fuel which
can spread fire into developed areas.
(iii) Routine maintenance and irrigation reduces potential fire
hazards.
(d) Irrigation may be required during plant establishment periods.
Site lighting.
(a) Site lighting should be screened from direct view from adjacent
properties, roadways and from other neighborhoods.
(b) Decorative lighting to highlight a structure is prohibited.
(13)

(14)

Walkway, Garden and Pedestrian Area Lighting.
(a)
Light fixtures used for pedestrian areas should be limited 8 feet
in height.
(b)
Along walkways, lighting in the form of low bollards or fixtures
mounted on short posts is encouraged.
Shatter-proof coverings are
recommended. Posts should be located to avoid hazards for pedestrians or
vehicles.

These guidelines were adopted by the Planning Corrrnission on Febr:uary 23,
1993, and by Town Council Resolution No. 2769 on October 4, 1994
RES02769.EXA
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ITEM NO. 781.

PLANNING COMMISSION
MEETING MINUTES FROM
JANUARY 12, 2016

Planning Commission Meeting
JANUARY 26, 2016
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DRAFT MINUTES
REGULAR PLANNING COMMISSION MEETING
JANUARY 12, 2015
CORTE MADERA COMMUNITY CENTER
CORTE MADERA
COMMISSIONERS PRESENT:

Chair Peter Chase
Vice-Chair Phyllis Metcalfe
Commissioner Nicolo Caldera
Commissioner McCadden

COMMISSIONERS ABESENT:

Commissioner Tom McHugh

STAFF PRESENT:

Adam Wolff, Planning Director
Phil Boyle, Senior Planner
Judith Propp, Assistant Town Attorney
Joanne O'Hehir, Minutes Secretary

1. OPENING:
A. Call to Order - The meeting was called to order at 7:05 p.m.
B. Pledge of Allegiance - Chair Chase led in the Pledge of Allegiance.
C. Roll Call - All the commissioners were present with the exception of
Commissioner McHugh and Commissioner McCadden.
MOTION:
Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Caldera, to change the order of the meeting to make item 6A on the commercial
cultivation of marijuana the first public hearing item.
AYES:
ABSENT:

Metcalfe, Chase, Caldera
McHugh, Mccadden

2. PUBLIC COMMENT - None
3. CONSENT CALENDAR - None
4. BUSINESS ITEMS
A. COMMERCIAL CULTIVATION OF MEDICAL MARIJUANA: Public hearing to
consider adoption of a resolution affirming the existing prohibition on the
commercial cultivation of medical marijuana in the town of Corte Madera
and recommending to the town council the continuation of such prohibition
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Town Attorney Propp presented the staff report. She discussed legislation that she
explained is giving some control over the cultivation of medical marijuana to the State
unless a local jurisdiction takes action to retain control. Ms. Propp noted that the Town's
zoning code states that anything not expressly provided for in the code is prohibited,
and provision for the commercial cultivation of medical marijuana is not made in any
zone or district under the zoning code.
Ms. Propp asked that the Planning Commissioners consider the interpretation of the
code and affirm that the commercial cultivation of marijuana is prohibited. Ms. Propp
noted that the Council will review and made a decision on whether the cultivation of
medical marijuana continues to be prohibited. She noted that the rules could be
reconsidered in the future but that affirmation is made on the current state of the Town's
code to ensure local control is maintained.
Commissioner McCadden arrived at 7:10 p.m. and Chair Chase opened the public
comment period.
Peter Orth, Meadowsweet, discussed his concerns that the Town is considering passing
a resolution that affirms the prohibition of medical marijuana. Mr. Orth said that an open
mind should be maintained with regard to medical marijuana for reasons he discussed.
He asked the commissioners to refrain from passing the resolution.
Vice-Chair Metcalfe said that she understands Mr. Orth's concerns but clarified that the
matter before the Commission is limited to the commercial cultivation of medical
marijuana, and for that reason said that she supports the resolution.
MOTION: Motioned by Commissioner McCadden, seconded by Vice-Chair
Metcalfe to adopt Resolution No. 16-001 affirming the existing prohibition on the
commercial cultivation of medical marijuana in the town of Corte Madera and
recommending to the town council the continuation of such prohibition
AYES:
ABSENT:

Metcalfe, Chase, McCadden, Caldera
McHugh

5. CONTINUED HEARING ITEMS
A. CORTE MADERA INN REBUILD PROJECT (56 MADERA BOULEVARD):
Public hearing to consider applications by Reneson Hotels, Inc., for a new 185room dual-branded Marriott hotel, including a 78-room Springhill suites and a
107-room extended stay residence inn. Applications include a proposed General
Plan Amendment and Zoning Ordinance Amendment to create a new General
Plan land use designation and zoning district that would allow .55 FAR for hotels
and motels; Preliminary Plan, Precise Plan, including Design Review, and
Conditional Use. (Planning Director Wolff).
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Chair Chase made a statement on the items that will be reviewed and Planning Director
Wolff presented the staff report. Mr. Wolff provided background information on the
continuing discussions on the Corte Madera Rebuild Project. He noted that, as directed
by the commissioners at the last meeting, staff provided a summary to the applicant of
the information requested and questions asked by the Commissioners. He noted that
the information and the applicant's response are in the staff report.
Mr. Wolff said that additional public comments have been received since the last public
hearing and that there is an attachment to the staff report including those comments. He
added that correspondence has been received from Attorney Edward Yates yesterday.
Mr. Wolff said that all of this information is available for the public to review on the table
in the back of the room.
Mr. Wolff noted that the presentation materials from the December ath meeting are
available, in addition to David Parisi's traffic analyses. He also confirmed that slides are
available on the findings relating to the different applications.
Garrett Grialou, Reneson Hotels, introduced the Applicant's team. Tom Holloway,
Landscape Architect, discussed the landscape design. He discussed the screening
around the facilities and in the courtyard space, which he noted has the most guest
amenities. Mr. Holloway discussed the shrubs, ground cover and trees between the
parking spaces and buildings, which he said are designed to accentuate the
architectural features. He also discussed the materials and screening for the entry way,
and also the swimming pool and spa area, sports court and barbecue area, which he
said will be trellised. Mr. Holloway noted that there will be a large outdoor area for
lounging and a lawn which will allow guests to spill out of the meeting rooms. Mr.
Holloway also noted the location of the fire pit, pond and waterfall feature. He said they
would be maintaining some existing trees, augmented with additional plantings, and will
be providing large, screen trees along Tamai Vista and a fence with evergreen vines,
which he discussed. Mr. Holloway said that screening from Highway 101 should block
the views of cars from the freeway.
Mr. Holloway explained that the landscaping is designed for sustainability, using low
water-use plants, bioswales and storm water filtration, which he discussed. He noted
that the shrubs and ground cover will be non evasive and that they will be relying on
native plant species and other regionally appropriate species. Mr. Holloway said the
species will meet the Bay Friendly guidelines and will be an appropriate size without
having to be constantly pruned.
Mr. Holloway discussed the irrigation system. He noted that information on the plant
species is provided in the packet.
Mr. Holloway and Commissioner Caldera discussed the location of the bioswales.
In response to Commissioner McCadden, Mr. Holloway said that they have not modified
the plan since the last meeting. Commissioner Mccadden said that Hwy 101 and Tamai
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Vista sides seemed void of trees in places and Mr. Holloway identified areas on the
Tamai Vista side of the property where street trees could be added.
In response to Commissioner McCadden, Mr. Holloway confirmed that the sidewalk
around the interior perimeter of the fence is not complete for reasons relating to
landscaping. Commissioner McCadden commented on the possible effects that a Tamai
Vista bike lane might have on the parking plans on the Tamai Vista side of the property.
Chair Chase discussed exhibits in the packet that relate to screening on the Hwy 101
side and the applicant's desire that the signage can be seen. They also discussed the
bioswales in relation to increasing absorption of run-off.
Gina Rodda, energy consultant discussed the project in relation to the need to meet the
California Green Building Standards Code. Ms. Rodda discussed the four main
components of energy use and she noted that lighting consumes 40% of energy use.
She discussed lighting control requirements and the cost-effectiveness of energy
savings in relation to the climate zone. Ms. Rodda noted that only four cities in the State
exceed the minimum code requirements for energy consumption and said that it is not
cost-effective.
Ms. Rodda discussed code enforcement by cities in response to Commissioner Caldera
and the role she plays in educating building departments. Ms. Rodda confirmed that the
proposed design reflects a building with low energy usage, noting that it will be more
energy efficient than the current building.
Chair Chase and Ms. Rodda discussed the solar hot water system in relation to
increased LED credits. Ms. Rodda said that air conditioning is not considered a
significant energy consumer for reasons she discussed, which include the design of the
building, such as a cool roof.
Chair Chase opened the public comment period.
Marc Schwartz, Corte Madera resident, said that the project is of no benefit to the Town
and that he could not imagine another town considering changing its General Plan to
accommodate a single for-profit entity. Mr. Schwartz commented on the pressure the
applicant is applying to the Town to accommodate their plans and that the Town should
do what is best for Corte Madera. He said the real impact on traffic will not be known
before Wincup is occupied and questions why a bad traffic situation is allowed to
worsen. Mr. Schwartz commented on destroying the remaining wetland and said that
the swimming pool is valuable to local residents.
Pagerie Jacobi, 16 Tamai Vista, said she generally supports the project, noting that the
current hotel building is dilapidated. Ms. Jacobi discussed her concern about the three
story portion of the hotel, which she said is not in character with the neighborhood and
will block morning sunlight to her property. Ms. Jacobi invited the commissioners to visit
and see how the proposed project will affect the residents.
151

Planning Commission Meeting Minutes - Draft
January 12, 2016

5

Bob Bundy, 89 Golden Hind Passage, Flood Board Committee Member, said he
supports the project because he is concerned that an unknown and unwanted use could
occupy the space if the hotel is not built. Mr. Bundy also commented on the hotel's
provision of resources to protect the town from flooding and he said the project will
generate occupancy taxes. Mr. Bundy said a different use might produce less revenue
for the town, more problems and still be of no benefit to the town. He commented on a
different hotel proposal in another area of town that was not approved and, in its place,
he said another bulkier complex was built that generates more traffic than the original
proposal would have generated.
Peter Hensel, Willow Avenue, discussed the General Plan's policy on maintaining and
enhancing a small community town and the effect of the Wincup development. Mr.
Hensel said the road will be a bookend of density. He noted that, at the present time,
the hotel serves the community with a subscription pool, wildlife pond and restaurant.
He said the pond has been allowed to degrade to a horrible degree because the hotel
owners have not been good stewards of the pond.
Andre Pessis, Crescent Road, discussed his concerns that questions raised at past
meetings relating to the pond, wildlife and traffic, have not been answered. Mr. Pessis
said that the project is very large and that the applicants are requesting the kind of
changes homeowners would not be allowed to undertake. He discussed his concerns
about adding long-term units, parking overflow and the effect on traffic when Wincup
opens. Mr. Pessis said nothing has changed and the residents' comments have not
been considered; that the pool will be filled in and there will be three stories and
insufficient parking. He said that the crowds and density will be much worse.
Phyllis Galanis, Bayside, said she drives past the project two to three times a day. She
said the proposal is too big and the proposed traffic plan concerns her. Ms. Galanis said
that she would like to see an animation of how the traffic will flow round the roundabout
and that she disagrees there will be no backup, which she discussed She said the
current design is safer for pedestrians due to there being perfect visibility. Ms. Galanis
noted that sidewalk improvements are planned but that there is a telephone pole in the
way that does not belong to the property, which should be addressed. Ms. Galanis said
she echoes the comments made regarding traffic impacts when Wincup opens.
Jane Levinsohn, Tamai Vista, said that traffic on Tamai Vista Boulevard is becoming
unbearable and she discussed rumors about the sale of the movie theater site. Ms.
Levinsohn said she supports replacing the Corte Madera Inn with another hotel but that
the proposed design looks like a glorified army barracks. Ms. Levinson said the whole
design is disappointing and the landscape presentation consists of a hodge-podge of
plantings with different textures. She commented on landscaping being improperly
pruned because proper pruning is expensive, which she said is evident in the Town's
park. Ms. Levinsohn said the hotel is on one of the main entrances to the town and
should be grand and attractive. She said the roundabout should be eliminated and that
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she is concerned about traffic once Wincup opens. Ms. Levinsohn added that she
believes the pond is a cesspool and that the birds will find other places to roost.
Robert Burton, Mill Valley, said that he has served for 48 years on public bodies in the
County and that he uses the freeway and shopping center. Mr. Burton acknowledges
that the hotel building should be replaced, but that he is totally mystified by the
proposed design, given the issues with Wincup. He said that the project should be great
and exciting and that the pond may be in a bad condition but that it could be improved.
He suggested that a new hotel building could be built around the pond so that people
can view the wildlife. Mr. Burton said the design is dull and boring and that they should
design something attractive and inviting instead ..
Cheryl Longinotti, 8 Tamai Vista, said that she is in favor of the project in general. Ms.
Longinotti said the traffic mitigation in the form of a roundabout is a positive change and
one that would be too expensive for the Town to build, in addition to a new sewer line
on Monona. She commented on the positive attributes of roundabouts, and said that the
proposal will improve the looks of the hotel a little and that the new building would be
more environmentally friendly.
Steven Sklad, 11 Council Crest, said that he has spoken to his neighbors and that the
height of the proposed hotel is of concern. He encouraged the applicant to reconsider
the third story area and suggested the density could be shifted to the H101 side.
Peter Orth, said that he feels the location is a special place and that removal of the
pond removes the character of the area and that it is arrogant to allow a project without
enhancing and retaining the pond. Mr. Orth noted that extended stay residents do not
provide taxes. He asked that something good be designed that reflects the character of
the town and that the Town should pump out the lagoons.
David Kunhardt, Christmas Tree Hill, said the pond is a non-functioning swamp within
feet of Highway 101 and littered with wind-blown trash. Mr. Kunhardt said the pond is
not part of the character of Town. He said he encourages an extended-stay hotel
because Corte Madera has twice as many jobs as housing units, and that the hotels are
full and extended stay rooms are needed. He noted that there is already a 4-story
building at Town Center and that the theater is 30 feet in height. He said it would not be
appropriate to impose a different standard on another developer and that, since hotel
properties were downsized 20 years ago, an applicant could not renovate a hotel
without asking for a special favor.
Julie Allecta, 10 Woodhue Lane, said that the fourth story at Town Center was
controversial. She said that most of the points have already been made and she
commented on the expectation that the General Plan is like a rubber band which can be
stretched for commercial purposes. Ms. Allecta said that Wincup creates a view issue
and detracts from the attractiveness of the Town, which she said will look like
Burlingame. She said that the Town has liberally granted exceptions but that
extraordinary reasons should be needed for allowing them, and she questions the need
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for the hotel to have a larger footprint and more rooms. Ms. Allecta suggested the
applicants raise their room rates instead, and the pond should be restored. Ms. Allecta
commented on the revenue generated by hotels and the Town's budget, and asked that
the applicant returns with a plan that does not need exceptions.
Cindy Winter, Greenbrae resident, said she knows Madera Boulevard. well as a
pedestrian and cyclist. Ms. Winter said she favors the roundabout, which she thinks will
help traffic.
Michael Harlock, 533 Redwood, said that it is time the inn is rebuilt and that a strong
case could be made for adding additional rooms. He said his biggest concern is that the
design is ordinary, consisting of a donut shaped building surrounded on all sides by
parking. Mr. Harlock said the building's height is not of great concern as opposed to the
additional impervious surface, which is. He said the architecture is mediocre and does
not represent anything that is excellent in such a highly visible location. Mr. Harlock said
that, besides the hotel occupancy tax, the applicant is not providing anything else that
benefits the community. He said he believes the project is overwhelming, which he
discussed. Mr. Harlock said the project is the equivalent of Wincup and the Town should
focus on what would be most appropriate for the land use, separating land use from the
details of the project.
Barbara Salzman, Marin Audobon Society, said they are not opposed to the use or
rebuilding the hotel but that they are opposed to removing the pond. She said that the
pond should not be filled in to allow increased density, and that it has been neglected.
Ms. Salzman said the pond is not a swamp and that it does support wildlife. She
suggested that a smaller hotel could be built and the pond could be saved. Ms. Salzman
said the current facility is not fully occupied and that she does not see any reason to
increase the size of the hotel and she asked that a decision is not made based on the
fear of something worse being built in its place. She also expressed concern regarding
increased traffic.
David Zeff, Chapman Drive, said that the Town should lift its sights and do something
that is beneficial for the town. Mr. Zeff said that they are angry about Wincup and that
nature should not be destroyed. He said the project must be stopped.
Chair Chase announced a 10-minute break at 9:50 p.m.
Commissioner McCadden asked if a roundabout could be replaced by an alternative
mitigation measure, similar to the impact of the project, leaving the evaluation of a
roundabout to be built by the Town as a separate project. Commissioner Mccadden
said the roundabout seems to be a larger issue requiring further study. He thought it
might not be necessary if there is another mitigation option.
In response, Ms. Skewes-Cox said the impact should be mitigated as identified. She
noted that a mitigation cannot be deferred and that charging a fee without stipulating
what it is for is not an adequate mitigation. Ms. Skewes-Cox said they had studied other
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alternatives to mitigating turning problems and none were satisfactory. She said that a
supplemental mitigation can be used but it is unlikely that a mitigation exists that is the
equivalent of the roundabout.
Commissioner McCadden asked if the mitigation measure requires the roundabout to
be built or if it is possible for the applicant to contribute towards a mitigation deemed
feasible by the Public Works Department. In response, Ms. Skewes-Cox said the Public
Works Department has reviewed and endorsed the roundabout conceptually. Mr. Wolff
noted that Caltrans would be involved in the process and that at this time there does not
appear to be a reason to prevent the roundabout from being able to be constructed.
David Parisi said that the final layout of the roundabout would be similar to the current
design.
Commissioner McCadden and Mr. Wolff discussed reimbursement of the roundabout
costs by other parties. Mr. Wolff said that reimbursement would be based on future
development that would contribute to additional increases in traffic flow. Mr. Parisi
noted that the traffic analysis includes projected traffic patterns for future developments.
In response to Commissioner Mccadden, Mr. Wolff said that a traffic analysis will be
included in the environmental review for any implementation measures that come out of
the Tamai Vista Corridor Study but will not be undertaken at the current stage.
Commissioner McCadden discussed traffic in relation to the Moratorium and
commented on traffic worsening with increased development. Mr. Wolff noted that the
purpose of the Moratorium study is to create appropriate zoning regulations.
Ms. Skewes-Cox said that future zoning of sites under the Moratorium could result in
trip reductions, and Ms. Propp noted that if the Corte Madera Inn project is approved,
the traffic studies will already have been included.
In response to Vice-Chair Metcalfe, Mr. Parisi discussed the reasons why the left turn
pocket designs were discarded in favor of a roundabout. He discussed the issues with
there being 6 driveways along the short road (Madera Boulevard) and said that the
roundabout should have the least number of conflict points and traffic should move
more smoothly.
In response to Commissioner McCadden, Mr. Parisi said that they could study the
possibility of consolidating the driveways at the Chevron gas station, noting that gas
truck turns would need to be taken into consideration.
Vice-Chair Metcalfe and Mr. Parisi discussed ways in which the roundabout could be
tested by drivers.
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In response to Commissioner McCadden, Mr. Parisi noted that the mitigation is required
if there are any increased trips to and from the hotel, and therefore even a rebuilt hotel
would require mitigation.
In response to Chair Chase, Mr. Parisi said he does not believe there were any plans in
progress to address the traffic entrances and exits to and from Hwy 101 by Caltrans.
Chair Chase and Mr. Parisi discussed a mockup of the roundabout, which Mr. Parisi
confirmed could be undertaken, in addition to a simulation model of the roundabout.
Vice-Chair Metcalfe and Mr. Wolff discussed the roundabout proposal in relation to
Town Center. Mr. Wolff discussed the circumstances under which Town Center might
be responsible for reimbursements under an agreement. He noted that a traffic analysis
would need to be undertaken to ascertain the number of additional trips. Mr. Wolff said it
would be more difficult to attribute additional trips to a facelift.
In response to Chair Chase, Ms. Skewes-Cox noted that amendments can be made to
the FEIR.
Commissioner Caldera said that he is not convinced the traffic design will work and Ms.
Skewes-Cox noted that the Public Works Department could be involved in the design.
Commissioner McCadden discussed his concern that the Town might be endorsing the
project if it endorses the EIR. Chair Chase said that they are not at a stage to endorse
the EIR until the rest of the project has been considered.
Chair Chase moved on to discuss the Zoning Ordinance Amendment and the request
for an increase in FAR. He said they must consider what would be a suitable density for
the site.
In response to Commissioner Caldera, Mr. Grialou confirmed they would not move
forward with the project if an increase in the FAR is not approved.
Vice-Chair Metcalfe commented on the difficulty of determining a suitable FAR, and said
that she believed a hotel is a good use for the property.
Chair Chase and Mr. Wolff discussed the Conditional Use Permit application. Mr. Wolff
said that the proposal for extended stay or transient hotel accommodated are both
categorized as a hotel use.
In response to Vice-Chair Metcalfe, Mr. Wolff confirmed that if the zoning changes and
General Plan changes are approved, the property could only be used as a hotel or
ancillary use.
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Commissioner McCadden noted that the applicant does not need to increase the FAR
to build a new hotel. He said they are requesting an increase in the FAR in order to
build more rooms.
Chair Chase discussed the bulk on Tamai Vista Boulevard, noting that there is a large,
high wall section in proximity to the residential area on Tamai Vista Boulevard, and that
the three- story section is objectionable. He questioned whether design changes could
be made to reduce the impact of the proposal or if the requested FAR should be
reduced. Commissioner Mccadden commented on whether the proposed hotel needs
to be larger than the code allows and whether a larger hotel is appropriate for the site.
He said he has not been convinced that they need to change the zoning.
Commissioner McCadden said it might not be prudent to allow an increase in the FAR
without knowing the results on the Moratorium study. He questions whether a larger
hotel is desirable, rather than concentrating on whether an increase in FAR is suitable.
Commissioner Caldera commented on the need to improve the old structure, and that a
modern structure that meets today's needs is desirable. He said that the design is an
improvement to the site, for which reason he is in favor of the General Plan and Zoning
Amendment, which he thought should be considered separately from the design.
Commissioner Caldera said the pond should be studied further, and that the residents
would welcome the project if the applicant tried to create something more unique. He
said the design lacks appeal.
Vice-Chair Metcalfe said the .55 is more realistic than the existing FAR and that projects
are considered individually to see if they fit the town and the property.
Chair Chase commented on the difficulty of building a hotel on this site that is appealing
to the residents and commissioners. He said there is a problem with the building and it
is difficult to know how to reduce it so that it becomes acceptable. He believes that a .55
FAR is too large and that he would not want to consider the zoning amendment without
understanding how a different structure would look on the property.
Vice-Chair Metcalfe discussed the design, which she said needs some work and that it
could be more attractive. She said she would like to know the size of other hotels to
compare with the proposed design.
Commissioner Caldera said there is a problem with the scale. He said the windows are
huge, the columns thick and that there are too many architectural elements that do not
fit well together. Commissioner Caldera said the design is not elegant and is cheaplooking.
Commissioner McCadden said that the site is suitable for a hotel and that he could
support a good design under the existing FAR. He noted that setbacks have been
maintained with the exception of parking on the Madera Boulevard side, and he
commented on the need to show the proposed bike lane on Tamai Vista Boulevard in
relation to parking. Commissioner Mccadden said that the ingress/egress seems to be
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agreeable to the Town Engineer and that landscaping needs to be increased on the
Hwy 101. He said that a standalone sign with no landscaping is not necessarily
appropriate. Commissioner McCadden discussed the project in relation to "back of
house" design and commented on the windowless three-story element on the Tamai
Vista side, which he said should be architecturally unique. He suggested the third floor
is removed as a gesture that would bode well. Commissioner McCadden suggested the
applicant increase bicycle parking, provide two gates on the Tamai Vista side and a
sidewalk around the whole of the building. He said that strides have been made since
the original plan was presented, which he discussed, and he suggested design
changes, such as reducing the amount of stone. Commissioner Mccadden said another
color might be more appropriate, and that the asphalt shingle roof is not well done. He
thought he design should be less repetitious and he questioned the purpose of the
trellises, which he discussed.
Chair Chase asked that as much screening as possible is provided at the front and that
more is provided at the back to screen Hwy 101. He discussed the bulk and visibility
issues of the facade and said there is insufficient articulation. Chair Chase said the use
of stone and how it is applied, along with the different materials, needs to be thought
through. He said the windows are the same size and that some interest should be
created, perhaps from floor to floor.
Mr. Grialou said there is no point in redesigning the project if the increased FAR is not
approved.
Mr. Wolff suggested ways in which the Commissioners could consider what a
reasonable FAR might be for the hotel - more abstractly by looking at what other
jurisdictions allow and to what FAR other hotels have been built, both in Corte Madera
and beyond, or by evaluating how the proposed hotel fits on the site and within the
larger context, or a combination of both. He recommended that both be considered as
tools in the evaluation process, which he discussed.
Vice-Chair Metcalfe and Commissioner Caldera said that an FAR of .55 is acceptable
but that design changes are needed, and Commissioner McCadden said that
justification is still needed for the increasing the FAR. He thought that the FAR might be
acceptable in conjunction with a good design.
Chair Chase said that he cannot make the findings for a .55 FAR. He suggested the
density is reduced with different architecture and that he would not approve the request
for an increase in FAR with the current design. Chair Chase said the hotel is the right
project for the site, and the increase in density is appropriate, but the existing bulk and
height are too large for the site and the community. Furthermore, Chair Chase said he
would like Commissioner McHugh to be present before continuing with discussions.
Mr. Wolff noted that the design would be radically different if the commissioners are not
considering removal of the pond. There was agreement by the commissioners that filing
in the pond is acceptable.

158

Planning Commission Meeting Minutes - Draft
January 12, 2016

12

Mr. Grialou and Chair Chase discussed design and what Chair Chase might consider
an acceptable FAR.
Commissioner Mccadden questioned the benefit of a larger hotel for the town and
whether there is an issue related to the Moratorium.
Chair Chase said the size is a significant impact on the town and Vice-Chair Metcalfe
discussed the benefits of the hotel to businesses in town.
Ms. Propp discussed the CEQA process, noting that the public can continue to submit
comments until the Town Council hearing when a decision is made on the
environmental document.
Vice-Chair Metcalfe and Ms. Propp discussed the EIR. Ms. Propp noted that if a CEQA
standard is mitigated to a level less than significant, the Town cannot require a gold
standard if the silver standard mitigates the condition.
Vice-Chair Metcalfe and Mr. Grialou discussed the two different types of hotel rooms
under discussion and the necessity of achieving the desired number of rooms. Mr.
Grialou discussed the changes they would need to make to the design if they removed
some of the rooms.
MOTION:
Motioned
Commissioner
Mccadden,
seconded
by
by
Commissioner Caldera, to continue the Corte Madera Rebuild Project (56
Madera Boulevard) to a date uncertain.
AYES:
ABSENT:

Metcalfe, Chase, McCadden, Caldera
McHugh

6. NEW HEARING ITEMS - None
7. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS - None
B. MINUTES
i. Planning Commission Meeting Minutes of December 8, 2015

ii. Planning Commission Meeting Minutes of December 17, 2015
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MOTION:
Motioned by Vice-Chair Metcalfe, seconded by Commissioner
McCadden, to approve the minutes of December 8, 2015 and December 17,
2015.
AYES:
ABSENT:

Metcalfe, Chase, Mccadden, Caldera
McHugh

8. ADJOURNMENT

A motion was made, seconded and unanimously approved to adjourn the meeting at
11 :30 p.m.
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