TOWN OF CORTE MADERA
PLANNING COMMISSION AGENDA
Tuesday, Novem ber 29, 2016
Council Chambers, 300 Tamalpais Drive, Corte Madera, California

7:30 P.M. SPECIAL MEETING DATE
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. CORTE MADERA MARSH ECOLOGICAL RESERVE – CONSIDERATION AND POSSIBLE ADOPTION OF
RESOLUTIONS RECOMMENDING ADOPTION OF A MITIGATED NEGATIVE DECLARATION, ZONING MAP
AND GENERAL PLAN LAND USE DIAGRAM AMENDMENTS TO FACILITATE THE CORTE MADERA
ECOLOGICAL RESERVE AND MARSH RESTORATION PROJECT. (Planning Director Adam Wolff)
B. 57 GOLDEN HIND PASSAGE – MAJOR DESIGN REVIEW PL-2016-0101 FOR ADDITIONS TO AN
EXISTING SINGLE FAMILY RESIDENCE INCLUDING A NEW SECOND STORY (Assistant Planner Doug Bush)
6. BUSINESS ITEMS
A. NONE

7. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners
ii. Planning Director
iii. Tentative Agenda Items for December 13, 2016 Planning Commission Meeting
A. 210 MORNINGSIDE DRIVE – PERMIT AMENDMENT FOR ARCHITECTURAL CHANGES TO
PREVIOUSLY APPROVED DESIGN REVIEW FOR CONSTRUCTION OF A POOL HOUSE (Planning
Director Adam Wolff)
B. 122 GROVE AVENUE – MAJOR DESIGN REVIEW APPLICATION FOR ADDITIONS TO AN
EXISTING TWO LEVEL SINGLE FAMILY HOME. (Assistant Planner Doug Bush)
B. MINUTES
i. Planning Commission Meeting Minutes of November 10, 2016

8. ADJOURNMENT
To the next Planning Commission Meeting which will be held on December 13, 2016 at 7:30 p.m. in the
Corte Madera Council Chambers, 300 Tamalpais Drive.
TO ACCESS PLANNING COMMISSION PACKET MATERIALS, VISIT:
http://www.ci.corte-madera.ca.us/Archive.aspx?AMID=41
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.
O:\Planning Department\PLANNING COMMISSION\AGENDAS AND PACKETS\AGENDAS\PC Agendas 2016\PC Agenda 11_29_16.docx

ITEM NO. 5A
CORTE MADERA MARSH ECOLOGICAL RESERVE –
CONSIDERATION AND POSSIBLE ADOPTION OF RESOLUTIONS
RECOMMENDING ADOPTION OF A MITIGATED NEGATIVE
DECLARATION, ZONING MAP AND GENERAL PLAN LAND USE
DIAGRAM AMENDMENTS TO FACILITATE THE CORTE MADERA
ECOLOGICAL RESERVE AND MARSH RESTORATION PROJECT.

Planning Commission Meeting
November 29, 2016

CORTE MADERA PLANNING COMMISSION
STAFF REPORT

THE

TOWN

OF

CORTE MADERA
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REPORT DATE:

NOVEMBER 22, 2016

MEETING DATE:

NOVEMBER 29, 2016

TO:

PLANNING COMMISSIONERS

FROM:

ADAM WOLFF, PLANNING DIRECTOR

SUBJECT:

CONSIDERATION AND POSSIBLE ADOPTION OF RESOLUTIONS RECOMMENDING
APPROVAL

OF

A

MITIGATED

NEGATIVE

DECLARATION,

GENERAL

PLAN

AMENDMENT TO CHANGE GENERAL PLAN LAND USE DESIGNATION FROM OFFICE
TO WETLANDS AND MARSHLANDS, AND ZONING ORDINANCE AMENDMENT FOR A
REZONING FROM A PROFESSIONAL AND ADMINISTRATIVE OFFICE DISTRICT TO A
PARKS, OPEN SPACE, AND NATURAL HABITAT DISTRICT FOR PROPERTY t.OCATED AT
72 INDUSTRIAL WAY TO FACILITATE THE RESTORATION OF MARSHLAND AND
EXPANSION OF THE CORTE MADERA ECOLOGICAL RESERVE.
APPLICANT: MARIN AUDUBON SOCIETY

************
PURPOSE AND PROCEDURE:

The Corte Madera Planning Commission is conducting a public hearing pursuant to California
Government Code Sections 65353 and 65854, and Section 18.36.080 of the Corte Madera
Municipal Code, to review information, receive public comments, and consider adoption of
proposed amendments to the General Plan and Zoning Ordinance. For General Plan and Zoning
Ordinance Amendments, the Planning Commission makes a recommendation to the Town Council,
which is the final decision-making body on such matters.
STAFF RECOMMENDATION:

Staff recommends that the Planning Commission adopt the attached resolution (Attachment 1)
recommending approval of the proposed General Plan and Zoning Ordinance amendments.

BACKGROUND:
PROJECT SITE
72 Industrial Way is an approximately 5.2 acre property located at the eastern terminus of
Industrial Way in the northeastern part of Corte Madera, adjacent to the City of Larkspur and the
SMART railroad right of way (see Figure 1). The site abuts the Corte Madera Ecological Reserve,
which was previously restored to marshland habitat by the Marin Audubon Society and which is
currently owned and managed by the California Department of Fish and Wildlife (CDFW).
FIGURE 1

HISTORY
According the applicant, the project site was first developed in the mid-1950s, when Harold
Holtzinger constructed a contractor's storage yard. Holtzinger Construction Company dumped
leftover debris at the end of their work days. Some of this debris was buried on-site. In the late
1970s a fuel station, used for construction equipment and vehicles, was near the site's
northwestern boundary.
·
In 1984 the Town of Corte Madera approved a 66,000 square foot office development. The former
owner, Mr. Frank Greene, filled the site, constructed two building pads and installed a drainage

2

system. The project included the importation of up to eight feet of non-native fill materials,
lightweight crushed rock from Lake County. The imported fill was stated to be "clean" by all parties
involved. The fuel station had been removed by this time. Mr. Green could not complete the
project. He then donated an undivided interest to the Ecumenical Association for Housing, a nonprofit that builds affordable housing. Other entities interested in the property in recent years
include a party in contract with the owners to build a soccer complex. The building pads were
partially leveled sometime in the late 1980s to early 1990s. The site has remained vacant with no
structures, aboveground improvements, or active uses.
PROJECT DESCRIPTION
The project proposes to restore tidal marsh by excavating 3.598 acres of previously filled lands at
72 Industrial Way (owned by MAS) and California Department of Fish and Wildlife (CDFW} property
to create a marsh plain that is approximately .5 feet below mean high water.
An approximately 1.78 acre transition zone/high tide refugia on the western half of the property
will be created with the excavated fill material. The fill will be graded into a gradual slope (10:1
horizontal:vertical), from low to high marsh and upland, and will be vegetated with native plants as
part of the restoration.
A public access path will offer views of the restored and existing habitat in a manner that will not
impact the habitat and species that depend on it.
The project will also include a .046 acre channel to connect the restored marsh to the existing
marsh to the south. Refuge islands will be created in the marshlands to create bird habitat.
Mitigation measures have been included in the Mitigated Negative Declaration to protect
endangered species during the restoration process. The proposed restoration project is described
in Figure 2 on the next page below.

REQUESTED ACTIONS

'

The 2009 Corte Madera General Plan is the Town's guiding long-range policy document related to
land use, housing, circulation, resource conservation, etc. The Land Use Element of the 2009 Corte
Madera General Plan identified and proposed 15 land use designations intended to define the type,
intensity, distribution, and location of land uses in Corte Madera. While the General Plan defines
the proposed land uses in the Town, the Town's Zoning Ordinance controls allowable uses and
development standards. Pursuant to State Law (California Government Code Section 65860}, the
Town's Zoning Ordinance and its General Plan must be consistent with each other meaning that the
various land uses and development standards authorized by the Zoning Ordinance must be
compatible with the objectives, policies, general land uses, and programs specified in the General
Plan.
GENERAL PLAN AMENDMENT
The applicant proposes to amend the Corte Madera General Plan Land Use Diagram to change the
existing land use designation at 72 Industrial Way from Office to Wetlands and Marshlands. This
proposed change is necessary facilitate the proposed marsh restoration project since this proposed
use would otherwise be inconsistent with the existing Office designation.
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The proposed Wetlands and Marshlands land use designation would be consistent with the land
use designation of adjacent marshlands that exist east of the SMART right of way and south of the
project site and would remove the last remaining non-Wetlands and Marshlands designation in the
vicinity within the Town of Corte Madera (see Exhibit A in Attachment 1).
Figure 2
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ZONING ORDINANCE AMENDMENT
The applicant proposes to amend the Town of Corte Madera Zoning Ordinance by re-zoning
property at 72 Industrial Way from Professional and Administrative Office to the Parks, Open Space
and Natural Habitat District. This proposed change is necessary to create consistency with the
proposed General Plan land used designation and permit the proposed open space and natural
habitat use created as part of the project.
Similar to the proposed change to the General Plan Land Use Diagram, the proposed change to the
Zoning Map would be consistent with the zoning districts for adjacent marshlands that exist east of
the SMART right of way and south of the project site and would remove the last remaining nonParks, Open Space, and Natural Habitat District in the vicinity within Corte Madera (see Exhibit B in
Attachment 1).
OTHER PERMITS
While not part of the requested actions before the Planning Commission, the applicant will also be
seeking a Drainage and Grading permit from the Corte Madera Town Council pursuant to Section
15.20 of the Corte Madera Municipal Code.
Additionally, permits from the US Army Corps of Engineers, California Department of Fish and
Wildlife, Regional Water Quality Control Board, and Bay Conservation and Development
Commission.
ENVIRONMENTAL REVIEW
In accordance with CEQA Guidelines Section 15063, the Town, in consultation with Marjorie Macris,
FAICP, prepared an Initial Study to determine if the approval of the above discretionary approvals,
the grading and drainage permit, and the subsequent restoration project on both MAS and CDFW
property, would result in significant environmental impacts. The Initial Study determined that the
project will not have any significant effects on the environment because revisions to the project and
mitigation measures have been agreed to by the project proponent which will reduce potential
impacts to a less than significant level. Therefore, a Mitigated Negative Declaration (MND) was
prepared for the Project in accordance with CEQA Guidelines Article 6. The Commission was
previously provided with the Notice of Intent to Adopt a MND at the time of publication on October
28
and
the
full
document
and
Appendices
are
available
at
http://www. townofcortemadera .org/643/Corte-Mad era-Ecologica I-Reserve-Ex pa nsio. The Planning
Commission is required to make findings in order to recommend adoption of the MND. A Mitgation
Monitoring and Reporting Program (MMRP) has been attached to this report (Attachment 4).

OPTIONS

1.

Approve attached resolutions recommending adoption of the proposed General Plan and Zoning
Ordinance Amendments and refer recommendations to the Corte Madera Town Council

2.

Direct staff to prepare resolutions denying the proposed General Plan and Zoning Ordinance
Amendments for ratification at the next Planning Commission meeting.
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ATTACHMENTS
1.
2.

DRAFT RESOLUTION 16-034 RECOMMENDING APPROVAL OF A MITIGATED NEGATIVE DECLARATION,
GENERAL PLAN AMENDMENT PL-2016-0114 AND ZONING ORDINANCE AMENDMENT PL-2016-0115
MITIGATION MONITORING AND REPORTING PROGRAM

6

ATTACHMENT 1
DRAFT RESOLUTION 16-034

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

Resolution No. 16-034

GENERAL PLAN AMENDMENT NO. PL-2016-0114
AND ZONING ORDINANCE NO. PL-2016-0115 - A

Adoption Date: November 29, 2016

recommendation to adopt General Plan Amendment
PL-2016-0114, Zoning Ordinance Amendment PL2016-0115, and a Mitigated Negative Declaration,
amending the General Plan Land Use Diagram for
property located at 72 Industrial Way (APN 023-04006; 023-040-11; 023-040-10) from Office to
Wetlands and Marshlands and amending the Town
of Corte Madera Zoning Map for property located at
72 Industrial way from a Professional and
Administrative Office District to a Parks, Opens
Space, and Natural Habitat District.

Appeal Period Ends: N/A

WHEREAS, the Marin Audubon Society (MAS) made application for a General Plan Amendment
and Zoning Ordinance Amendment on October 13, 2016; and
WHEREAS, the proposed General Plan Amendment and Zoning Ordinance Amendment would

facilitate a marsh restoration project at 72 Industrial Way by changing the Corte Madera General Plan
Land Use Diagram and Zoning Map to be consistent with the proposed marshland use on the project
site; and
WHEREAS, the Corte Madera Planning Department deemed the application complete on
October27,2016;and
WHEREAS, on October 28, 2016 after review of the proposed project and completion of an

Initial Study, Town staff, in consultation with Marjorie Macris, FAICP, determined that although the
project could have a significant effect on the environment, there will not be a significant effect in this
case because revisions in the project have been made and mitigation measures have been agreed to by
the applicant and therefore the project qualifies for a Mitigated Negative Declaration pursuant to the
California Environmental Quality Act (CEQA) Guidelines Section 15070; and
WHEREAS, on October 28, 2016, the Notice of Completion and Draft Initial Study for the
proposed project was filed with the State Clearinghouse (SCH#: 2016102066), beginning an 30-day
public review and comment period; and
WHEREAS, on October 28, 2016 the Notice of Availability and Notice of Intent to Adopt a

Mitigated Negative Declaration was filed with the Marin County Clerk, mailed to residents and property
owners within a minimum 300 foot radius from the project site, distributed bye-notification to all those
subscribed to the Town's Planning Department e-notification system, placed on the Town's website as a ·
news flash item, and posted in three public places; and
WHEREAS, on November 18, 2016 a Notice of Public Hearing was mailed to property owners

within a minimum 300 foot radius from the project site, distributed bye-notification to all those
1

subscribed to the Town's Planning Department e-notification system, placed on the Town's website as a
news flash item, posted in three public places, and was published in the Marin Independent Journal, a
newspaper of with daily local circulation, on November 19, 2016; and
WHEREAS, on November 29, 2016 the Planning Commission conducted a public hearing on the
proposed General Plan Amendment and Zoning Ordinance Amendment, heard testimony from the
applicant and the public, and
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the Town of Corte
Madera does hereby find and resolve as follows:

Section 1. Recitals
The foregoing recitals are true and correct and are incorporated into the findings herein.
Section 2. Record
The Record of Proceedings ("Record") upon which the Planning Commission bases its decision regarding
the General Plan Amendment includes, but is not limited to: (1) the 2009 Corte Madera General Plan, (2)
all staff report, Town files and records and other documents prepared for and/or submitted to the
Planning Commission relating to the General Plan Amendment, (3) all documentary and oral evidence
received at public hearings or submitted to the Town relating the General Plan Amendment, (4) all
matters of common knowledge to the Planning Commission and the Town, including, but not limited to,
Town, State, and federal laws, policies, rules and regulations, reports, records and projections related to
development in the Town and surrounding areas.
The location of the custodian of the Record is the Planning Director of the Town of Corte Madera, 300
Tamalpais Drive, Corte Madera, CA 94925.
Section 3. Compliance with the California Environmental Quality Act (CEQA)
Pursuant to CEQA Guidelines Section 15074, prior to a recommendation that the Town Council adopt
the Mitigated Negative Declaration prepared for this project, the Planning Commission has considered
the proposed Mitigated Negative Declaration and recommends that the Town Council make the
following findings:

1.

The Mitigated Negative Declaration was prepared
Environmental Quality Review Act.

2.

The Town Council has considered the proposed Mitigated Negative Declaration, together with
the whole record, including all public comments received during the public review process, and
based on the whole record, there is not substantial evidence that the project will have a
significant effect on the environment.

3.

The Mitigated Negative Declaration reflects the lead agency's independent judgement and
analysis.
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in accordance with the California

4.

Pursuant to §21081.6 of the Public Resources Code, a Mitigating Monitoring and Reporting
Program has been prepared and incorporated into the conditions of approval for this project.

5.

Pursuant to §21081.6(a)(2) of the Public Resources Code, the Corte Madera Planning
Department, located at 300 Tamalpais Drive, Corte Madera, CA, is the custodian and location of
the documents and other materials that constitute the record of proceedings upon which the
Town Council's decision memorialized in this Resolution is based.

Section 4. General Plan Findings
The Planning Commission of the Town of Corte Madera does hereby find that the proposed General Plan
amendment to the Land Use Element changing the land use designation of 72 Industrial Way from Office
to Wetlands and Marshlands, as described in Exhibit A, is in the best interest of the Town because it
would preclude potential office development in an inappropriate location and would facilitate the
restoration of previously-filled lands to natural marshland habitat consistent with the policies and
programs of the Resource Conservation and Sustainability Chapter of the General Plan. 72 Industrial
Way is the only property in the northeastern portion of the Town that is not designated Wetlands or
Marshlands and therefore the General Plan Amendment would create a cohesive land use policy
intended to maintain or restore lands for natural habitat.
Section 5. Genera l Plan Consistency Find ings
The Planning Commission of the Town of Corte Madera does hereby find that the proposed Zoning
Ordinance Amendment to the Zoning Map changing the Zoning District of 72 Industrial Way (APN 023040-06; 023-040-11; 023-040-10) from Professional and Administrative Office to Parks, Open Space, and
Natural Habitat, as described in Exhibit B, is consistent with the Corte Madera General Plan, as amended
by this resolution. The specific policies and programs on which the Planning Commission makes this
finding include, but are not limited to:
Policy RCS-6.1
Protect natural values of open space and habitat areas while promoting recreational and related uses
that are compatible with resource protection.
Implementation Program RCS-6.1.a: Open Space Uses
Maintain open space areas in natural states, making open space recreational use secondary to
protection of resources by implementing General Plan Land Use policies.
Policy RCS-6.2
Protect wetlands (as defined herein}, other waters of the United States, and essential habitat for special
status species, including, but not limited to, other wetland habitat areas, habitat corridors, and sensitive
natural communities.
Implementation RCS-6.2.b: Restoration Objectives
Where feasible (as defined under State CEQA Guidelines Section 15364}, restore lost or damaged habitat.
Support restoration objectives for local habitat types identified by the California Department of Fish and
Game and in other regional environmental planning documents.
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Policy RCS-7.1
Conserve, restore and enhance areas containing important habitat, wetlands (as defined herein) and
special-status species.
Implementation Program RCS-7.1.a: Protect Biodiversity
Protect areas known to support a high degree of biological diversity and that may contain species known
to be rare or protected under the State or Federal Endangered Species Acts. These include the Town's
tidal wetlands, freshwater wetlands, and hillside oak woodlands ...

The Zoning Ordinance Amendment would further the policies and programs cited above by restoring
previously-filled land to tidal marshland, thereby creating new natural habitat for endangered species
and other native plants and animals. The disturbance of existing wetlands is necessary to provide a
much more significant area of wetland habitat on the project site. The amendment would also preclude
development of the site as office use, which if developed as such, would likely conflict with the stated
policies and programs noted above.
BE IT FURTHER RESOLVED that the Planning Commission herby forwards the General Plan Amendment
and Zoning Amendment application to the Town Council and recommends that the Town Council adopt
the amendment to the change to the Land Use Diagram of the General Plan and the Town of Corte
Madera Zoning Map, subject to the below conditions of approval.

CONDITIONS OF APPROVAL
1.

The required Mitigation Measures identified in the Mitigated Negative Declaration prepared for
this project shall be implemented in accordance with the Mitigation Monitoring and Reporting
Program.

* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on November 29, 2016, by
the following vote:

AYES:
NOES:
ABSTAIN:
RECUSED:

BUNDY

ABSENT:
Peter Chase, Chair·

Adam Wolff, Director of Planning and Building
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EXHIBIT B

EXISTING ZONING MAP

PROPOSED ZONING MAP
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AlTACHMENT 2
MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MONITORING AND REPORTING PROGRAM-CORTE MADERA ECOLOGICAL RESERVE EXPANSION

Mitigation Measure

Party
Responsible
for Ensuring
lmolementation

Compliance Verification
Party
Responsible
for Monitorin

Monitoring
Tim in

Air Quality

Mitigation Measure AIR-1. During any construction-period
ground disturbance, the applicant shall ensure that the project
contractor implements measures to control dust and exhaust.
Implementation of the measures recommended by the Bay Area
Air Quality Management District (BAAQMD) and listed below
would reduce the air quality impacts associated with grading to
a less than significant level. The contractor shall implement the
following best management practices that are required of all
projects:
1. All exposed surfaces (e.g. parking areas, staging areas, soil
piles, graded areas, and unpaved access roads) shall be
watered two times per day.
2. All haul trucks transporting soil, sand, or other loose
material off-site shall be covered.
3. All visible mud or dirt track-out onto adjacent public roads
shall be removed using wet power vacuum street sweepers
at least once per day. The use of dry power sweeping is
prohibited.
4. All vehicle speeds on unpaved roads shall be limited to 15
miles per hour.
5. Idling times shall be minimized either by shutting equipment
off when not in use or reducing the maximum idling time to
5 minutes. Clear sianaae indicatina this reauirement shall

11/22/16

Applicant

Applicant and Town of
Corte Madera
Planning Dept.

During
Construction

Initial

Date

Project/
Comments

MITIGATION MONITORING AND REPORTING PROGRAM-CORTE MADERA ECOLOGICAL RESERVE EXPANSION
Party
Responsible
for Ensuring
Mitigation Measure

lm~lementation

Compliance Verification
Party
Responsible
for Monitoring

Monitoring
Timina

be provided for construction workers at all access points.

6. All construction equipment shall be maintained and properly
tuned in accordance with manufacturers specifications. All
equipment shall be checked by a certified mechanic and
determined to i~e running in proper condition prior to
operation.
7. A publicly visible sign shall be posted listing the telephone
number and person to contact at the Lead Agency
regarding dust complaints. This person shall respond and
take corrective action within 48 hours. The BAAQMD phone
number shall also be visible to ensure compliance with
applicable regulations.

8. MAS shall arrange for periodic site inspections by an
independent consultant, in no event fewer than two total
inspections during the course of construction, to ensure that
these mitigation measures are implemented and shall issue
a report to the Town documenting the inspection results.
Reports indicating non-compliance with construction
mitigation measures shall be cause to issue a stop work
order until such time as compliance is achieved.
The combination of the above measures would reduce the potential
imoact from construction dust to a less than sig_nificant level.
Bioloaical Resources

Applicant

Mitigation Measure' 810-1:

11/22116
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Resource Agencies
and Town of Corte
Madera Planning

During
Construction

Initial

Date

Project/
Comments

MITIGATION MONITORING AND REPORTING PROGRAM-CORTE MADERA ECOLOGICAL RESERVE EXPANSION
Party

Mitigation Measure

Responsible
for Ensuring
lmolementation

Conduct all construction activity, including grading,
excavation, and moving of fill, only during Ridgway's Rail nonbreeding season, September 1 through January 31. To ensure
that special status species are not impacted, a monitor shall be
present during all excavations.
Erect temporary exclusion fencing to prevent endangered
species and other animals from entering the excavation area
during construction.
Install and maintain post-construction fencing to prevent
people and domestic animals from entering the.habitat area and
interpretative signs to educate the public about the habitat.
Haze vegetation, move a rope through the vegetation to
flush small animals, or remove by hand before excavation, to
ensure species move from the area, as required by regulatory
agencies.
Construct the tidal channel at low tide to prevent fish from
being in the channel and to allow Ridgeway's Rails to be visible
in order to avoid them.
Implement other measures that are required by the USFWS
andCDFW.
The above measures would reduce the potential impact on
animal soecies to a less than sianificant level.

11/22116
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Compliance Verification
Party

Responsible
for Monitorin
Dept.

Monitoring
Timinn

Initial

Date

Project/
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MITIGATION MONITORING AND REPORTING PROGRAM-CORTE MADERA ECOLOGICAL RESERVE EXPANSION

Party
Mitigation Measure

Cultural Resources

Responsible
for Ensuring
lmolementation

Applicant

Compliance Verification

Party
Responsible
for Monitorin

Monitoring
Timinn

Town of Corte Madera
Planning Dept.

Prior to issuance
of occupancy
permit.

Mitigation Measure Cultural-1.
If evidence of historic buildings or structures are discovered
during project activities, all work within 50 feet of the discovery
shall be redirected. Project personnel shall not collect or move
any historic materials. A qualified architectural historian shall be
contacted to assess the situation and consult with agencies as
appropriate, including the Town of Corte Madera. The historian
shall make recommendations for the treatment of the discovery.

Mitigation Measure Cultura/-2.
If prehistoric or historical archaeological deposits are
discovered during project activities, all work within 50 feet of the
discovery shall be redirected. Project personnel shall not collect
or move any historic materials. A qualified archeologist shall be
contacted to assess the situation and consult with agencies as
appropriate, including the Town of Corte Madera. The
archeologist shall make recommendations for the treatment of
the discovery.

Mitiaation Measure Cultural-3.

11/22/16

Applicant

Contractor
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Town of Corte Madera
Planning Dept.

Applicant and Town of
Corte Madera
Planning Dept.

Prior to issuance
of occupancy
permit.

During
Construction

Initial

Date

Project/
Comments

MITIGATION MONITORING AND REPORTING PROGRAM-CORTE MADERA ECOLOGICAL RESERVE EXPANSION

Mitigation Measure

Party
Responsible
for Ensuring
lmolementation

Compliance Verification
Party
Responsible
for Monitorin

Monitoring
Timinn

during project activities, all work within 50 feet of the discovery
shall be redirected. Project personnel shall not collect or move
any historic materials. A qualified paleontologist shall be
contacted to assess the situation and consult with agencies as
appropriate, including the Town of Corte Madera. The
paleontologist shall make recommendations for the treatment of
the discovery.
Mitigation Measure Cu/tural-4.

Contractor

Town of Corte Madera
Planning Dept.

During
Construction

Applicant

Town of Corte Madera
Planning Dept.

Prior to issuance
of grading and
drainage permit

If human remains are encountered during project activities, work
within 50 feet of the discovery shall be redirected and the Marin
County Coroner notified immediately. At the same time the
project applicant shall notify the Town of Corte Madera Planning
Department of the discovery, and a qualified archaeologist shall
be contacted to assess the situation. Project personnel shall not
collect or move any human remains and associated materials. If
the human remains are of Native American origin, the Coroner
must notify the Native American Heritage Commission within 24
hours of this identification. The Commission will identify a Most
Likely Descendant to inspect the site and provide
recommendations for the proper treatment of the remains and
associated grave goods.
and Water Qualit

Mitigation Measure HYDR0-1.
Obtain needed oermits from the Reaional Water Qualitv Control

11/22/16
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Board, and follow their requirements during project construction
Mitigation Measure HYDR0-2.

Applicant

Town of Corte Madera
Planning Dept.

Prior to issuance
of occupancy
permit.

Applicant

Town of Corte Madera
Planning Dept.

Prior to issuance
Grading and
Drainage Permit

Applicant

Town of Corte Madera
Planning Dept.

If during project construction materials are found in the soil at a
level to present potential hazards, these materials shall be
buried on site to protect water and air quality, or other measures
will be taken as recommended by the RWQCB. Burial of
materials will take into account the future impacts of sea level
rise.
Mitigation Measure HYDR0-3.
As a condition of approval for the grading permit for the project,
the applicant shall demonstrate compliance with the
Construction General Permit and Town requirements, including
the preparation and implementation of a Stormwater Pollution
Prevention Plan to address stormwater runoff during project
construction.

Land Use and Planning
Mitigation Measure LU-1. Obtain an amendment to the General
Plan land use category from Office to Wetlands and Marshlands
and an amendment to the Zoning Ordinance land use
designation from Professional and Administrative Office to POS
Parks, Open Space, and Natural Habitat.

11/22116
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ITEM NO. 5B
57 GOLDEN HIND PASSAGE – MAJOR DESIGN REVIEW PL2016-0101 FOR ADDITIONS TO AN EXISTING SINGLE FAMILY
RESIDENCE INCLUDING A NEW SECOND STORY

Planning Commission Meeting
November 29, 2016

CORTE MADERA PLANNING COMMISSION
STAFF REPORT

ITEM NO. 5B

REPORT DATE:
MEETING DATE:

SUBJECT:

MAJOR DESIGN REVIEW PL-2016-0101 FOR ADDITIONS TO AN EXISTING SINGLE
FAMILY RESIDENCE INCLUDING A NEW SECOND STORY AT 57 GOLDEN HIND
PASSAGE

SITE:

57 GOLDEN HIND PASSAGE

APPLICANTS:

KEVIN DIXON – DIXON CUSTOM BUILDERS

CEQA STATUS:

The Planning Department recommends that the project is exempt from the
California Environmental Quality Act under Categorical Exemption Class 1
(CEQA Article 19, Section 15301).

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:

R-1 (Medium-Density Residential District)

Area:

Mariner Cove Subdivision

Existing
Development:

An existing one-story 1915 sq. ft. single-family residence with
two-car attached garage

Net Lot Area:

10,485 sq. ft.

APN:

026-181-17

CONDITION
Minimum Lot Size
Front Setback
Rear Setback
East Side Setback
West Side Setback
Lot Coverage
Floor Area Ratio
Structure Height
On-Site Parking

November 22, 2016
November 29, 2016

ORDINANCE
REQUIREMENT
7,500 sq. ft. min.
20’ minimum
25’ minimum
5’ minimum
5’ minimum
30% maximum
40% maximum
30’ maximum
2 spaces; 1 must be
covered

EXISTING
CONDITION
10,485 sq. ft.
20’
53’
7’
7’
21.69%
18.26%
17’2”
2-car garage
1

APPLICANT’S
PROPOSAL
No change
No change
No change
No change
No change
24.36%
30.11%
27’
No change

SUMMARY:
The existing house is one story with 1,449 square feet of living area. There is an attached 2 car garage
consisting of 466 square feet and a raised wood deck at the rear of the house. The proposed addition
will consist of 962 square feet at the first story level, with an expansion of the dining area, new stairwell
and extension of the guest bathroom. The addition of the second story will add 962 square feet with a
new master bedroom, master bathroom and covered balcony. The applicants received a permit in 2011
to raise the structure above the base flood plain elevation. The structure was raised and the proposed
project will maintain compliance with current FEMA and Town of Corte Madera elevation requirements.
The applicants have provided signatures of support from all adjacent neighbors.
BACKGROUND:
Below is a chronological listing of events pertaining to this application:
September 20, 2016 An application was filed for Major Design Review to construct a new
second-story addition and remodel.
October 17, 2016 The Planning Department determined the application to be incomplete and
asked the applicant to provide minor corrections and supply a story pole plan for review
November 1, 2016 The Planning Department determined the application to be complete after
review of submitted information and recommended that the project qualifies for categorical
exemption under Section 15301 of the California Environmental Quality Act (CEQA) Guidelines.
November 12, 2016 Story poles were erected, demonstrating the silhouette and location of the
proposed additions.
November 18, 2016 Public notice was mailed to all recipients within 300 feet of the subject
property.
November 29, 2016 The Planning Commission holds a public hearing.
ANALYSIS:
Site Description
The subject property is a flat, 10,485 sq. ft. lot in east Corte Madera, fronting on Golden Hind Passage
and abutting marshland along the rear property line. The lot is developed with a one-story residence
with an attached two-car garage built in 1958. The floorplan includes a 466 sq. ft. garage and 1729 sq. ft.
of habitable space consisting of 3 bedrooms, 2 bathrooms, a living room and kitchen.
First Floor
The primary changes to the first level include:
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1. Expansion of bathroom, expanding building footprint
2. Addition of dining room and stairwell, expanding building footprint
3. Removal of interior walls in living room and kitchen
A majority of the lower level floorplan will remain as it is today. One of two bathrooms will expand with
a small addition to the west side of the structure to accommodate a new bathtub. Interior walls will be
removed in the living room and kitchen to create a more open floor plan. An addition at the northeast
corner of the residence will provide a dining room and stairwell to access the new second floor. The
existing rear deck will remain.
Second Floor
New Second Floor Addition includes:
1. Master bedroom with walk-in closet
2. Master bathroom
3. Balcony
The project includes construction of a new 962
sq. ft. second-floor to accommodate a new
master suite. Together with the additions to
the lower floor, the existing 1,915 sq. ft. house
would increase to 3,157 sq. ft. As shown in
Figure 1, the second floor would be located at
the northeast corner of the residence, stepped
back from the westernmost wall by 17.5 ft.
and 24 ft. from the garage door.

Figure 1 Footprint of Second Floor (shaded)

.

The proposed height will increase from 17 ft. 2 in. to 27 ft. which is less than the maximum height limit
of 30’ in the R-1 District. This addition may cause some shading into the rear yard of 61 Golden Hind in
late afternoon hours during the winter months. The addition may cause very minimal shading on 53
Golden Hind in the early morning hours during the summer.
Design and Materials
The exterior materials would match existing lap siding, composition shingles for roofing and continue
the existing color scheme. The proposed project utilizes the existing 1960’s ranch style design elements.
The second story addition continues the use of the existing roof pitch to match the overall appearance
of the existing structure. No exterior lighting is proposed at this time. If exterior lighting is proposed
when the project is submitted for building permits, staff will review the proposed lighting for
compliance with dark sky policies. A color and materials board has not been provided because all
materials will match existing (See Sheet 8 on Plans)
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Neighborhood Outreach
The applicant spoke with all adjacent neighbors and received signatures from 49, 50, 53, 58 and 61
Golden Hind Passage. See Attachment 2 for a map showing those properties which provided their
signature of support.
FINDINGS:
The project is located in the Mariner Cove subdivision which was originally comprised of single story
homes. Since the early 1960’s when these homes were constructed, an increasing number have added
second stories. In the immediate vicinity 49, 61, 69 and 73 Golden Hind have second levels. There are a
number of two level homes along Golden Hind Passage and staff believes the addition of a second level
to this single level residence is appropriate for the neighborhood and harmonious with surrounding
development.
The second level addition would be stepped back from the front and west side rooflines, materials are
consistent with the existing construction, and windows have been placed in reasonable locations.
Clerestory windows were used at the west elevation, limiting views to and from the master bathroom. A
large fixed window is proposed on the west elevation but it has been located within a stairwell,
significantly limiting any potential privacy impacts due to the limited use of that area and lack of
windows on the adjacent residence.
A rear balcony is proposed at the second level, leading out from large sliding glass doors off of the
master bedroom to take advantage of the unobscured views to the marsh and distant hills. The balcony
is stepped back from the rear elevation, further limiting privacy impacts to the eastern neighbor (Plan
Sheet 5). The angle of the house relative to the residence at 53 Golden Hind allows some views into the
neighbor’s rear yard from the balcony but otherwise limits views toward the neighboring structure itself.
Staff believes the addition could have some minimal shading impacts on adjacent neighbors mostly
during winter early mornings or late afternoons.
The subject property, as well as those properties immediately adjacent on either side, enjoys open views
to the Corte Madera Marsh with some limited views to Mt Tamalpais as well. The view of the mountain
from 61 Golden Hind may increase as a result of this project because the applicant has proposed to
remove a willow tree in the rear yard that currently blocks some views of this neighbor. There are no
large windows on the west elevation of 61 Golden Hind and therefore staff does not believe the addition
will negatively impact any existing views of this neighbor toward Mt. Tam.
Overall the additions have been sited with sensitivity to the views, sunlight and privacy of neighboring
properties. The additions are within scale of the neighborhood and provide significant upgrades to an
existing, aging home, while maintaining a design consistent with and appropriate for the neighborhood.
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RECOMMENDATION:
To adopt the Resolution No. 16-033 approving Design Review Application PL-2016-0101, thereby
allowing the construction of additions including a new second story to an existing single family residence
at 57 Golden Hind Passage, based upon the findings in accordance with Section 18.30.070 of the
Municipal Code, and subject to the conditions listed in the attached resolution.

ATTACHMENTS:
1. Resolution No. 16-033
2. Neighborhood Support Signatures and Map
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ATTACHMENT 1
RESOLUTION 16-033

BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION

In the Matter of:
An approval of a Design Review Application thereby
allowing construction of additions including a new second
story to an existing single family residence at 57 Golden
Hind Passage.

Resolution No. 16-033
Adoption Date: November 29, 2016
Appeal Period Ends: December 9, 2016

WHEREAS, on September 20, 2016 An application was filed for Major Design Review to construct a new
second-story addition and remodel; and
WHEREAS, on October 17, 2016 The Planning Department determined the application to be incomplete
and asked the applicant to provide minor corrections and supply a story pole plan for review; and
WHEREAS, on November 1, 2016 The Planning Department determined the application to be complete
after review of submitted information and recommended that the project qualifies for categorical
exemption under Section 15301 of the California Environmental Quality Act (CEQA) Guidelines; and
WHEREAS, on November 12, 2016 Story poles were erected, demonstrating the silhouette and location of
the proposed additions; and
WHEREAS, on November 18, 2016 Public notice was mailed to all recipients within 300 feet of the subject
property; and
WHEREAS, on November 29, 2016 the Planning Commission held a public hearing.

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission does hereby approve Design
Review Application PL-2016-0101 to construct additions to 57 Golden Hind Passage based upon the
finding that the proposed addition is in substantial conformity with the General Plan and based upon the
findings listed below in accordance with Section 18.30.070 of the Municipal Code, and subject to the
conditions of approval listed below.
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, (“CEQA Guidelines”), under
Section 15301, because said Guidelines provision exempts the minor modifications to existing
structures.

1

DESIGN REVIEW: REQUIRED FINDINGS
The Planning Commission hereby makes 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.
The proposed project will advance and comply with the following applicable General Plan
policies and programs:
Policy LU-1.1
Maintain and implement the General Plan Land Use Diagram that describes the distribution and
location of land uses prescribed by General Plan policies.
The proposed project to add a second story and remodel the lower floor will maintain a
residential use as permitted in the LDR General Plan designation.
Policy LUC-2.4
Ensure that new residential development and upgrades to existing residential development are
compatible with existing neighborhood character and structures.
The project is consistent with existing neighborhood character because it maintains the
architectural style by utilizing similar materials, color and siting while utilizing significant
setbacks for the second story addition to reduce the prominence of the addition.
Policy LU-2.5
Encourage property owner reinvestment in upgrades to existing residences and related property
improvements.
The project will be a significant reinvestment in the existing home that constitutes both an
improvement to the property and the neighborhood.
Conformance with the Zoning Ordinance
The project is consistent with the permitted uses in the R-1 Medium Density Residential District
and will not exceed the allowable Residential Development Standards established in Municipal
Code Section 18.08 (R Residential Districts.)
Conformance with any applicable Specific Plan
The project 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.
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The proposed additions will result in the removal of one willow tree in the rear yard. The plans
indicate that this tree is below the size which would trigger the requirement for a tree permit.
The subject property is not located on a ridgeline and the project will not affect natural
landforms. The project does not include any grading of hillsides and will not adversely affect the
natural beauty of the Town.
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.
Views, sunlight, and privacy impacts on adjacent neighbors are not significant or adverse. The
second story addition will be visible from neighboring properties and will increase visibility of
adjacent properties from the subject property, but the Applicant has made significant effort to
mitigate potential effects. The siting of the addition has been done with deliberate sensitivity
and consideration for surrounding neighbors. It has been stepped back from existing roofline at
the front to reduce the massing along the frontage. The addition is stepped back significantly
from the western property line, avoiding significant shading or privacy impacts to the adjacent
neighbor.
At 27 feet, the addition is below the maximum height of 30 feet. Given that the structure has
been raised above base floodplain elevation, the resultant height of the total structure is
reasonable and meets zoning standards. At 962 the second level addition is of modest size and
height and is consistent with other second story additions in the area.
Staff received signatures of support from all five adjacent neighbors.

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 project is located in the Mariner Cove subdivision which was originally comprised of single
story homes. Over time the neighborhood has become a mixture of one and two story dwellings
with the approval of multiple two-story additions. There are at least 13 two story additions in
the Mariner Cove Subdivision that have been constructed since the subdivision was first
developed. Several of these second story additions lie within 500 feet of the subject property,
including multiple properties on Golden Hind Passage including 49, 61, 69 and 73. The proposed
addition will be in scale and harmonious with development adjacent to the site and with all
landforms and vegetation in the vicinity of the site.

5.

Development materials and techniques will result in durable high-quality structures.
The proposed new construction will conform to current building codes and will utilize durable
high-quality building materials.

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
3

function of the site, and provide safe and convenient access to the property for pedestrians,
cyclists and vehicles.
The proposed remodel and addition will enhance and improve the home by providing more
living space that is harmonious, compatible, and in proportion with the neighborhood overall.
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.
The proposed addition and remodel constitute maintenance, rehabilitation and improvement of
the existing structure. The Department is unaware of any violations that exist 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 property and the proposed alterations do not include signage.

CONDITIONS OF APPROVAL
PLANS
1. Consistency with Approved Plans - The proposed project shall be constructed substantially in
accordance with the plans titled “Addition to existing home for Donald and Carolyn Scott”
stamped “Official Exhibit” with a RECEIVED stamp of September 20, 2016, except as amended by
these conditions of approval.
2. Conditions of Approval - Plans submitted for building permit application shall include these
conditions of approval on one or more of the plan sheets.
3. Changes to Plans - No changes shall be made to the approved plans without written approval
from the Corte Madera Planning Department. If the applicant proposes changes that require
Planning Department review to determine conformance with the approved plans, the Planning
Director may require a $500 deposit for a Permit Amendment, pursuant to the Corte Madera
Fee Schedule. The Planning Director may also refer proposed changes of the approved plans to
the Planning Commission for review.
4. Owner and Contractor Statement - The applicant shall provide with the building permit
application submittal a signed “Owner and Contractor Statement” (attached). This signed
document acknowledges that the owner and contractor have read, understand and accept the
responsibility to implement the conditions of approval.
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5. Hours of Construction - 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.
LANDSCAPE PLANS
6. Any landscaped area provided in compliance with this title shall feature water-conserving
landscape designs and shall be permanently maintained by the property owner, including
automatic watering, weeding, pruning, fertilizing, spraying, or other form of insect control,
replacement of plant materials as needed, and any other operations needed to ensure proper
maintenance. Failure to meet these requirements shall be cause for the issuance of a citation,
an order of compliance, nuisance abatement action, and/or the revocation of any land use
approval for which the landscape requirements were made a condition of approval. If the
respondent refuses to comply with the provisions of the citation and order, legal proceedings
may be initiated by the town attorney to obtain compliance when such proceedings are
authorized by the town council.
OTHER PERMITS OR OTHER REQUIREMENTS
7. Permits From Other Agencies – Prior to submitting an application for a building permit, grading
permit or significant tree removal, the applicant shall provide any required approvals and/or
permits from any local, state or federal agencies with jurisdiction over any resource on the site.
It shall be the responsibility of the applicant to determine whether approvals and/or permits are
required.
8. Housing In-Lieu Fee - A housing in-lieu fee will be required for all applicable projects. If fees are
required they will be paid prior to the applicant receiving a building permit.
9. School District Mitigation Fees - 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 will require that these fees be paid prior to the applicant receiving
a building permit for this project. The Applicant must provide a written letter from the school
district, confirming that this condition has been satisfied.
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10. Graywater Requirements - If this project requires a new water service or a larger water meter
then prior to submitting an application for a building permit with the Town of Corte Madera, the
applicant shall provide written documentation that the project complies with the graywater
provisions of Title 13 of the Marin Municipal Water District (MMWD) Code (Ordinance 429).
MMWD Graywater information is available at marinwater.org/155/Graywater or 415-945-1530.
LIGHTING
11. Exterior Lighting Night Sky Compliant - All exterior lighting must be (night sky compliant) and not
create a glare or hazard on adjoining streets, properties or residential areas. Said lighting must
be designed and installed so that the filaments, light sources or lenses are shielded with opaque
material in such a way that they will not be visible at property lines. Any changes to proposed
lighting must be approved by the Planning Department.
INSPECTIONS AND VERITIFICATIONS
12. Height Verification – After installation of the first roof truss or initial roof framing, provide
confirmation in writing to the Town from a licensed surveyor, engineer or architect that the
height of the structure is consistent with the approved building permit plans.
13. Property Line and Setback Verification - 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.
14. Final Planning Inspection - Prior to a final Building Division 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 per the resolution
approving the project.
15. Access for Inspections - 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.
16. Permit Expiration - This approval shall remain valid for a period of one year from the approval
day, after which the approval shall lapse and become null and void. The issuance of a building
permit shall constitute an extension of the approval which shall then remain valid during the
same time period the building permit is active. If a building permit has not been issued before
expiration of the approval, an extension may be requested as prescribed in Section 18.30.090
(Design Review), Section 18.028.080 (Variance) and Section 18.26.060 (Conditional Use Permit)
of the Town Zoning Ordinance. Such requests must be made before expiration of the approval.
If the building permit(s) expire before completion of the project, the Planning Director may at
his/her discretion, permit an extension of the approval.
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INDEMNIFICATION AGREEMENT
17. The applicant shall - 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 this approval, 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.
18. The applicant shall - 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.
19. The applicant shall - 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. Notwithstanding 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.
APPEAL PERIOD
20. No building permit shall be issued until the expiration of the appeal period. The appeal period
extends ten calendar days from the date of decision. 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.
PUBLIC WORKS/ENGINEERING DEPARTMENT
Special Flood Hazard Area
21. This project is an improvement to an existing residential structure within a FEMA-designated
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Special Flood Hazard Area (SFHA). Prior to the issuance of a Building Permit a Floodplain
Development Permit will be required. The Town has an Elevation Certificate on file that shows
the existing residence finished floor at an elevation of 12.0 NAVD. All new construction on the
first floor shall match the existing finish floor and flood vents on the first floor additions shall be
placed per FEMA requirements.
22. 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.
23. 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.
24. 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.
25. 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.
Work In Public Right-of-Way
26. 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.
27. 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.
28. 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.
29. 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
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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.
30. 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.
31. 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.
Sanitary Sewer
32. 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.
33. 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
34. 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.
35. 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.
36. 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.
37. 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
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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
38. Automatic natural gas shut-off devices required.
39. 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.
40. The building shall comply with sections of Ordinance #922, an ordinance regarding the
installation of automatic fire sprinkler systems and automatic gas shut-off devices.
41. 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.
42. Prior to the issuance of a Certificate of Occupancy, Fire Department- approved address
identification shall be installed.
43. Smoke alarms and carbon monoxide alarms shall be installed in the structure, as required by the
California Building Code/ California Residential Building Code.
44. All tree limbs and vegetation within 10 feet of chimneys shall be removed.
STOP WORK ORDER - RED TAG ORDINANCE
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
* * * * * * * * * * * *
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PASSED AND ADOPTED by the Corte Madera Planning Commission on November 29, 2016, by
the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
________________________________________________________________________
Peter Chase, Chair
Date
________________________________________________________________________
Adam Wolff, Director of Planning and Building
Date

Attachment:
1. Owner and Contractor Statement
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Owner and Contractor Statement:
I have read, understand and accept the responsibility for the Conditions of Approval for Design
Review Approval PL-2016-0101, as stated in Resolution 16-033 approved on November 29,
2016. I agree to abide by and conform to these conditions and all of the provisions of the Corte
Madera Zoning Ordinance pertaining to the project located at 57 Golden Hind Passage and to
all other ordinances of said Town affecting this project.
Please sign and return this Statement to the Planning Department when filing for a Building
Permit for this project.

_________
Date

______________________________
Signature of Owner

_________
Date

______________________________
Signature of Contractor

O:\Planning Department\_02 PLANNING APPLICATIONS AND PROPERTY FILES\A-J\GOLDEN HIND PASSAGE\57 Golden Hind Passage\Attachment 1 PC Resolution.doc
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ATTACHMENT 2
SIGNATURES OF SUPPORT

Signatures of support provided by applicant on back of 11x17 inch project plans
1

Map showing properties that provided signatures of support (shown in yellow)
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ITEM NO. 7Bi
PLANNING COMMISSION MEETING MINUTES OF
NOVEMBER 10, 2016

Planning Commission Meeting
November 29, 2016

DRAFT MINUTES
SPECIAL PLANNING COMMISSION MEETING
NOVEMBER 10, 2016
CORTE MADERA TOWN HALL
CORTE MADERA

COMMISSIONERS PRESENT:

Chair Peter Chase
Vice-Chair Phyllis Metcalfe
Commissioner Jennifer Freedman
Commissioner Bob Bundy
Commissioner Nicolo Caldera

STAFF PRESENT:

Adam Wolff, Planning Director
Phil Boyle, Senior Planner
Judith Propp, Assistant Town Attorney

1. OPENING:
A. Call to Order – The meeting was called to order at 7:30 p.m.
B. Pledge of Allegiance – Chair Chase led in the Pledge of Allegiance.
C. Roll Call – All the commissioners were present.
2. PUBLIC COMMENT – NONE
3. CONSENT CALENDAR – NONE
4. CONTINUED HEARINGS - NONE
5. NEW HEARINGS
MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner Bundy,
to change the order of proceedings and Replace Item A, 5221 Paradise Drive,
Marin Country Day School, with Item B, 200 Tamal Plaza, on the agenda:
AYES:
NOES:

Metcalfe, Bundy, Chase, Freedman, Caldera
None

A. 200 TAMAL PLAZA – CONDITIONAL USE PERMIT TO INCREASE THE NUMBER
OF MEDICAL OFFICE USES WITHIN THE EXISTING OFFICE BUILDING. (Senior
Planner Phil Boyle)
Senior Planner Boyle presented the staff report. Mr. Boyle noted that discussions
concern only the use of the building, and that a Conditional Use Permit (CUP) is
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required for changes in use relating to medical services. Mr. Boyle discussed the
requested changes in use and also the traffic study. He noted that the increase in traffic
at peak hours and the delay at the Tamal Vista/Fifer intersection meet the General Plan
criteria for level of service.
Mr. Boyle discussed the parking study and noticing process, when he confirmed that
both the tenants and property owners have been notified of the project. He confirmed
that staff could make the findings to approve the Conditional Use Permit with the
conditions of approval.
Scott Hochstrasser, Applicant, discussed the analysis that was undertaken to determine
the uses in the other four buildings on the lot. He commented on those uses in relation
to parking.
In response to Commissioner Freedman, Mr. Hochstrasser said there are approximately
80 dedicated parking spaces for the building.
Chair Chase and Mr. Hochstrasser discussed the building’s occupancy rate and types
of proposed medical services. Mr. Hochstrasser noted that “medical services” is not
defined under the Code and that medical laboratories would require a separate CUP.
Chair Chase opened and then closed the public comment period when no one came
forward to speak.
Commissioner Bundy discussed the difficulty of determining traffic impacts for the
various uses that constitute medical services. However, he said that he would support
the project.
Commissioner Freedman said she could support the project. However, she said there is
insufficient dedicated parking but noted that there is support from other owners/tenants.
Commissioner Caldera commented on an office use generating more concentrated
traffic than a medical facilities use, and he confirmed his support for staff’s
recommendation. Vice-Chair Metcalfe said she could support the project.
Chair Chase discussed the findings and his belief that there would be traffic impacts,
which would be outweighed by the benefits to the Town by approving the project.
MOTION: Motioned by Commissioner Caldera, seconded by Commissioner
Freedman, to approve Resolution No. 16-032 approving a Conditional Use
Permit to increase the number of medical office uses within the existing office
building located at 200 Tamal Plaza:
AYES:
NOES:

Metcalfe, Bundy, Chase, Freedman, Caldera
None
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Mr. Boyle read the appeal rights.
B.

5221 PARADISE DRIVE (MARIN COUNTRY DAY SCHOOL) – DRAFT INITIAL
STUDY/MITIGATED
NEGATIVE
DECLARATION,
GENERAL
PLAN
AMENDMENT, REZONING, DESIGN REVIEW AND CONDITIONAL USE
PERMIT AMENDMENT FOR MODIFICATIONS TO MARIN COUNTRY DAY
SCHOOL. (Senior Planner Phil Boyle)

Chair Chase discussed the Planning Commission’s objectives for the evening, and
Senior Planner Boyle confirmed the Town Council will review all aspects of the project,
including design review, based on the Planning Commission’s recommendations.
Mr. Boyle discussed the documents provided to the commissioners and which are
available to the public. He then proceeded to provide background information on the
project, noting that the CEQA process concluded with the need for a Mitigated Negative
Declaration. He discussed the four entitlements for which approval is sought, and a
summary of the project, which includes new classrooms, a performing arts building,
creek restoration and temporary modifications to the north parking lot.
Mr. Boyle went on to discuss the proposed site plan, including renderings and
elevations of the classrooms. He noted that a photovoltaic roof system is proposed and
that a materials board has been provided.
Mr. Boyle discussed the CEQA process, including the areas of mitigation that are
required and the General Plan Amendment and rezoning designation. He said that if the
increase in the Zoning and Land Use areas of Public and Semi-Public Facilities District
is approved, the new buildings and the entire campus, including the playing fields,
would be within the correct General Plan and Zoning designations. Mr. Boyle noted that
the Public and Semi-Public Zone would be increased by approximately 7 acres, and the
school confirmed that there is no intention to develop the area within Open Area
Residential Zone.
Mr. Boyle concluded his report with a discussion on the north parking lot, where the
school proposes to house temporary classrooms during construction. He also discussed
parking, student pick-up and drop-offs and access to the main campus Mr. Boyle noted
that there are conditions of approval that should be reviewed.
Mr. Boyle clarified the student drop-off area in response to Vice-Chair Metcalfe.
Commissioner Bundy suggested the applicant might donate the Open Residential
District Zone to the Town as open space to ensure residential building could not occur.
Counselor Propp noted that this is not part of the proposal.
Mr. Boyle and Commissioner Caldera discussed the final parking conditions after
construction.
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Mr. Boyle and Chair Chase discussed the proposed changes to the line defining the
General Plan and Zoning districts and Mr. Boyle.
In response to Chair Chase, Senior Engineer Nisha Patel discussed a multi-use path
project in relation to Marin Country Day School and traffic and parking impacts.
Commissioner Bundy expressed concern that construction of the multi-use path would
create traffic impacts in relation to Marin Country Day School and users of the Ring
Mountain trail. Planning Director Wolff noted that the path project is not part of the
current discussions.
Lucinda Lee Katz, Head of School MCDS, discussed Phase 1 and the proposed Phase
2 expansion plans. Ms. Lee Katz said there are no plans to expand student enrollment,
and that 70% of their students ride the bus. She discussed the ways in which they are
trying to alleviate traffic and parking conditions on Paradise Drives and she discussed
the environmental components of their project.
Scott Shell, Project Architect, introduced the project team. Willett Moss, Landscape
Architect, provided background information on the first phase of the landscape project.
Mr. Moss discussed the second phase of the plans and how water will be controlled on
the site.
Tanner Harris, Project Biologist, commented on the success of the first phase and he
discussed their plans to widen the creek banks and add step pools. He confirmed they
would replace non-native plants with native varieties and that the tree replacement ratio
would be 3 to 1.
Mr. Moss discussed the amount of native species that are proposed and how birdlife will
be encouraged.
Mr. Shell discussed the buildings and courtyard design. He noted they would be
incorporating materials used in the other school buildings, such as wood shingles, and
the same color pallet for the new classrooms.
Commissioner Bundy discussed his concern that flooding could still occur and he asked
the applicant to confirm whether the new buildings are sufficiently elevated so as not to
be impacted by flooding. In response, Mr. Shell said the buildings will be elevated and
that the hydrology has been designed to withstand a 20-year storm event. Furthermore,
he noted that the creek will be widened and lowered to address flooding issues.
Commissioner Bundy said that some of the plantings in Phase 1 have not grown
successfully and Mr. Harris replied that they overplanted for this reason.
Commissioner Caldera congratulated the applicants on the design. In response to
Commissioner Caldera, Mr. Shell discussed the water storage tanks, which he said
would need to be relocated once the new construction is completed. Mr. Wolff
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confirmed the Town would not require permits for the creek restoration project, but that
the plans form part of the CEQA process and landscaping around the creek is part of
design review.
In response to Commissioner Freedman, Scott Harvester, Assistant Head, discussed
the difficulties of providing additional parking beyond the temporary parking area during
construction. Mr. Boyle explained the plan was evaluated as part of the Initial Study and
Mr. Wolff noted that parking is part of the Conditional Use Permit and could be
addressed by the commissioners.
In response to Vice-Chair Metcalfe, Ms. Lee Katz said they will consider using
personnel to direct traffic during parent-teacher events, as they do for other events, and
Mr. Harvester discussed other possible mitigation measures.
In response to Commissioner Bundy, Mr. Harvester said he hoped to work with the
Town to mitigate traffic and parking impacts from the multi-use path.
Chair Chase opened the public comment period.
Sherrie Vigneron, Westward Drive, commended the plans. However, she suggested a
crosswalk by the trailhead might be of benefit and she asked the applicants to consider
a pollinator habitat, noting that the buckeye species is toxic.
Chair Chase closed the public comment period
Mr. Moss noted that buckeyes might be poisonous to honey bees, which he said are not
a native species. He noted that buckeyes are native plants and that there are native
bees.
Commissioner Bundy asked if the landscaping crew use battery-operated equipment,
which is more environmentally friendly than two-cycle motors, and whether the school
staggers the hours. In response, Ms. Lee Katz said the crew is transferring to batteryoperated equipment and she explained the difficulty of using staggered hours but said
they are willing to liaise with the other schools in the area.
In response to Commissioner Caldera, Ms. Lee Katz said their facilities are registered
as a Red Cross center and could be used during an emergency.
Vice-Chair Metcalfe said the project is outstanding and that she can make all the
findings, noting that the environmental and educational benefits of the project.
Commissioner Bundy also commended the applicants on their plans and confirmed he
could make the findings. Commissioner Bundy commented on the state of the upper
field, which he said is healthy and, furthermore, the creek improvements will enhance
the site.
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Commissioner Caldera said the project is fantastic and that he can make all the
findings.
Commissioner Freedman said she appreciates all the effort that has gone into the
environmental aspects and that she is happy the school is searching for a more
permanent solution to the parking and traffic issues.
In response to Chair Chase, Mr. Boyle said that MMWD have not reviewed the plans.
He said they would need to review the plans on application for a building permit, which
could be included as a condition of approval.
Chair Chase and Mr. Wolff discussed construction timelines for the various parts of the
project in relation to the construction management plan.
In response to Chair Chase, Mr. Boyle noted that drainage mitigation measures for the
northern lot are included as part of the CEQA documentation.
In response to Vice-Chair Metcalfe, Counselor Propp noted that staff has included all
the findings for all aspects of the project (including certification of the environmental
documents) in the resolution, which staff recommends the commissioners adopt.
MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner Caldera,
to approve Resolution Number 16-031 recommending that the Town Council
certify a Mitigated Negative Declaration and approve a General Plan
Amendment, a Rezoning, an Amendment to the existing Use Permit and Design
Review to allow the construction of two new creekside classroom buildings, a
new Performing Arts building, new upper school restrooms/offices, new lower
school bathrooms and temporary classrooms at 5221 Paradise Drive, Marin
Country Day School:
AYES:
NOES:

Metcalfe, Bundy, Chase, Freedman, Caldera
None

Chair Chase announced a 10-minute break at 9:35 p.m.
6. BUSINESS ITEMS - NONE
7. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners
Chair Chase reported on the Town Council meeting of November 1st. He said that
discussions took place on the following: The denial of a regional grant for the Nellen
access path project; Councilor Furst’s role in an overpass project at Tamalpais Drive,
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which he noted will be heard at the next Council meeting; Councilor Condon’s
encouragement to attend the “Let It Snow Day” at Menke Park on December 3rd; the
adoption of the Building and Fire Codes; and a hearing to rescind approval for the
project at 359 Chapman Drive that will be heard at the Town Council meeting on
November 15, 2016.
In response to Vice-Chair Metcalfe, Mr. Boyle provided an update on the landscaping
on the west side of The Village from the landscape architects. He noted that
construction continues at Town Center and the Town has given the center the ok to
work at night under certain conditions.
ii. Planning Director
Mr. Wolff provided an update on the Tam Ridge project, which the owners hope will be
completed in the spring of 2017. He said they are working on mechanical screenings.
Mr. Wolff noted that the Town Council will be hearing the Accessory Dwelling Unit
Ordinance and the Junior Accessory Dwelling Unit Ordinance at their next meeting, and
he clarified aspects of the ordinance that relate to Christmas Tree Hill.
Mr. Wolff confirmed the next Planning Commission meeting is scheduled for Tuesday,
29th November.
Mr. Boyle noted that a scoping session for the Environmental Impact Report concerning
the Restoration Hardware project is scheduled for Thursday, 17th November.
In response to Chair Chase, Mr. Wolff confirmed that ADU’s require a separate
bathroom and JADUs do not require a separate bathroom under the new rules that will
be implemented in January 2017.
iii. Tentative Agenda Items for November 29, 2016 Special Planning
Commission Meeting:
A. CORTE MADERA MARSH ECOLOGICAL RESERVE – ENVIRONMENTAL
ASSESSMENT, GENERAL PLAN AMENDMENT, ZONING AMENDMENT, AND
GRADING AND DRAINAGE PERMIT APPLICATIONS TO RESTORE TIDAL
MARSH ON MARIN AUDUBON SOCIETY AND CA DEPARTMENT OF FISH AND
WILDLIFE PROPERTY AT 72 INDUSTRIAL WAY (Planning Director Adam Wolff)
B. 57 GOLDEN HIND PASSAGE – MAJOR DESIGN REVIEW (PLANNING
COMMISSION) APPLICATION FOR A 280 SQUARE FOOT ADDITION TO THE
FIRST FLOOR AND THE ADDITION OF A NEW 962 SQUARE FOOT SECOND
STORY TO AN EXISTING SINGLE STORY BUILDING WITH TWO CAR GARAGE
RESULTING IN 2,691 SQUARE FEET OF HABITABLE SPACE. THE HOUSE IS IN
THE FLOOD ZONE AND WAS RAISED IN 2011 TO A FINISHED FLOOR
ELEVATION OF 11.70’. (Assistant Planner Doug Bush)
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B. MINUTES
i. Planning Commission Meeting Minutes of October 25, 2016

MOTION:
Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Caldera, to approve the minutes of October 25, 2016 as amended:
AYES:
ABSTAIN:

Metcalfe, Bundy, Chase, Caldera
Freedman

8. ADJOURNMENT
A motion was made, seconded and unanimously passed to adjourn the meeting at 10
p.m.

