TOWN OF CORTE MADERA
PLANNING COMMISSION AGENDA
Tuesday, June 12, 2018
Council Chambers, 300 Tamalpais Drive, Corte Madera, California

7:00 P.M.

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. 309 CORTE MADERA AVE – DESIGN REVIEW NO. PL-2018-0035 DRC FOR MODIFICATIONS TO THE
EXISTING HOME INCLUDING AN ADDITIONAL 144 SQUARE FEET TO THE BASEMENT LEVEL, 815 SQUARE
FEET OF ADDITIONAL LIVING AREA TO THE SECOND OR MAIN LEVEL AND 668 SQUARE FEET TO BE
ADDED TO THE UPPER/THIRD LEVEL. (Phil Boyle, Senior Planner)
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 June 26, 2018 Planning Commission Meeting

(P ROP OSED I TEM S, AN D ORDER, ARE SUBJECT TO CHANGE)

A. 56 MADERA BOULEVARD (CORTE MADERA INN) – DESIGN REVIEW AND SIGN PERMIT
FOR INSTALLATION OF NEW BEST WESTERN SIGN WITHIN THE EXISTING PYLON SIGN
AREA.
B. 301 CORTE MADERA TOWN CENTER (FLORES RESTAURANT) – DESIGN REVIEW FOR
FAÇADE CHANGES AND MODIFICATIONS TO THE EXTERIOR OF THE BUILDING TO
ACCOMMODATE FLORES RESTAURANT.
iv. Future Agenda Items

(P ROP OSED I TEM S, AN D ORDER, ARE SUBJECT TO CHANGE)

B. MINUTES
i. Planning Commission Meeting Minutes of May 8, 2018

8. ADJOURNMENT
To the next Planning Commission Meeting which will be held on June 26, 2018 at 7:00 p.m. in the Corte
Madera Council Chambers, 300 Tamalpais Drive.
TO ACCESS PLANNING COMMISSION PACKET MATERIALS, VISIT:
http://www.townofcortemadera.org/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 11:00 P.M. UNLESS THE COMMISSION VOTES TO
EXTEND THE MEETING.

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. 5A
309 CORTE MADERA AVE – DESIGN REVIEW NO. PL-20180035 DRC FOR MODIFICATIONS TO THE EXISTING HOME
INCLUDING AN ADDITIONAL 144 SQUARE FEET TO THE
BASEMENT LEVEL, 815 SQUARE FEET OF ADDITIONAL LIVING
AREA TO THE SECOND OR MAIN LEVEL AND 668 SQUARE FEET
TO BE ADDED TO THE UPPER/THIRD LEVEL.

Planning Commission Meeting
June 12, 2018

ITEM NO. 7Bi
PLANNING COMMISSION MEETING MINUTES OF
MAY 8, 2018

Planning Commission Meeting
June 12, 2018

DRAFT MINUTES
REGULAR PLANNING COMMISSION MEETING
MAY 8, 2018
CORTE MADERA TOWN HALL
CORTE MADERA

COMMISSIONERS PRESENT:

Chair Peter Chase
Vice-Chair Phyllis Metcalfe
Commissioner Bob Bundy
Commissioner Jennifer Freedman
Commissioner Charles Lee

STAFF PRESENT:

Adam Wolff, Planning Director
Peter Brown, Director of Public Works
Doug Bush, Associate Planner
Judith Propp, Assistant Town Attorney

1.

OPENING:
A. Call to Order – The meeting was called to order at 7:00 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

Chair Chase made a statement regarding the upcoming elections and he encouraged
people to vote.
3.

CONSENT CALENDAR – None

4. CONTINUED HEARINGS – None

5. NEW HEARINGS
A. AMY’S DRIVE THRU RESTAURANT (5839 PARADISE DRIVE) –
CONSIDERATION
AND
POSSIBLE
PLANNING
COMMISSION
RECOMMENDATION TO THE CORTE MADERA TOWN COUNCIL
REGARDING: 1) ZONING ORDINANCE AMENDMENT; 2) CONDITIONAL USE
PERMIT; 3) DESIGN REVIEW; AND 4) SIGN PERMIT TO ALLOW FOR
CONSTRUCTION AND OPERATION OF A RESTAURANT WITH DRIVE
THROUGH LANE AT 5839 PARADISE DRIVE (Doug Bush, Associate Planner)
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The commissioners confirmed they had visited the site and Associate Planner Doug
Bush presented the staff report. Mr. Bush recalled the applicants made a preliminary
application in September 2017, before formally applying for permits. Planning Director
Wolff stated that materials relating to this item have been made available to the public.
Mr. Bush discussed the site, which he confirmed is zoned C3. He explained the
surrounding land uses include auto dealerships, and that the site had previously been
occupied for over 40 years by Denny’s restaurant until it closed in 2014, and has since
been vacant. He discussed the application to demolish the current building and
reconfigure the site, noting that the parcel is unique because there are no directly
adjacent uses.
Mr. Bush said the new proposed restaurant building would be 4,100 sq. ft., which would
not be significantly larger than the current building, and would be located further to the
south of the property. He discussed the outdoor seating area, which he said would
have a shaded structure that could be closed for inclement weather, and he also
discussed the reconfigured parking lot that would allow for a drive-through for 19 cars.
Mr. Bush discussed the placement of solar panels, and a vegetative roof that he said
would be maintained with live plants. Mr. Bush discussed renderings that showed
elevations of the proposed building from various angles, and the landscaping plan that
would include a storm water retention system. He noted that the arborist’s report is
recommending removal of some of the eucalyptus trees.
Mr. Bush noted that lighting and signage plans have been provided. He said the
signage plan meets the zoning requirements and with the removal of a water tower
element that was on the preliminary plans conforms to the San Clemente/Paradise
Specific Plan
Mr. Bush discussed the Conditional Use Permit (CUP), which he said is necessary for
the new drive-through function of the restaurant, and the proposed ordinance changes.
He said these included supplementary use findings and additional standards for a drivethrough lane, and he explained that the commissioners must determine if the use of the
drive-through restaurant is consistent with the other uses in the C3 district. Mr. Bush
confirmed that staff is able to make the findings to support adding a drive-through to the
conditional uses in the C3 district, noting that the use should create less traffic than
other conditionally permitted uses in the zoning district, such as a gas station and mini
mart.
Mr. Bush discussed other additional findings that could support the project, including a
unique building design and the appropriateness of the site for this use. Mr. Bush also
discussed existing findings, including the site’s previous use as a restaurant and the
project being in scale with the surrounding neighborhood. He confirmed staff could
support all the existing and supplementary findings for the reasons he had discussed.
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Mr. Wolff introduced Bob Grandy, Fehr & Peers, the consultants who have prepared
traffic reports and assessed parking and site conditions on behalf of the Town.
Mr. Grandy discussed three different transportation assessments, including a site plan,
parking assessment, and traffic analysis. He explained that data was collected from the
drive through at the Rohnert Park restaurant; that the proposed site plan would include
a crosswalk, and that the traffic studies concluded there would not be substantial
impacts, noting that Paradise Drive has more than adequate capacity for additional trips
that would be generated. Mr. Grandy also addressed ingress, egress and additional
traffic signs.
Public Works Director Peter Brown discussed a peak hour traffic count relating to
Paradise Drive, stating that the corridor is primarily used by vehicle traffic and that
pedestrian and cycle usage is extremely limited.
Mr. Bush stated that the Planning Commission would be making a recommendation to
the Town Council if they approved the resolutions.
In response to Commissioner Freedman, Mr. Bush confirmed the drive-through portion
of the project requires the change to the zoning ordinance because it is not currently
addressed by the code.
In response to Vice-Chair Metcalfe’s comments regarding maintenance of the green
roof, Mr. Bush confirmed that there is a condition of approval regarding the roof, and a
separate condition requiring maintenance of all approved landscaping, including the roof
itself.
Mr. Bush discussed the removal of eucalyptus trees in response to Commissioner
Bundy. Commissioner Bundy discussed his concerns relating to the removal of street
parking with the addition of the central driveway and sight line issues, which he
suggested could be rectified by making all exists right turn only.
In response, Mr. Brown said that an entrance displaces two or three parking spaces,
and he discussed the difficulty of automobile circulation in the parking lot if the central
entrance is eliminated. Mr. Brown also discussed the reasons he would not recommend
making all the exits right turn only. Mr. Grandy agreed with Mr. Brown’s comments,
adding that the northern most drive way has clear sight lines.
In response to Vice-Chair Metcalfe, who expressed concern that the increased traffic
volumes might cause safety issues, Mr. Brown referred to the traffic counts, which he
said show the volume would increase by 5% - 10% at peak times, which he does not
believe would be significant. He noted that safety upgrades were included in the design
for bikes and pedestrians.
Commissioner Bundy and Mr. Brown discussed the removal of parking spaces to create
another driveway and the likely location of a crosswalk. Mr. Wolff noted that the road
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improvement plans would need to be submitted at the time of the building permit
application.
In response to Commissioner Lee, Mr. Brown confirmed there were no plans to create a
roundabout at the top of San Clemente/Paradise Drive, and he said traffic turns from the
site could be changed, if necessary, after the restaurant opens. Mr. Wolff noted that the
Planning Commission could re-evaluate any aspect of a CUP.
Chair Chase commented on the possibility of roadway changes in the area in the future,
which he said would have no bearing on the current Amy’s Drive-Thru discussions.
Andy Berliner, co-owner of Amy’s Drive Thru, provided background information on the
business, and he noted that all their packaging is compostable. Amy Berliner, co-owner
of Amy’s Drive Thru, said they provide for all dietary restrictions and that they believe
the old Denny’s is a good location for a drive-through.
Paul Schiefer, Project Architect, discussed the hours of operation, the 50-50 split
between sit-down diners and drive-through patrons, and the relatively low carbon impact
from idling cars when taking into account the ecological impacts of the food they
produce in comparison with other restaurant businesses. Mr. Schiefer stated they
would be incorporating energy-efficient systems in their design, and he discussed their
community outreach.
Zoee Astrakhan, Project Landscape Architect, discussed the project design, which she
said is in keeping with the character of the Town, and she used the site plans to discuss
the ways they have made the best use of the lot. Ms. Astrakhan noted that they have
increased parking for cars and bikes, and she discussed that a majority of trees will be
maintained, additional landscaping and signage.
Andrew Dunbar, Project Architect, discussed the concerns expressed at the September
presentation and the design changes that were subsequently made, including the
removal of the tower feature. Mr. Dunbar used a slide presentation to discuss the
elevations and views of the building and site from the surrounding area. He also
discussed the materials, the earth tone colors, and the project’s sustainability features,
including the green roof.
In response to Commissioner Lee, Mr. Schiefer said they expect the building to shield
customers from the wind and that heaters will be provided, but they will consider vertical
canvas pull downs if necessary.
In response to Commissioner Bundy, Ms. Astrakhan confirmed the smaller trees to the
west side are slated for removal due to the narrowness of the site and the need to make
room for the drive through.
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In response to Chair Chase, Mr. Schiefer said they do not usually take call orders and
that the drive through ordering is quick. He discussed the living roof and how it will be
maintained.
Chair Chase opened the public comment period.
David Macpherson, town resident, said he supports the project, and his concerns
expressed in correspondence to the Town that related to bicycle and pedestrian safety
with multiple driveways have been removed. Mr. Macpherson suggested a class 2-bike
lane might be considered in the future if the parking and traffic conditions are
functioning well.
Phyllis Galanis, east side town resident, said the new design is a better fit, and she
discussed her concern that there will be insufficient street parking for employees of
other businesses. Ms. Galanis also discussed her concern that more drive-through
restaurants would be allowed in other C3 districts, but she confirmed her support for
Amy’s.
Katy Shell, 13 years old, said that she supports the project because it is difficult to find
good vegetarian food at restaurants. Ms. Shell commented on the addition of
greenhouse gases made by cows and the contribution that will be made by the
restaurant to prevent global warming.
Dr. Richard Vogle, psychologist, discussed the awareness of young people to take care
of their health as opposed to those who have substance use disorders. Dr. Vogle said
that Amy’s provides the opportunity to experience a higher value; that the atmosphere
of Amy’s is conducive to joy and the dining experience is uplifting.
Dr. A.J. Kallet, VCA Madera Pet Hospital, discussed his concern about additional traffic,
which he said would make both the left and right turns out of their driveway very difficult,
and the loss of on street parking he and their employees rely on. Dr. Kallet suggested
making Paradise Drive a one-way street.
Ned Deangelo, Corte Madera resident, said he supports Amy’s restaurants. He stated
the proposed project would add much character to an area that is currently a blight, and
that the restaurant will be an asset to the community.
Daniel Cohen, Corte Madera resident, discussed his support for Amy’s restaurant,
whose kosher food is in line with his family’s dietary requirements. Rabbi Cohen stated
that he would like his three teenagers to have a healthy choice when eating out.
Ileana Brown, Mill Valley resident, said that she is unable to eat dairy products and is
vegan, and that she and her husband drive up to Amy’ in Rohnert Park most weekends.
Ms. Brown said that Amy’s is the only place where she can eat without worrying about
getting sick, and that they give so much back to the community.
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Carol Michelson, Marin resident and food activist, said it is important to eat well and
organically, and that Amy’s is an incredible restaurant where you can eat organically,
and gluten and dairy free. Ms. Michelson expressed a hope they will open the Corte
Madera restaurant.
Sarah Bock, Board Member of Corte Madera Larkspur Mother’s Club, said that they
offered their support to Amy’s and would love them to become part of the town.
Utkarsh Khokhar, Pixley Avenue, said his concerns about idling cars and traffic issues
have been answered, although he remains concerned that some eucalyptus trees will
not be removed because they are a fire hazard. Mr. Khokhar said he welcomes Amy’s
to the town.
Chair Chase closed the public comment period.
Planning Director Wolff said that the zoning ordinance amendments for the C3 zoning
district would allow drive through restaurants, but that supplementary development
standards, findings, and definitions have been added to ensure there would be no
applications for drive-through kiosks. He discussed the additional findings relating to
drive-through restaurants that would need to be made that address potential land use
issues, and he confirmed staff’s belief that a thorough analysis would be needed for a
potential new drive-through restaurant.
Mr. Wolff addressed the removal of street parking, noting that safety is the major
concern relating to the need for an additional driveway at the project’s site. He
confirmed that staff and the consultants feel the design is appropriate for the
neighborhood.
Chair Chase opened the public comment period.
Vicki Torto, Marin resident, gave her support for the restaurant and described Marin’s
dining options as a plant-food dessert.
Chair Chase closed the public comment period and announced a 5-minute break at
9:10 p.m. before the commissioners reconvened.
Commissioner Lee stated that the zoning issues have been one of the main
considerations. He confirmed he had read all the information provided by staff and the
consultants relating to the project, and that he feels he is able to support the proposed
drive-through restaurant. Commissioner Lee noted that Denny’s operated for over 50
years at the site and he believes Amy’s will be successful. He said the protections
relating to the zoning regulations and uses are in place, and that he understood the
findings and could wholeheartedly support the project.
Commissioner Freedman stated that a lot of thought has been given to the C3 zone and
how drive-through restaurants might affect the town. She noted that there are very few
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potential sites, and that the need for a conditional use would provide for further scrutiny
if there were other applications. Commissioner Freedman said it is a great project and
that she could support the findings relating to the conditional use and the zoning
amendments. She commented on San Clemente Drive, which she believes is
underutilized, and said that she could envisage a future bike lane. Commissioner
Freedman stated that she supports the middle driveway.
Commissioner Bundy commented on his concern that street parking would be removed
and the precarious nature of the turning from the veterinary’s hospital, and he
expressed a hope that the sight lines could be improved. Commissioner Bundy said he
would rely on staff to determine the best place for a crosswalk, and he asked staff to
ascertain if a fire hydrant could be moved at relatively modest cost to provide an
additional parking space. Commissioner Bundy said that Amy’s is a great project.
Vice-Chair Metcalfe said she could support the findings, and that she believes the
zoning ordinance amendments and CUP address any concerns that there could be
multiple drive-through restaurant applications. She said that traffic conditions should be
reviewed after 6 months, but the site is right for the restaurant and she likes the design.
Vice-Chair Metcalfe confirmed she could approve the project.
Chair Chase said he had no problem making the findings, since the staff report guided
them explicitly well and addressed the issues relating to the zoning change. He said he
could wholeheartedly support all the findings, and he commented on the appropriately
sized signage, noting that signage lighting must be switched off at 11 p.m.
Chair Chase stated that he would encourage such thorough applications and that the
presentations were exceptional. He said he believes the site is perfect for a drivethrough restaurant, which he noted might not be the case elsewhere in town. Chair
Chase stated that it was a great project and he would wish for other projects to be as
green and thoughtful.
Counselor Propp confirmed the two resolutions could be combined under one motion if
the motion references both resolutions and all of the findings.
MOTION: Motioned by Commissioner Freedman, seconded by Vice-Chair
Metcalfe, to approve Resolution No. 18-006, recommending that the Town
Council approve a Zoning Ordinance Amendment to allow a restaurant with a
drive through use in the C3 zone, and Resolution No. 18-007 to approve 1)
Conditional Use Permit, 2) Design Review, and 3) Sign Permit to allow for
construction and operation of the Amy’s Drive Thru Restaurant at 5839 Paradise
Drive:
AYES:
NOES:

Metcalfe, Bundy, Chase, Freedman, Lee
None
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BUSINESS ITEMS – None

7.

ROUTINE AND OTHER MATTERS
A.

8

REPORTS, ANNOUNCEMENTS AND REQUESTS
i.

Commissioners

Commissioner Bundy reported on the Town Council meeting of May 1st, when Planning
Director Wolff presented an item on new software. Budget discussions and proposed
legislation concerning Joint Powers’ Associations were also discussed.
Counselor Propp discussed the proposed legislation, which she said would increase
pension obligations for participating public agencies.

ii. Planning Director
Planning Director Wolff discussed the customer service software, which he said would
allow residents to track the status of their permits among other features. Mr. Wolff
confirmed the Council has approved the software, which he said relates to all
departments, and that implementation is anticipated to be between 8 – 12 months.
Mr. Wolff said that the meeting on May 22nd might be cancelled because items have not
been scheduled because it was anticipated that another hearing for Amy’s Drive Thru
might be necessary.
In response to Vice-Chair Metcalfe, Mr. Wolff said that the customer satisfaction survey
has generated 70 – 80 replies.
The commissioners commented on the excellent materials provided by staff and Amy’s
Drive Thru staff.

iii. Tentative Agenda Items for May 22, 2018 Planning Commission Meeting
(PROPOSED ITEMS, AND ORDER, ARE SUBJECT TO CHANGE) – None

B.

MINUTES
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Planning Commission Meeting Minutes of April 24, 2018
MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Bundy, to approve the minutes of April 24, 2018.

8. ADJOURNMENT
A motion was made, seconded and unanimously approved to adjourn the meeting at
9:50 p.m.

