TOWN OF CORTE MADERA
PLANNING COMMISSION AGENDA
Tuesday, M arch 12, 2019
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. 78 GRANADA DRIVE – A CONTINUED PUBLIC HEARING FOR DESIGN REVIEW APPLICATION PL-20180080 FOR A RESIDENTIAL ADDITION AND REMODEL TO AN EXISTING TWO STORY DWELLING AT 78
GRANADA DRIVE. (Senior Planner Martha Battaglia and Senior Planner Phil Boyle)
5. NEW HEARINGS
A. None
6. BUSINESS ITEMS
A. REPORT REGARDING THE CALENDAR YEAR 2018 HOUSING ELEMENT ANNUAL PROGRESS
REPORT FOR THE TOWN OF CORTE MADERA’S 5TH CYCLE HOUSING ELEMENT (CYCLE YEARS
2015-2023; CONSTRUCTION PERIOD 2014-2022) (Planning Director Adam Wolff)
7. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners
ii. Planning Director
iii. Tentative Agenda Items for the Tuesday, March 26, 2019 Planning Commission Meeting

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

A. 159 PRINCE ROYAL DR – A CONTINUED PUBLIC HEARING FOR CONSIDERATION AND
POSSIBLE APPROVAL OF LANDSCAPING PLAN PURSUANT TO CONDITIONS OF APPROVAL OF

TOWN COUNCIL RESOLUTION NO. 26/2017, RELATED TO THE CONDITIONALLY APPROVED
MAJOR REMODEL AND HOME ADDITION AT 159 PRINCE ROYAL DRIVE.
B. PROPOSED CANNABIS ORDINANCE – CONSIDERATION AND POSSIBLE
RECOMMENDATION TO TOWN COUNCIL REGARDING PROPOSED CANNABIS ORDINANCE FOR
TOWN OF CORTE MADERA
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 January 22, 2019
ii. Planning Commission Meeting Minutes of February 12, 2019
9. ADJOURNMENT
To the next Planning Commission Meeting which will be held on March 26, 2019 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 10:00 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. 4A
78 GRANADA DR – A CONTINUED PUBLIC HEARING FOR
DESIGN REVIEW APPLICATION PL-2018-0080 FOR A
RESIDENTIAL ADDITION AND REMODEL TO AN EXISTING TWO
STORY DWELLING AT 78 GRANADA DRIVE.

Planning Commission Meeting
March 12, 2019

CORTE MADERA PLANNING COMMISSION
STAFF REPORT

REPORT DATE: March 8, 2019
MEETING DATE: March 12, 2019
TO:

Planning Commissioners

FROM:

Martha Battaglia, Senior Planner
Phil Boyle, Senior Planner

SUBJECT:

Design Review Application PL-2018-0080 for a Residential Addition and
Remodel to an Existing Two Story Dwelling at 78 Granada Drive


RECOMMENDED ACTION:
Staff recommends that the Planning Commission review all information provided by Staff, the
applicant and comments from the public and provide direction on how Staff should proceed. If
the Commission wishes to approve the application, Staff has attached to this report a draft
resolution to approve the application (Attachment 1, Resolution No. 19-011).
BACKGROUND:
The Planning Commission held a special public hearing on February 28, 2019 and discussed the
application for a Major Design Review to construct a 1,196 square foot addition to an existing
2,071 square foot single-family home (inclusive of an attached 431 square foot garage) located at
78 Granada Drive. The proposed project would add 313 square feet to the lower floor, 830
square feet to the upper floor and a 53 square foot storage area.
The Planning Commissioners discussed the impacts to views, particularly from the master
bedroom of 82 Granada Drive. The Commission requested that Staff conduct a follow-up site
visit and take pictures from the master bedroom of 82 Granada Drive in a seated position. The
Commissioners also discussed the possibility of the applicant providing a mock-up in the field to
show the change in impacts to views that would result from a reduced structure.
The Planning Commissioners approved a motion to continue the public hearing to March 12,
2019 until the Commissioners could visit 82 Granada Drive to further evaluate the view impacts.
At the meeting the Commission disclosed the site visits that they made. All of the
Commissioners viewed the story poles from the street.

The discussion from the February 28, 2019 Planning Commission meeting can be accessed by
video here: https://www.youtube.com/watch?v=_p2EECAfA9A and the staff report can be
accessed here: https://www.townofcortemadera.org/ArchiveCenter/ViewFile/Item/2585.
DISCUSSION:
Following the February 28, 2019 meeting, Staff had conversations with the applicant and
requested that the contractor mark the story poles constructed at 78 Granada Drive to show a
reduction in height of both one foot and two feet. Attachment 5 shows how the views from the
west facing bedroom windows and the patio at 82 Granada Drive would be impacted if the taller
ridge is reduced one foot and two feet in height. Attachment 5 also includes pictures from the
master bedroom and the patio of 82 Granada Drive taken from a seated position.
Attachment 4 includes the existing view policies and guidelines in the General Plan and Zoning
Ordinance. There is nothing codified in the Zoning Ordinance related to views of Mt. Tamalpais.
For each project that it reviews, the Planning Commission must make a finding that the project
will not significantly and adversely affect the views, sunlight, or privacy of nearby residents. The
evaluation and analysis of new or expansion projects must balance the needs of the home owner
with potential neighborhood impacts affecting views, sunlight, privacy and safety.
FISCAL IMPACT:
This item will have no fiscal impact on the Town.
ENVIRONMENTAL IMPACT:
The activity is covered by the general rule that CEQA does not apply where it can be seen with
certainty that there is no possibility that the activity will have a significant effect on the
environment (CEQA, Article 5, Section 15061(b)(3)).
OPTIONS:
1. Approve the resolution as presented.
2. Approve the resolution with modifications.
3. Take no action at this time.
ATTACHMENTS:
1.
2.
3.
4.
5.
6.

Draft Resolution No. 19-011
Planning Commission Staff Report, February 28, 2019 meeting date (without attachments)
Existing Corte Madera View Policies
Design Review Guidelines
Updated Story Pole Photos
Comment Letters
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Attachment 1
Draft Resolution to approve the application (Res. #19-011)

BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION

In the Matter of:
DESIGN REVIEW APPLICATION PL-2018-0080 FOR
THE REMODEL OF A 2071 SQUARE FOOT TWO
STORY RESIDENCE INCLUDING A 830 SQUARE
FOOT ADDITION TO THE UPPER FLOOR AT 78
GRANADA DRIVE

Resolution No. 19-011
Adoption Date: March 12, 2019
Appeal Period Ends: March 22, 2019

WHEREAS, on October 11, 2018 a Design Review application was submitted for 1,196 square
feet of additional floor area of which 830 square feet would be added to the existing second floor;
and
WHEREAS, on January 25, 2019 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 15061(b)(3) of the California Environmental Quality Act
(CEQA) Guidelines; and
WHEREAS, on February 13, 2019 story poles were constructed; and
WHEREAS, on February 15, 2019 public hearing notices were mailed to property owners and
tenants within 300 feet of the property; and
WHEREAS, on February 28, 2019 the Planning Commission held a special public hearing on the
item, and heard testimony from the applicant and interested parties and continued the hearing to
March 12, 2019; and
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission does hereby
conditionally approve Design Review Application PL-2018-0080 for a remodel of a 2,071 square
foot two story residence including a 830 square foot addition to the upper floor at 78 Granada
Drive based upon the finding that the proposed remodel and addition is in substantial conformity
with the General Plan and Zoning Ordinance 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 exempt from the California Environmental Quality Act (CEQA) Guidelines because the
activity is covered by the general rule that CEQA does not apply when it can be seen with certainty that
there is no possibility that the activity will have a significant effect on the environment (CEQA, Article 5,
Section 15061(b)(3).
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.
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1.

The project conforms to the General Plan, any applicable Specific Plan, and all provisions
of the Zoning Ordinance.
Conformance with the General Plan
The General Plan Land Use Diagram (Figure 2.4) designates the project site as Low Density
Residential (LDR). Development within these areas is limited to single-family homes and
accessory residential uses that have low intensity characteristics, including second residential
units. Additionally, schools, day-care centers, places of religious assembly and nursing homes
may be permitted.
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 for a second story addition and remodel of an existing residence 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 of the existing residence and utilizes colors and materials that match the
general aesthetic of the neighborhood. The addition includes a gable face on the front
elevation. The porch on the front elevation has been maintained and is interlocked with the
garage, which helps to break up the massing and height of the new second story element.
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 18.08 R Residential Districts.
Conformance with any applicable Specific Plan
The project is not within an established Specific Plan area.
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2.

The project will not unnecessarily remove trees and natural vegetation, will preserve
natural landforms and ridgelines, does not include excessive or unsightly grading of
hillsides, and otherwise will not adversely affect the natural beauty of the Town.
The project will not remove any large trees. The exterior landscaping will stay much the same.
Several small trees and shrubs will be removed from the east side yard to accommodate the
proposed addition. The subject property is not located on a ridgeline and the project will not
affect natural landforms. The project does not include any excessive or unsightly 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.
Guiding principles of the General Plan state that “the evaluation and analysis of new or expansion
projects must balance the needs of the homeowner with potential neighborhood impacts affecting
views, sunlight, privacy and safety.” This application balances those needs and considerations of
both the applicant and neighboring properties by designing with consideration to the topography
of the lot and the location of neighboring residences and by reaching out to neighboring
residences as part of the development of the design.
The location of the addition, on the east side of the property, places the addition closest to the
eastern property at 82 Granada Drive. That neighboring property is situated above the area of the
addition, which limits impacts to views or privacy for this neighbor. Attachment 4 includes
pictures taken from the living area, master bedroom, master bathroom, office and backyard of 82
Granada Drive. These pictures provide some examples of view impacts. Views of Mt. Tamalpais
and the hills above Larkspur will be partially obstructed looking out from the two windows in the
master bedroom. The master suite includes a sliding glass door oriented to the backyard.

The addition will not impact the view from this door or the light coming into the master
suite. Additionally views of the hills above Larkspur will be partially obstructed looking from the
sliding door in the living room. The second story view will not be impacted as the window in the
office looks above the addition. The view of Mt. Tamalpais and the hills above Larkspur will be
partially blocked from the patio; however, these features will be fully maintained in other areas of
the backyard. Staff determined that the impact to views is not significant since it is a partial loss
of views and since the views are fully maintained in other places in the house and backyard. The
applicant modified the two windows in the master bedroom from 4’x2’ windows to clerestory
windows to address privacy concerns expressed by the homeowners of 82 Granada Drive. The
addition is 18 feet 10 inches from the eastern property line and has existing dense vegetation in
this area that will remain. The addition would be setback over 60 feet from the western neighbor
at 74 Granada Drive. Because of the topography of these lots and the relation of the addition to
each of these properties, the project would not have a significant impact on privacy or views for
the adjacent properties.
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.
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Staff finds that the project integrates well into the existing design because it mimics the
architectural style of the existing home and homes within the immediate vicinity. The project
includes modifications to the roof which help the addition integrate seamlessly with the existing
portions of the structure. The colors and materials include light blue/grey stucco and HardiPlank
siding, with white trim and a grey shingled roof. Theses colors and materials are consistent with
other projects within the neighborhood. The majority of existing mature landscaping will be
maintained. The overall size of the addition does not exceed floor area standards for this zoning
district. The addition includes a gable face to the street and a porch that is interlocked with the
garage, which creates visual interest, minimizes the appearance of bulk and massing with this
addition and produce a design which is in scale and harmonious with the site and the broader
neighborhood.
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
and attractive 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 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.
Staff is unaware of any existing violations on the project 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
PLANNING DEPARTMENT
PLANS
1. Consistency with Approved Plans - The proposed project shall be constructed substantially in
accordance with the plans stamped “Official Exhibit” with a RECEIVED stamp of February 22,
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2019, 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.” This signed document
acknowledges that the owner and contractor have read, understand and accept the responsibility
to implement the conditions of approval.

CONSTRUCTION
5. Preconstruction Meeting – Prior to submitting a building permit, a preconstruction meeting shall
take place with all appropriate representatives of the project construction team, Town
representatives and any other agencies. The meeting shall address items such as the construction
management and parking plan, required permits, traffic and parking management, work schedule,
delivery schedule, contact person(s), neighborhood notification, insurance, damage deposits, etc.
6. 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.
OTHER PERMITS OR OTHER REQUIREMENTS
7. 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.
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8. Permits From Other Agencies (i.e. BCDC, MMWD, CDFG, etc.) – As part of the application for
a building permit, grading permit or significant tree removal, the applicant shall provide in
writing approved permits from the appropriate agency(cies) or written statements that a permit is
not required, from the local, state or federal agencies with jurisdiction over the project site. It
shall be the responsibility of the applicant to determine whether approvals and/or permits are
required.
IMPACT FEES
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.

LIGHTING
10. Exterior Lighting Dark Sky Compliant – Exempting existing fixtures shown on approved plans,
all new exterior lighting must be “dark sky friendly” 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. The exterior lights should have a color temperature of 3500
Kelvin or lower (warm not cool). Any changes to proposed lighting must be approved by the
Planning Department.
INSPECTIONS AND VERITIFICATIONS
11. 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.
12. 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.
13. 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) 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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FIRE DEPARTMENT:
14. Substantial Remodel Definition. Substantial Remodel shall mean the renovation of any
structure, which combined with any additions to the structure, affects a floor area, which
exceeds fifty percent of the existing floor area of the structure within any 24-month period.
When any changes are made in the building, such as walls, columns, beams or girders, floor or
ceiling joists and coverings, roof rafters, roof diaphragms, foundations, piles or retaining walls
or similar components, the floor area of all rooms affected by such changes shall be included in
computing floor areas for the purpose of applying this definition. This definition does not apply
to the replacement and upgrading of residential roof coverings.
15. Fire Sprinkler Requirement. A fire sprinkler system shall be installed throughout the entire
building, which complies with the requirements of the National Fire Protection Association
(NFPA) 13-D and local standards. A separate deferred permit shall be required for this system.
Plans and specifications for the system shall be submitted by an individual or firm licensed to
design and /or design-build sprinkler systems.
16. Compliance with WUI Requirements. The project is located in the Wildland Urban Interface
Zone and required to comply with the fire resistant provisions set forth in the California
Residential Code (CRC) §R337. For remodels and additions, compliance is limited to any new,
replaced or relocated building components.
17. Defensible Space Requirement. Prior to the commencement of construction, all dead and fire
prone vegetation shall be removed from the property. All pyrophytic vegetation located on the
property will need to be removed as part of this project regardless of size (pines, junipers,
eucalyptus, cypress, pampas / fountain grasses, etc...)
18. Vegetation Management Plan Requirement. Projects located within a designated Wildland Urban
Interface Zone “WUI” shall have a vegetation management plan submitted to the Central Marin
Fire Department for approval prior to the installation/planting of any landscaping. Shall be noted
on the plans as a deferred submittal. The Vegetation Management Plan shall be approved and in
place prior to Final Inspection.
19. Smoke Alarms. All smoke detectors in the residence shall be provided with AC power and be
interconnected for simultaneous alarm. Detectors shall be located in each sleeping room, outside
of sleeping rooms centrally located in the corridor and over the center of all stairways with a
minimum of one detector per story of the occupied portion of the residence.
20. Carbon Monoxide Alarms. Carbon monoxide alarms shall be provided in existing dwellings when
a permit is required for alterations, repairs, or an addition that exceeds one thousand dollars. CO
alarms shall be located outside of each dwelling unit sleeping area in the immediate vicinity of
the bedroom(s) and on every level of a dwelling unit including basements.
21. Address. Address numbers at least 4’’ tall must be in place adjacent to the front door. If not
clearly visible from the street, additional numbers are required. Residential numbers must be
internally illuminated (backlit), placed to a light or be reflective numbers. If the project is a new
house or substantial remodel, the address numbers may only be internally illuminated or
illuminated an adjacent light controlled by a photocell and switched only by a breaker so it will
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remain illuminated all night. If not currently as described, they must be installed as part of this
project.

PUBLIC WORKS DEPARTMENT
Grading and Drainage
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. 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.
24. 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
25. 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.
26. 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.
27. Per Municipal Code Section 12.04.040, an Encroachment Permit from the Public Works
Department will be required for any activities within, or use of, the public right-of-way such as
placement of debris boxes, staging of equipment in the street, traffic control activities, or street
closures, subject to the review and approval of the Public Works Department.
28. 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
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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.
29. 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
30. The existing sanitary sewer lateral serving the property must be inspected by in-line video
equipment from the building foundation to the District main in accordance with Sanitary District
No. 2- Ordinance No.45 and pressure tested witness by District Staff. The video inspection shall
have audio, an on-screen distance tracking and an Inspection Report prepared by a licensed
contractor or certified technician. The results of the inspection shall be submitted to the Public
Works Department. If the lateral is found to be deficient, repair or replacement may be required.
(https://www.townofcortemadera.org/DocumentCenter/View/3731/Standard-SewerSpecifications )
31. If not already present at the property, a sanitary sewer backflow device shall be installed on the
existing sewer latera.
32. 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
33. 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.
34. 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.
35. 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.
36. Per Municipal Code Section 9.33.100, the applicant shall employ best management practices
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(BMPs) as appropriate from the California Stormwater Best Management Practice Handbook for
Construction Activity, latest edition, or from the Erosion and Sedimentation Control Field
Manual published by the California Regional Water Quality Control Board, to control and
prevent the discharge of sediment, debris and other construction related wastes to the storm
drainage system or waterways, including, but not limited to, general construction, concrete and
mortar application, heavy equipment operation, road work and paving, and earth-moving
activities.
INDEMNIFICATION AGREEMENT
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.
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.
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
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.
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
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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.
* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on March 12, 2019, by
the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
________________________________________________________________________
Peter Chase, Chair
Date
________________________________________________________________________
Adam Wolff, Director of Planning and Building
Date
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Attachment 2
Planning Commission Staff Report, February 28, 2019 meeting

CORTE MADERA PLANNING COMMISSION
STAFF REPORT

REPORT DATE: February 25, 2019
MEETING DATE: February 28, 2019
TO:

Planning Commissioners

FROM:

Martha Battaglia, Senior Planner
Phil Boyle, Senior Planner

SUBJECT:

Design Review Application PL-2018-0080 for a Residential Addition and
Remodel to an Existing Two Story Dwelling at 78 Granada Drive


RECOMMENDED ACTION:
Staff recommends that after consideration of the staff report, presentations, public testimony and
all available materials, the Planning Commission approve the draft resolution in Attachment 1.
Adoption of the attached Resolution 19-011 would approve Design Review Application PL2018-0080 for a 1,196 square foot addition to an existing two story dwelling, based upon the
finding that the proposed project is in substantial conformity with the General Plan and Zoning
Ordinance and based upon the findings listed below in accordance with Section 18.30.070 of the
Municipal Code, and subject to the conditions listed in the attached resolution.
BACKGROUND:
The applicants are requesting Major Design Review approval to construct a 1,196 square foot
addition to an existing 2,071 square foot single-family residence (inclusive of an attached 431
square foot garage) on a 9,506 square foot lot. The existing house is two stories with an unused
attic space over the garage. The proposed project would add 313 square feet to the lower floor,
830 square feet to the upper floor and a 53 square foot storage area. A new dining room, kitchen,
mudroom and storage area are proposed on the ground floor. The existing second floor consists
of two bedrooms, two closets and a bathroom. The proposed upper floor would accommodate
two bedrooms, two closets, a bathroom and a laundry room above the existing two car garage
and kitchen.
The proposed project complies with all development standards of the R-1 Medium Density
Residential District, including floor area, lot coverage, height, setbacks and parking standards.
The floor area ratio would increase from 22% to 35% where 40% is the established maximum.
The peak height of the structure would increase from 22 feet 3 inches to 24 feet 5 inches where
30 feet is the maximum.

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

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

EXISTING
CONDITION
9,506 sq. ft.
25’6”
82’4”
12’1”
26’3”
16%
22%
22’3”
2 covered

APPLICANT’S
PROPOSAL
No change
No change
74’6”
No change
18’10”
20%
35%
24’5”
No change

Below is a chronological listing of events pertaining to this application:

1957 the subject two-story dwelling was constructed.
October 11, 2018 an application was filed for Major Design Review to permit additions
to the first and second floor of the existing dwelling.
November 13, 2018 the Planning Department determined the application to be
incomplete and requested additional materials necessary to make the application
complete.
December 3, 2018 the applicant provided responses to the prior incompleteness letter.
January 25, 2019 the Planning Department determined the application to be complete
after review of submitted information and recommended that the project qualifies for an
exemption under Section 15061(b)(3) of the California Environmental Quality Act
(CEQA) Guidelines.
February 13, 2019 story poles were constructed to represent the extent of the roof eaves,
peak height and the overall silhouette of the proposed additions. The height and location
of the story poles were certified by a licensed surveyor.
February 15, 2019 public hearing notices were mailed to property owners and tenants
within 300 feet of the property.
February 28, 2019 (Thursday) the Planning Commission holds a special public hearing.

DISCUSSION:
Site Description
The 9,506 square foot parcel slopes downward in a westerly direction. The County of Marin lists
the average slope of the lot to be 20%. The original developer of the neighborhood created a
series of flat lots stepping up Granada Drive. The street elevation for the proposed property is
approximately 82 feet. The house to the west (74 Granada Drive) has a lower street elevation of
66 feet whereas the house to the east (82 Granada Drive) has a higher street elevation of 94 feet.
A street elevation is provided on Sheet A1.2 of the project plans to highlight the location of this
project site relative to the adjacent properties. There is no immediate neighbor to the north and
the neighbor to the south is located across Granada Drive. Vehicle and pedestrian access to the
residence is from Granada Drive.
All the houses along Granada Drive are two story homes. The original homes were built by the
same developer and are very similar in style. Over the years, several properties have added
bedrooms over the garage including two of the houses across the street (77 Granada Drive & 81
Granada Drive).
Existing Development
The existing structure is a 2,071 square foot single-family residence (inclusive of an attached 431
square foot garage). As shown on Sheets A2.1 and A2.2, the existing structure is a four bedroom,
2 bathroom residence with the second story located over half of the lower level. The structure
includes an unused attic space over the garage.
Proposed Development
The project is intended to modernize a house built in the late 1950’s and to create the amount of
room desired by a modern family, while doing so in a way which maintains the character of the
structure and the surrounding neighborhood. The applicants have three young children, which
influenced their decision to keep the rear yard available for active play and to expand above the
existing garage with a slight expansion into the side and rear yards.
The proposed project would add 313 square feet to the lower floor, 830 square feet to the upper
floor, and 53 square feet of storage area increasing the size of the house (inclusive of the garage)
from 2,071 square feet to 3,267 square feet. The floor area ratio on the property would increase
from 22% to 35% where 40% is the maximum permitted.
As shown on Sheet A2.1, the proposed project would create a new dining room and mudroom on
the lower level totaling 313 square feet and also modernize the kitchen. A new 53 square foot
storage area is proposed along the existing garage.
As shown on Sheet A2.2, the proposed project would create two bedrooms, a master bathroom,
two closets and a laundry room at the upper floor. The upper floor addition would total 830
square feet. This addition would require modifications to the roofline at the upper and lower

floors to accommodate the addition. The height of the structure would increase by 2 feet 2 inches
to 24 feet 5 inches. The addition would be located above the existing garage and kitchen and
adjacent to the side setback on the east side of the lot. This change can be seen on the site plan
(Sheet A1.2) and the elevations (Sheets A5.0 & A5.1).
Sheet A1.2 shows how the footprint and setbacks of the structure would change. The proposed
site plan shows the existing building envelope as dotted lines. The existing structure has an 82
foot 4 inch rear setback where 25 feet is required. The proposed addition would extend 7 feet 10
inches into the rear yard reducing the rear setback to 74 feet 6 inches. The structure would extend
7 feet 5 inches closer to the east side yard property line, reducing the setback to 18 feet 10 inches
where 6 feet is required. The 12 foot 1 inch west side setback would not change.
The current house is clad in a combination of two materials; stucco and vinyl siding. The
applicant proposes to retain the stucco and vinyl siding on the west elevation and use HardiPlank
siding on the addition. The proposal would expand the existing dormer on the front elevation and
clad the new gable element over the garage with both horizontal and vertical Hardiboard siding.
The addition includes new first and second floor double-paned windows on all four elevations
with decorative white trim. The color of the house will remain the same – light blue/grey with
white trim and a grey shingled roof. New down lit LED exterior sconces are proposed by the
garage door as well as LED exterior sconces with up and down lighting for the covered porch.
Parking
Currently the parcel has two covered parking space in the garage. No change to the parking is
proposed with this application. The applicants propose to add a storage space adjacent to the
garage to allow for the storage of items such as bikes and strollers, while still allowing for the
parking of two cars in the garage.
Landscaping
The site has mature landscaping throughout the site. No large trees are proposed to be removed
from the site as part of this application. The exterior landscaping will stay much the same. The
front yard has seasonal plantings near the front door and evergreen ground cover near the
sidewalk. The hedge next to the house will be removed to allow for an expansion to the porch.
The rear yard landscaping consists of a grassy area with play structures surrounded by a variety
of mid-sized trees and shrubs. Several small trees and shrubs are proposed to be removed from
the east side yard to accommodate the proposed addition.
Neighborhood Outreach:
Prior to submitting an application to the Planning Department, the applicants met with all
neighbors in the immediate vicinity including 1 Sonora Way, 73 Granada Drive, 74 Granada
Drive, 77 Granada Drive, 81 Granada Drive, and 82 Granada Drive. The applicants also left
information with the neighbors at 70 Granada Drive, 85 Granada Drive, 86 Granada Drive, 89
Granada Drive, and 90 Granada Drive. The applicants shared with the neighbors the design plans

and a rendered drawing of the finished home. The applicants indicated that all of their neighbors
were supportive of the proposed plans to improve the house and add space for their family.
The applicants shared that the neighbors at 82 Granada Drive (house immediately to the east)
were supportive of the applicant’s needs for expansion, but had additional questions on the
height and angles between the two homes with regards to privacy. The existing location of the
master suite at 82 Granada is adjacent to the applicant’s proposed master bedroom. The owners
of 82 Granada Drive recently completed a home remodel (Design Review Permit No. 14-011 and
Variance Permit No. 14-007). The Design Review and Variance application for 82 Granada
Drive was approved by the Planning Commission on June 10, 2014 and included an addition that
enlarged the first floor area by 508 square feet, the second floor area by 24 square feet and the
garage by 32 square feet. The project included adding four windows to the west elevation along
the first floor (there were previously no windows on the west elevation). Additionally, as part of
the remodel, the master suite was moved to the first floor on the west side of the house.
The homeowners at 82 Granada Drive met with the project architect to discuss the proposed
addition after the story poles were constructed. Town Staff also met with the homeowners at 82
Granada Drive at their house to discuss concerns related to the height of the addition and the
windows on the east elevation. The homeowners of 82 Granada Drive requested that the
windows on the east elevation be changed to clerestory windows and that the height of the
addition be reduced 2 feet. Based on this feedback, the applicants changed the two windows in
the master bedroom from 4’x2’ windows to clerestory windows. The homeowners at 78 Granada
Drive opted to not reduce the height of the proposed addition.
Attachment 4 shows the views from 82 Granada Drive. Pictures were taken from the living area,
master bedroom, master bathroom, office and backyard.
Design Review Discussion
Staff finds that the proposed project meets all required development standards of the R-1
Residential Zoning District, follows all applicable policies of the General Plan and meets the
Design Guidelines of the Zoning Ordinance. Guiding principles of the General Plan state that
“the evaluation and analysis of new or expansion projects must balance the needs of the
homeowner with potential neighborhood impacts affecting views, sunlight, privacy and safety.”
This application balances those needs and considerations of both the applicant and the
neighboring properties by designing with consideration to the topography of the lot and the
location of neighboring residences and by reaching out to neighboring residences as part of the
development of the design.
The Zoning Ordinance specifies that design review of single-family homes shall emphasize those
aspects of the design that affect surrounding residents or the visual character of the town. Design
review should ensure that originality in site planning, architecture and landscaping is not
suppressed, while inharmonious or monotonous design is avoided. In this case, the subject
property is an aging home that would be improved to a modern standard while complementing
and respecting the existing architecture of the structure and the surrounding neighborhood.
Furthermore, this project would result in upgrades to the plumbing and electrical for the

betterment of the occupants and neighboring properties.
Given the location and orientation of the proposed house it is not anticipated to significantly
impact the natural light or privacy to adjacent properties. The location of the addition places it
closest to its neighbor to the east at 82 Granada Drive. Due to the topography of Granada Drive,
that neighbor is situated above the area of the addition thereby limiting the impacts to views.
Attachment 4 includes pictures taken from the living area, master bedroom, master bathroom,
office and backyard of 82 Granada Drive. These pictures provides some examples of view
impacts. The view of Mt. Tamalpais and the hills above Larkspur (King Mountain) will be
partially blocked when standing and looking out of the west facing windows in the master suite.
The pictures from the master suite were taken one yard from the window. The master suite
includes a sliding glass door oriented to the backyard. The proposed addition will not impact the
view from this door or the light coming into the master suite. The view of the hills above
Larkspur will be partially blocked from the living room. As shown in the picture taken from the
office, the view from the second story will not be impacted by the proposed addition. The view
of Mt. Tamalpais and the hills above Larkspur will be partially blocked from the outdoor patio;
however, view of these features will be fully maintained in other areas of the backyard.
The concerns expressed by the homeowners at 82 Granada Drive related to privacy have been
resolved. The applicants changed the two windows in the master bedroom from 4’x2’ windows
to clerestory windows. The addition is 18 feet 10 inches from the eastern property line and has
existing dense vegetation in this area that will remain. The addition would be set back over 60
feet from the western neighbor at 74 Granada Drive. The proposed construction is strictly a
residential use and there are no conflicts with non-residential land uses on the surrounding
parcels.
The project will not remove any large trees. The exterior landscaping will stay much the same.
The hedge next to the house will be removed to allow for an expansion to the porch and several
small trees and shrubs will be removed from the east side yard to accommodate the proposed
addition. The site has established vegetation and landscape in both the front, side and rear yards.
The majority of the landscaping will be maintained. Staff finds that the landscaping of the site is
sufficient and requires no special attention. Furthermore, Staff finds that due to the siting of the
addition and resulting lack of any privacy impacts, mitigation measures such as strategic
landscaping is not necessary. For these reasons, Staff finds that the project meets Design Review
Finding 2.
Staff finds that the proposed project integrates well into the existing design because it mimics the
architectural style of the existing homes within the immediate vicinity. The project includes
modifications to the roof, which helps the addition integrate seamlessly with the existing portions
of the structure. The colors and materials include light blue/grey stucco and HardiPlank siding,
with white trim and a grey shingled roof. By mimicking the existing architecture and working to
seamlessly integrate the addition with the existing house, Staff finds that the application meets
Design Review Finding 4 and 6. The project would utilize modern building techniques, high
quality materials and would conform to current building codes and provisions of the Zoning
Ordinance to create an attractive, modern, energy efficient and safe residence. For these reasons,
Staff finds that the project meets Design Review Finding 5 and 7.

Conclusion
The proposed additional 313 square feet to the lower floor, 830 square feet upper floor, and 53
square foot storage area has been designed in a way that fits the site and the surrounding
neighborhood. The proposed project improves the livability of an aging home, while doing so in
a way which is sensitive to neighboring properties. The project will not have a significant impact
on the views, sunlight, and privacy of adjacent residences. The project meets all of the
development standards for the R-1 Zoning District including floor area, lot coverage, height,
setbacks and parking standards. Staff believes that the addition and remodel will improve the
appearance of the home and integrate well into the surrounding neighborhood.

FISCAL IMPACT:
This item will have no fiscal impact on the Town.
ENVIRONMENTAL IMPACT:
The activity is covered by the general rule that CEQA does not apply where it can be seen with
certainty that there is no possibility that the activity will have a significant effect on the
environment (CEQA, Article 5, Section 15061(b)(3)).
OPTIONS:
1. Approve the resolution as presented.
2. Approve the resolution with modifications.
3. Take no action at this time.

ATTACHMENTS:
1.
2.
3.
4.
5.
6.

Draft Resolution No. 19-011
Site Photos from Applicant
Applicant Submittal Items
Story Pole Photos
Comment Letters
Project Plans

THIS ITEM HAS BEEN REVIEWED AND APPROVED BY THE TOWN MANAGER.
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Attachment 3
Existing Corte Madera View Policies

View Policies and Guidelines in
General Plan and Zoning Ordinance
General Plan
Policy LU-2.8 (p. 2-49)
Views shall be considered when evaluating new residential development proposals, including additions to
existing homes, consistent with Community Design Policies CD-1.4 and CD-1.5. View preservation
shall be balanced with a property owner’s right to develop.
Implementation Program LU-2.8.a: Municipal Codes
Amend Municipal Code sections of the Tree Ordinance (Chapter 5.50) relative to view
preservation and adopt Design Guidelines addressing views. Such actions should coincide
with policy direction for views contained in Chapter 5 (Community Design) of the General
Plan.

5.3 Residential Design (p. 5-4)
Guiding Principles
With Corte Madera’s residential neighborhoods nearly built out, the focus in the coming years turns to
improving the neighborhood character of these areas. Growing families and the expensive real estate
market in Marin County add to ever increasing pressures to expand the size of existing homes and
improve an aging housing stock. Proper design can enhance neighborhood character when new
development is proposed on the few remaining vacant lots or when existing homes are expanded or
otherwise remodeled. The evaluation and analysis of new or expansion projects must balance the needs
of the home owner with potential neighborhood impacts affecting views, sunlight, privacy and safety.
This balance must be determined on a case-by-case basis. The residential design Goals and Policies
included in Section 5.6 reflect the guiding principles discussed below.

View Preservation (p. 5-5)
Corte Madera has some of the most beautiful and captivating views of any Bay Area community. With a
backdrop of Mount Tamalpais to the west, with San Francisco Bay in the foreground to the east, and with
its rolling hills and natural ecological systems at various points in-between, view preservation is a very
important community amenity. Views from residential properties add to property values and enhance
quality of life. At the same time, such viewsheds can also create conflict for owners seeking to develop
their properties, remodel or construct additions to their homes when construction may impact views from
nearby properties. This issue will be regulated with standards that allow for a reasonable amount of
development while minimizing significant negative impacts to neighbor’s views. View issues tend to be
linked to potential impacts on neighbor’s expectation of privacy and access to sunlight. These issues
must be balanced and evaluated on a case-by-case basis when reviewing a development project.
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5.6

Goals, Policies, and Implementation Programs for Community Design

Policy CD-2.4 (p. 5-13)
Allow second story construction involving new single-family homes, additions to existing residences,
new second residential units and two-story detached accessory structures where site and view conditions
warrant.
Implementation Program CD-2.4.a:Second Story Construction
Apply the following design criteria for second story construction in the residential Design
Guidelines:


Limiting the impact of the second story on short- and long-range views. (See
General Plan view policies.)



The type, extent and quality of views and number of properties that may be
impacted.

Policy CD-2.5 (p. 5-14)
Ensure new residential development incorporates views in site design and architectural planning.
Implementation Program CD-2.5.a:View Definitions
The Town’s Design Guidelines and the design review process shall emphasize the need
to balance the value of long-range and short-range views based on the speicifc conditions
of the property proposed for development.. For the purposes of considering views, the
Town shall be guided by the following:


A “view” is a scene from a residence and/or its active use area (such as a
yard or deck), and includes both upslope and downslope scenes.



Views can be categorized as either short-range or long-range. Short-range
views are those predominantly limited to the particular neighborhood of the
project. This can include a nearby view toward a park or include view
corridors of substantially open spaces. Conversely, long-range views
encompass broader and significant viewsheds of sites further away, such as
views towards Mount Tamalpais and substantially open ridgelines or
hillsides, and views toward San Francisco Bay, bridges and distant cities.



The Design Guidelines will recognize the Zoning Administrator’s, Planning
Commission’s, and Town Council’s authority to exercise their discretion in
the application of view guidelines on a case-by-case basis.
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Zoning Ordinance
18.30.010 – Purposes [of Design Review].
The procedures and authority for review and approval of site plans, architectural elevations of buildings
or other structures, signs and landscape plans are established by this chapter to achieve the following
purposes:
(3)
To ensure that the location and configuration of structures are visually harmonious with their sites
and with surrounding sites and structures; do not unnecessarily block scenic views from other buildings or
tend to dominate the townscape or the natural landscape; and create an internal sense of order and provide
a desirable environment for occupants, visitors and the general community. To this end, horizontal
expansion is preferred over vertical when remodeling;
18.30.030 - Guidelines.
The planning commission and zoning administrator shall be guided by the recommendations contained in
any report or a visual analysis that may have been submitted in connection with a preliminary
development plan or a precise development plan in accord with the provisions of Chapter 18.18, Special
Purpose Overlay Districts, and by the following criteria:
(3)
In bay front or water-oriented residential areas, preservation of view corridors to the bay should
be attained wherever possible by cluster development or by combining side yards on one side of a
building.
18.30.070 - Required findings.
The planning commission or zoning administrator may approve a design review or a sign application as it
was applied for or in modified form if, on the basis of the application and the evidence submitted, the
planning commission or zoning administrator makes all of the following findings:
(3)
The project will not significantly and adversely affect the views, sunlight or privacy of any
nearby residences, will provide adequate buffering between residential and nonresidential uses, and
otherwise is in the best interest of the public health, safety and general welfare.
Note: The following is specific to evaluation of accessory dwelling units.
18.31.050 - Accessory dwelling unit regulations.
Accessory dwelling units shall be subject to the following regulations:

(6) Architectural Compatibility. The accessory dwelling unit shall comply with the
following design standards:
(G) Views. The accessory dwelling unit shall not increase a blockage of any view
of the bay or Mount Tamalpais caused by the main building on the property as
viewed from the main building on an adjacent property.
Note: The following applies only to claims of view blockage resulting from the growth of trees.
15.50.160 - Standards for evaluation of claims.
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In determining the extent to which the complainant may exercise his/her view and/or sunlight rights
otherwise established hereunder, the following factors shall be considered:
(1) The vantage point(s) from which the view is obtained;
(2) The extent of the alleged view or sunlight obstruction;
(3) The quality of the views which existed at or during the relevant time including existence of
landmarks or other unique view features, and/or the extent to which the tree(s) blocks their
view;
(4) The extent to which the view or sunlight is diminished by factors other than the tree(s) involved
in the claim;
(5) The extent to which the tree(s) have grown to obscure the enjoyment of sunlight in the active
use area of the complainant's property…
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Attachment 4
Design Review Guidelines

Section 18.30.030 – Design Review Guidelines
The planning commission and zoning administrator shall be guided by the recommendations contained
in any report or a visual analysis that may have been submitted in connection with a preliminary
development plan or a precise development plan in accord with the provisions of Chapter 18.18,
Special Purpose Overlay Districts, and by the following criteria:
(1) In all residential districts, single-story design is encouraged.
(2) In all areas of the town, the natural landform, including topography and vegetation, should be
preserved to the maximum extent possible. Natural, high-quality materials and muted, earth tone
colors are recommended. Other materials and colors may be permitted if the applicant demonstrates
that they are appropriate to the design or architectural style of the building, harmonious with the site,
and compatible with existing developments in the vicinity. Every effort should be made to retain trees
with trunk diameters of four inches or more at ground level. Grading should be minimized. All
exposed cut and fill slopes are required to be revegetated. Structures and decks should be stepped into
the hillside wherever feasible. The width of streets and access drives should be kept to the minimum
commensurate with traffic safety. Wherever possible, off-street parking should be located where its
appearance is subordinate to the main structure.
(3) In bay front or water-oriented residential areas, preservation of view corridors to the bay should be
attained wherever possible by cluster development or by combining side yards on one side of a
building.
(4) On exposed, grassy hillsides, building designs are encouraged which have the long dimension of
the building generally following the natural contours of the site. Clusters of buildings and occasional
two-story buildings are encouraged to avoid the monotony of regularly spaced buildings and buildings
of uniform height on a visible slope.
(5) On wooded slopes other than ridgetops, architectural design is encouraged which preserves the
natural topography, vegetative cover, and significant landmarks and trees.
(6) Landscaping should feature native, low-maintenance and low-water-using varieties of trees, shrubs
and groundcovers.
(7) New utilities shall be placed underground.
(8) For a senior housing development considered for a density bonus, the site should be reviewed for
the following: proximity to neighborhood services, i.e., public transit, grocery stores, banks, medical
services, pharmacy and other convenience needs, churches, etc.; compatibility of the proposed
development with the character of the surrounding neighborhood; the ambient noise level should be
appropriate for residential uses; ingress and egress should be safe; the parking area should not exceed
a five percent slope, have adequate lighting, curb cuts and ramps; provision of a convenient, covered,
passenger loading zone located out of the traffic flow; pedestrian routes should be well-lighted;
resting spots, such as benches or low retaining walls, situated near walkways; the units shall be
specifically designed to meet handicapped accessibility requirements of state and federal laws.

(Ord. 785 § 3(b) (part), 1994)

Attachment 5
Updated Story Pole Photos

Updated Story Pole Photos – 78 Granada Drive (PL-2018-0080)

Master Bedroom (left side) – standing 1 yard from window

Master bedroom (left side) – sitting 1 yard from window

Measurements are
approximate

Master bedroom (right side) – standing 1 yard from window

Master bedroom (right side) – sitting 1 yard from window

Patio – sitting

Patio – standing

Attachment 6
Comment Letters

ITEM NO. 6A
REPORT REGARDING THE CALENDAR YEAR 2018
HOUSING ELEMENT ANNUAL PROGRESS REPORT FOR
THE TOWN OF CORTE MADERA’S 5TH CYCLE HOUSING
ELEMENT (CYCLE YEARS 2015-2023; CONSTRUCTION
PERIOD 2014-2022)

Planning Commission Meeting
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TO:

Planning Commissioners

FROM:

Adam Wolff, Director of Planning and Building
Tracy Hegarty, Administrative Analyst, Planning and Building

SUBJECT:

Report regarding the Calendar Year 2018 Housing Element Annual Progress
Report for the Town of Corte Madera’s 5th Cycle Housing Element (Cycle Years
2015-2023; Construction Period 2014-2022)


RECOMMENDED ACTION:
No action by the Planning Commission is required. The purpose of this report is to provide
information to the Commission regarding the March 5, 2019 Town Council action to accept and
forward the Calendar Year 2018 Housing Element Annual Progress Report to the California
Housing and Community Development and the Governor’s Office of Planning & Research.

BACKGROUND:
Government Code Section 65400(2) establishes a requirement that each governing body (Town
Council, City Council, Board of Supervisors) prepare a Housing Element Annual Progress
Report (APR) on the status and progress in implementing the jurisdiction’s Housing Element by
April 1st of each calendar year. The APR includes information on the jurisdiction’s progress in
addressing the Regional Housing Needs Allocation (RHNA) and the status of housing
policies/programs listed in the jurisdiction’s Housing Element. The report is required to be
considered at a meeting before the Town Council
DISCUSSION:
The California Department of Housing and Community Development (HCD) provides
prescribed forms and instructions for preparation of the APR. The APR for calendar year 2018
represents progress made in the fourth year of the 2015-2023 RHNA planning period and
therefore information contained in this report shows progress toward meeting a Regional
Housing Needs Allocation (RHNA) of 72 dwelling units.

It should be noted that for past APRs, HCD requested that the Town provide information related
to new housing units that were granted building permits in the calendar year for which the report
is being prepared. For the Calendar Year 2018 APR and beyond, the amount and type of
information requested by HCD has increased substantially as a result of SB 35 and AB 879,
which were passed into State law in 2017. The additional information requested by HCD
includes information about new housing units that received planning entitlement; received
building permit; and/or were granted occupancy. As in years past, however, only issued building
permits are used for the purposes of determining progress towards RHNA.
Furthermore, the passage of SB 35 requires that jurisdictions apply a streamlined development
review process for residential projects that meet certain criteria. A threshold criterion relates to
whether the jurisdiction in which the housing project is located has issued building permits
consistent with RHNA housing production targets at each income category (very low, low,
moderate, and above moderate). Given that the 2018 APR represents the 4th year of the 8 year
RHNA period, the streamlined development review process under SB 35 would not apply to
jurisdictions that have issued building permits for 50% of their housing unit allocation at each
income level. Table A below shows the Town’s progress in meeting its RHNA targets at each
income category.

Very Low
Low
Moderate
Above
Moderate
Total

RHNA
22
13
13
24

2015
5
12
2
164

2016
2
1
1
13

2017
1

2018
5

2
2

2

72

183

17

5

7

Total
13
13
7
179

% Total
59%
100%
54%
746%

212

294%

The Town’s ability to continue to keep pace with the RHNA targets for the moderate and low
income categories can largely be attributed to the increased production of accessory dwelling
units (ADUs), particularly in 2018, where all 7 of the additional housing units permitted in the
Town were ADUs.
Once accepted by the Town Council, the APR is sent to HCD and the Governor’s Office of
Planning and Research. The APR for the reporting calendar year 2018 is due April 1, 2019.
Attachment 1 includes the Housing Element Annual Progress Report for Calendar Year 2018.
ENVIRONMENTAL IMPACT:
This activity is not defined as a project under CEQA (Section 15378 CEQA Guidelines).

ATTACHMENTS:
1. Housing Element Annual Progress Report for Calendar Year 2018 (Tables A, A2, B, D)

Attachment 1
Housing Element Annual Progress Report
for Calendar Year 2018 (Tables A, A2, B, D)
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ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202)
Jurisdiction
Reporting Year

Corte Madera

Note: + Optional field

2018

(Jan. 1 - Dec. 31)

Cells in grey contain auto-calculation formulas

Table A
Housing Development Applications Submitted
Project Identifier

Unit Types

1

Prior APN+

Current APN

Street Address

Summary Row: Start Data Entry Below
021-163-28
038-274-01
025-241-02
025-104-16
025-191-04

311 Summit Dr
Unit A
159 Prince Royal Dr
Unit A
410 Sausalito Dr
Unit A
477 Chapman Dr
Unit A
481 Montecito Dr
Unit A

Date
Application
Submitted
3

2

Project Name+

Local Jurisdiction
Tracking ID+

Unit Category
(SFA,SFD,2 to
4,5+,ADU,MH)

Proposed Units - Affordability by Household Incomes
5

4

Tenure

Date
Application
Submitted

R=Renter
O=Owner

Very LowVery LowIncome Non
Income Deed
Deed
Restricted
Restricted

LowIncome
Deed
Restricted

4

Low-Income
ModerateNon Deed Income Deed
Restricted
Restricted

6

ModerateIncome
Non Deed
Restricted

Above
ModerateIncome

1

1

Total
Approved
Units by
Project

Total
Disapproved
Units by
Project

Streamlining

Notes

7

8

9

10

Total
Was APPLICATION
DISAPPROVED
SUBMITTED
Total
Total PROPOSED
Units by Project
Pursuant to GC
APPROVED
(Auto-calculated
65913.4(b)?
Units by Project
Units by project
Can Be
(SB 35
Overwritten)
Streamlining)
5

5

1

1

No

1

1

No

PL-2018-0062

ADU

R

7/24/2018

PL-2018-0016

ADU

R

2/1/2018

PL-2018-0051

ADU

R

6/14/2018

1

1

1

No

BL-2018-0469

ADU

R

9/13/2018

1

1

1

No

BL-2018-0479

ADU

R

9/18/2018

1

1

1

No

1

Notes+

1

ANNUAL ELEMENT PROGRESS REPORT
Housing Element
Implementation
(CCR Title
25 §6202)

Corte Madera

Jurisdiction
Reporting Year

2018

Note: + Optional field
(Jan. 1 - Dec. 31)

Cells in grey contain auto-calculation formulas

Table A2
Annual Building Activity Report Summary - New Construction, Entitled, Permits and Completed Units

Project Identifier

Unit Types

1

+

Prior APN

Current APN

Summary Row: Start Data Entry Below

025-191-25
025-191-04
025-121-14
025-066-01
025-013-19
024-133-07
021-163-01
025-012-40
025-151-15
025-241-02
025-104-16
021-163-28
038-274-01

Street Address

2

+

Project Name

Local Jurisdiction Unit Category
(SFA,SFD,2 to
Tracking ID+
4,5+,ADU,MH)

Affordability by Household Incomes - Completed Entitlement
3

Tenure
R=Renter
O=Owner

479 Montectio Dr A
481 Montecito Dr
700 Oakdale Ave A
600 Oakdale Ave A
112 Edison Ave A
134 Redwood Ave B
251 Summit Dr A
21 Edison Ave A
145 Grove Ave A
410 Sausalito Ave A
477 Chapman Dr A
311 Summit Dr A

12Ran-10961
13Rn-11520
BL-2017-0402
BL-2017-0440
BL-2018-0007
BL-2017-0406
BL-2017-0296
BL-2018-0002
BL-2018-0060
BL-2018-0496
BL-2018-0469
PL-2018-0062

ADU
SFD
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU

R
O
R
R
R
R
R
R
R
R
R
R

159 Prince Royal Dr A

PL-2018-0016

ADU

R

4

5

Very LowVery LowLow- Income Low- Income
ModerateModerateIncome Non
Income Deed
Deed
Non Deed
Income Deed
Income Non
Deed
Restricted
Restricted
Restricted
Restricted Deed Restricted
Restricted

2

Above
ModerateIncome

6

Entitlement
Date Approved

1

# of Units issued
Entitlements

3

1

7/2/2018

1

1

9/19/2018

1

1

9/18/2018

1

2

Note: + Optional field

Corte Madera

Jurisdiction
Reporting Year

2018

Cells in grey contain auto-calculation formulas

(Jan. 1 - Dec. 31)

Table A2
Annual Building Activity
ivity Report
Report Summary
Summary -- New
New Construction,
Construction, Entitled,
Entitled, Permits
Permits and
and Completed
Completed Units
Units

Project Identifier

Unit Types

1

+

Prior APN

Current APN

Summary Row: Start Data Entry Below

025-191-25
025-191-04
025-121-14
025-066-01
025-013-19
024-133-07
021-163-01
025-012-40
025-151-15
025-241-02
025-104-16
021-163-28
038-274-01

Street Address

2

+

Project Name

Local Jurisdiction Unit Category
(SFA,SFD,2 to
Tracking ID+
4,5+,ADU,MH)

Affordability by Household Incomes - Building Permits
3

Tenure
R=Renter
O=Owner

479 Montectio Dr A
481 Montecito Dr
700 Oakdale Ave A
600 Oakdale Ave A
112 Edison Ave A
134 Redwood Ave B
251 Summit Dr A
21 Edison Ave A
145 Grove Ave A
410 Sausalito Ave A
477 Chapman Dr A
311 Summit Dr A

12Ran-10961
13Rn-11520
BL-2017-0402
BL-2017-0440
BL-2018-0007
BL-2017-0406
BL-2017-0296
BL-2018-0002
BL-2018-0060
BL-2018-0496
BL-2018-0469
PL-2018-0062

ADU
SFD
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU

R
O
R
R
R
R
R
R
R
R
R
R

159 Prince Royal Dr A

PL-2018-0016

ADU

R

7

Very LowVery LowLow- Income Low- Income
ModerateModerateIncome Non
Income Deed
Deed
Non Deed
Income Deed
Income Non
Deed
Restricted
Restricted
Restricted
Restricted Deed Restricted
Restricted

5

1
1
1
1
1

Above
ModerateIncome

8

9

Building Permits
Date Issued

# of Units Issued
Building Permits

2

1
1

7

8/10/2018
2/20/2018
5/3/2018
4/30/2018
12/19/2018
12/20/2018
12/18/2018

1
1
1
1
1
1
1

3

Note: + Optional field

Corte Madera

Jurisdiction
Reporting Year

2018

Cells in grey contain auto-calculation formulas

(Jan. 1 - Dec. 31)

Table A2
Annual Building Activity
ivity Report
Report Summary
Summary -- New
New Construction,
Construction, Entitled,
Entitled, Permits
Permits and
and Completed
Completed Units
Units

Project Identifier

Unit Types

1

+

Prior APN

Current APN

Summary Row: Start Data Entry Below

025-191-25
025-191-04
025-121-14
025-066-01
025-013-19
024-133-07
021-163-01
025-012-40
025-151-15
025-241-02
025-104-16
021-163-28
038-274-01

Street Address

2

+

Project Name

Local Jurisdiction Unit Category
(SFA,SFD,2 to
Tracking ID+
4,5+,ADU,MH)

Affordability by Household Incomes - Certificates of Occupancy
3

Tenure
R=Renter
O=Owner

479 Montectio Dr A
481 Montecito Dr
700 Oakdale Ave A
600 Oakdale Ave A
112 Edison Ave A
134 Redwood Ave B
251 Summit Dr A
21 Edison Ave A
145 Grove Ave A
410 Sausalito Ave A
477 Chapman Dr A
311 Summit Dr A

12Ran-10961
13Rn-11520
BL-2017-0402
BL-2017-0440
BL-2018-0007
BL-2017-0406
BL-2017-0296
BL-2018-0002
BL-2018-0060
BL-2018-0496
BL-2018-0469
PL-2018-0062

ADU
SFD
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU
ADU

R
O
R
R
R
R
R
R
R
R
R
R

159 Prince Royal Dr A

PL-2018-0016

ADU

R

10

Very LowVery LowLow- Income Low- Income
ModerateModerateIncome Non
Income Deed
Deed
Non Deed
Income Deed
Income Non
Deed
Restricted
Restricted
Restricted
Restricted Deed Restricted
Restricted

2

1

1

2
1
1

Above
ModerateIncome

1
1

11

12

Certificates of
Occupancy or other
forms of readiness
(see instructions)
Date Issued

# of Units
issued
Certificates of
Occupancy or
other forms of
readiness

12/17/2018
7/17/2018
11/21/2018
9/24/2018
9/18/2018

5

1
1
1
1
1

4

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
(CCR Title 25 §6202)
This table is auto-populated once you enter your jurisdiction name and current year data.
Past year information comes from previous APRs.

Corte Madera

Jurisdiction

2018

Reporting Year

(Jan. 1 - Dec. 31)

Please contact HCD if your data is different than the material supplied here

Table B
Regional Housing Needs Allocation Progress
Permitted Units Issued by Affordability
1
Income Level

Very Low
Low
Moderate
Above Moderate

Total RHNA

Deed Restricted
Non-Deed Restricted
Deed Restricted
Non-Deed Restricted
Deed Restricted
Non-Deed Restricted

RHNA Allocation
by Income Level
22
13
13
24
72

2

2015

2016

2017

2018

4
1
12

1
1
1

1

5

1
13

2
2

2

5

7

2
164

Total Units 44
183
17
Note: units serving extremely low-income households are included in the very low-income permitted units totals
Cells in grey contain auto-calculation formulas

2019

2020

2021

2022

2023

3

4

Total Units to
Date (all years)

Total Remaining
RHNA by Income
Level

13

9

13
7

6

179
212

15

5

ANNUAL ELEMENT PROGRESS REPORT
Housing Element Implementation
Jurisdiction
Reporting Year

Corte Madera
2018

(CCR Title 25 §6202)
(Jan. 1 - Dec. 31)

Table D
Program Implementation Status pursuant to GC Section 65583
Housing Programs Progress Report
Describe progress of all programs including local efforts to remove governmental constraints to the maintenance, improvement, and development of housing as identified in the housing
element.
1

2

3

4

Name of Program

Objective

Timeframe in H.E

Status of Program Implementation

Program H-1.2.a
Anti-Discrimination
Ordinance
Program H-1.2.b
Respond to Discrimination
Complaints
Program H-1.3.a
Targeted Marketing
Program H-1.4.a.a
Housing Types

Continue to enforce the town Ordinance to
prohibit discrimination based on source of
person’s income or use of rental
subsidies.
Director of Planning and Building is Equal
Opportunity Coordinator for the Town
responding to complaints and will refer
warranted cases to appropriate county or
state agency.
Condition a targeted marketing
inclusionary program for new housing
project approvals.
Adopt the following revision to the Zoning
Ordinance: Add “factory-built housing”
and “mobile-home” to definition of the
Zoning Ordinance

Ongoing

Town is continuing to enforce the Ordinance. Non-discrimination clauses are required
and monitored for affordable housing agreements for Tam Ridge Residences and San
Clemente Place.

As needed

Town continues responsibility to review and refer cases.

As needed

On-going; projects are required to focus outreach and advertisement locally. The
requirement was included in affordable housing agreements for Tam Ridge
Residences, San Clemente Place and Casa Buena Town Homes.

One year

This program has not yet been implemented. It will be considered the next time the
town amends the Zoning Ordinance.

Program H-1.4.a.b
Housing Types

Adopt the following revision to the Zoning One year
Ordinance: Add “single room occupancy”
to the definition of the Zoning Ordinance
allowed in C-1, C-2 and C-3 Districts

This program has not yet been implemented. It will be considered the next time the
town amends the Zoning Ordinance.

Program H-1.5.a.a
Remove Zoning Barriers

Adopt the following revisions to the Zoning One year
Ordinance: Add “Transitional Housing”
and “Supportive Housing” to the definition
of the Zoning Ordinance allowed in all
residential districts subject to the same
development standards as other housing
types in these zones consistent with state
law

COMPLETED: Ordinance No. 945 adopted January 20, 2015. Transitional and
supportive housing were added to the definitions of single-family dwelling, multiple
dwelling, and multiple houses, thereby ensuring that supportive housing and
transitional housing are treated as residential uses subject to the same restrictions as
residential dwellings of the same type in the same zone. Existing 79-unit, 100%
affordable, San Clemente Housing project referenced above includes 20 supportive
housing units.

6

Program H-1.5.a.b
Remove Zoning Barriers

Adopt the following revision to the Zoning
Ordinance: In compliance with SB 2,
amend the Zoning Ordinance to allow
Emergency Shelters by right in the
Public/Semi-Public District with
development and operational standards

One year

COMPLETED: Ordinance No. 946 adopted January 20, 2015. The Zoning Ordinance
was amended to allow emergency shelters as a permitted use in the P/SP Public and
Semi-Public Facilities District, subject to operational standards permitted by State law
including parking requirements, on-site management and security requirements,
location of waiting/intake areas, proximity to other shelters, lighting, and length of stay.
The maximum number of beds or clients permitted to be served is 13.

Program H-1.5.b
Reasonable
Accommodation

Reduce barriers in housing for individuals
with disabilities by amending the Zoning
Ordinance to provide exceptions to
development standards, e.g. access
ramps.

One year

Program H-1.5.c.
Neighborhood Relations

Encourage relations/communications
between neighborhoods and operators of
emergency shelters and residential care
facilities
Ensure new housing developments
include units that can be adapted for use
by the disabled
Continue to allow small licensed group
homes by right in all residential districts
consistent with the development standards
of that district
Continue to grant bonuses for projects that
include units for persons of special needs

Ongoing

COMPLETED: Ordinance No. 947 adopted January 20, 2015. The Zoning Ordinance
was amended to provide a procedure for people with disabilities to request reasonable
accommodation in the application of zoning laws and other land use regulations,
policies and procedures. Applications are reviewed and approved by the Planning and
Building Director if no discretionary permit approval is required other than the request
for reasonable accommodation. Otherwise, the request is reviewed by the appropriate
reviewing authority.
This program has not yet been implemented. Currently there are no emergency
shelters or residential care facilities in Town.

Program H-1.6.a
Adaptable Units for the
Disabled
Program H-1.6.b
Residential Care Homes
Program H-1.7.a
Density Bonus for Special
Needs Housing
Program H-1.8.a.
Family Housing Amenities
Program H-1.9.a.
Countywide homeless
programs
Program H-1.11.a.
Rental Assistance
Programs

Require amenities for families with
children
Engage with other Marin jurisdictions to
provide additional housing and other
options for the homeless.
Continue to publicize available affordable
units and programs as they come
available in conjunction with the Marin
Housing Authority
Program H-1.12.a.
Develop and implement measures
Energy Assistance
publicizing use of energy assistance
Programs
programs to low and moderate income
families
Program H-2.1.a.
Promote mix of housing types and
Provide a variety of Housing affordability by working with developers.
Types & Affordability

Ongoing

On-going; as development occurs.

Ongoing

Use is currently by right in all residential districts.

Ongoing

Senior Housing projects are currently allowed in the Zoning Ordinance at greater
density (1/2,000 sf) in the R-2 District.

Ongoing

On-going; as development occurs. The Casa Buena project includes an on-site tot lot.

Ongoing

The town continues to work with Marin Housing Authority to address homeless issues.

Ongoing

The town includes Marin Housing Authority announcements in Town’s Monthly
Newsletter. Town also advertised available affordable housing units at 1425 Casa
Buena through Marin Housing Authority.

Ongoing

The Town has adopted the Property Assessed Clean Energy (PACE) CaliforniaFIRST
program.

Ongoing

On-going; as development occurs.

7

Program H-2.2.a
Update programs and
ordinances to address
needs of Extremely LowIncome HHs

Amend Affordable Housing Ordinance and Ongoing
Affordable Housing Fund to include
percentage of units to Extremely LowIncome Households; amend requirements
in AHO, AHE-A, AHE-B and AHMU
overlay districts to include percentage of
units to Extremely Low- Income
Households
Program H-2.3.a
Continue to enforce the town Ordinance to Ongoing
Nonresidential Development collect nonresidential impact fee for the
Impact Fee
Affordable Housing Fund (CMC, Chapter
3.48)
Program H-2.3.b
Continue to administer the Town’s
Ongoing
Affordable Housing Fund
Affordable Housing Fund (CMC Chapter
3.48)

Existing 79-unit, 100% affordable, San Clemente Housing project referenced above
includes 31 “extremely low-income housing” units.
Extremely Low Income (ELI) housing needs are typically best addressed through
specific housing types (e.g., single room occupancy units), rental housing, and
housing developed by non-profits that can provide supportive services. As such, staff
does not recommend a one-size-fits-all approach by requiring ELI units in affordable
housing districts and under affordable housing inclusionary requirements. Instead,
staff recommends prioritizing funding for ELI households.
The Town collected $82,992.18 in non-residential impact fees in calendar year 2018.

Program H-2.3.c
Affordable Housing Fund
Ordinance Update
Program H-2.4.a
Employee Housing
Program H-2.4.b
Employee Housing Bonus
Units
Program H-2.5.a. First-time
Homebuyer programs
Program H-2.6.a.
Facilitate development of
high potential housing sites

Update Affordable Housing Fund
Ordinance as needed reflecting current
housing costs.
Offer flexible development standards to
encourage employee housing on-site.
Offer density bonus as an incentive to
providing employee housing in overlay
districts
Support first-time homebuyer programs as
funding comes available
Using funding resources and other staff
assistance in on-site and off-site mitigation
that may be required.

Ongoing

The Town collected $82,992.18 in affordable housing impact fees in 2018 (1/1/1812/31/18). The Affordable Housing Fund’s balance is $258,800.96 (as of 12/31/2018).
While the fund has been used for affordable housing projects in the past, no monies
were expended during 2018.
Not completed at this time.

Ongoing

Dependent on developer interest. No applications submitted during 2018.

Ongoing

Dependent on developer interest. No applications submitted during 2018.

Ongoing

Town includes Marin Housing Authority announcements in Town’s Monthly Newsletter.

Ongoing

Continue to administer the Housing Fund for qualifying projects.

Program H-2.6.b.
Actions for Robin Drive

Implement the mandatory Second Unit
requirement for development on this site.

Ongoing

A developer has submitted an application that includes second units consistent with
policy. Planning Commission recommended project approval on February 26, 2019.

Program H-2.6.c.
Actions for 1421 Casa
Buena Drive
Program H-2.6.d
Actions for Wornum Drive
Extension, Town owned
parcel
Program H-2.7.a
Actions for Old Corte
Madera Sq.
Program H-2.8.a
General Plan Amendments

Facilitate development of 1421 Casa
Buena Drive which is designated Medium
Density Residential.
Amend Zoning Ordinance to include AHEB Overlay District for up to 25 affordable
units 31.5 units/acre 100% affordable
multifamily project.
Facilitate development up to the allowed
AHO Overlay district density of 25
units/acre.
Discourage General Plan Amendments
and Rezoning actions that would reduce
residential densities on High Potential
Housing Sites.

Ongoing

Casa Buena Town Homes were approved in 2015 consisting of 16-units 3 units of
which will be affordable under the Town’s inclusionary zoning regulations. This project
is currently under construction.
Zoning amendment completed; realistic development capacity changed to 20 units
and incorporated into 2015-2023 Housing Element.

Two years

Dependent on Developer
Interest

Dependent on developer interest; no properties have come available to take
advantage of the AHO incentives.

Ongoing

No General Plan Amendments or Rezoning applications were submitted that reduced
residential densities on High Potential Housing Sites. However, the Marin Montessori
project was approved in 2017. This project amended the General Plan from Low
Density Residential to Public and Semi-Public Facilities and rezoned an R-1-A parcel
to Public and Semi-Public District. This resulted in the loss of one single family
residential parcel.
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Program H-2.9.a
Mixed-Use Zone

Program H-2.10.b
Mixed Use Development

Program H-2.9.c
Regional Transportation/
Housing Activities
Program H-2.10.a
Incentives for Affordable
Housing
Program H-2.11.a
Affordability controls
Program H-2.11.b
Affordability Mgt
Program H-2.12.a
Affordable Housing
Ordinance

Amend Zoning Ordinance to include Mixed- Completed
Use Zone to sites in the General Plan with
Mixed-Use designation on a case by case
basis as incentive for higher density
housing.
Encourage mixed-use projects and liveOngoing
work combinations

A new Mixed-Use Zoning District - MX-1 was adopted in 2016 as part of the Tamal
Vista Corridor Study which allows residential densities at 15 units per acre or 20 units
per acre for senior housing exclusive of density bonus.

Coordinate with regional transportation
planning activities and facilitate TOD using
incentives through regional transportation
plans.
Offer incentives, such as State Density
Bonus, fee waivers, to encourage
development of affordable housing
projects.
Require deed restrictions to maintain
affordability as a condition of approval for
affordable housing projects.
Continue contractual agreement with
Marin Housing Authority to manage
affordable housing stock in Corte Madera

Ongoing

Town would only consider this program if the development is consistent with the
underlying zoning densities.

Ongoing

Application was approved for Casa Buena Townhomes in 2015 including use of the
State Density Bonus.

Ongoing

This is a standard requirement for all projects with inclusionary affordable units.

Ongoing

The Town continues the contractual agreement with Marin Housing Authority to
manage the affordable for-sale and rental housing stock in Corte Madera.

Continue to implement the Affordable
Ongoing
Housing Ordinance in the Municipal Code

Program H-2.16.b
Update Inclusionary Housing Ordinance to Two years
Update Affordable Housing consider the following: adjust % of
Ordinance
required affordable units; adjust income
categories; adjust in-lieu fee schedule;
allow in-lieu for projects with 10+ units
Policy H-2.15.a
Continue to implement the Second Unit
Ongoing
Second Dwelling Units
Ordinance. The goal for the 2015-2023
Housing Element is 16 new second units
by 2022

Program H-2.15.b
Junior Second Units

Review and adopt standards to allow the
creation of junior second units.

Two Years

1)
Tam Ridge Residences, a 180 unit mixed use development with 3,000 square
feet of ground floor retail is complete with ±90-95% of the residential units occupied
and the commercial space occupied by a small grocery store (March,2018).
2)
A new Mixed-Use Zoning District - MX-1 was adopted in 2016 as part of the
Tamal Vista Corridor Study which encourages mixed use projects.

San Clemente Place, built in 2008, has 79 units affordable to extremely low, very low
and low income households. Tam Ridge Residences has 18 deed-restricted affordable
units for very low, low and moderate income households. Casa Buena Townhomes
consist of 16 units 3 of which are affordable, pursuant to the Inclusionary Zoning
Ordinance.
This program has not yet been implemented.

COMPLETED: Zoning Ordinance Amendment No. 886 continues to allow a
streamlined process to permit Second Units in conformance with State law.
On December 6, 2016 the Town adopted Ordinance No.961. This ordinance was in
response to State legislation AB-2299 and SB-1069. Ordinance No. 961 establishes
standards for the development of accessory dwelling units so as to increase the
supply of affordable housing while ensuring that they remain compatible with the
existing neighborhood context.
Seven (7) second units were issued building permits during 2018.
COMPLETED: On December 6, 2016 the Town adopted Ordinance No. 962; which
outlines requirements for the creation of junior accessory dwelling units and lists
provisions relating to matters including unit size, utility provisions, parking, fees, and
other requirements.
No junior second units were issued building permits in 2018.
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Program H-2.16.a
Requirement for Second
Units in new developments
Program H-2.17.a
Second Unit Amnesty

Program H-3.1.a
Adopt Residential Design
Guidelines
Program H-3.1.b
Design Flexibility
Program H-3.2.a
Housing Design Principals
Program H-3.3.a
Residential Scale and
Character
Program H-3.5.a
Condominium Conversion
Ord.
Program H-3.6.a
“At Risk” Units

Amend Zoning Ordinance to require
Second Units as a condition of a Parcel or
Tract Map. The goal for the 2015-2023
Housing Element is 16 new second units
by 2022.
Consider an amnesty program for existing
Second Units constructed without prior
authorization. A specific period will be
allowed for owners of un-permitted units to
obtain permits for their units without
incurring fines.
Adopt Design Guidelines for those specific
individual residential neighborhoods
throughout town.
Revise Zoning Ordinance development
standards to ensure flexibility of design
solutions.
Adopt residential Design Guidelines

Ongoing

Seven (7) second units were developed during 2018; none were a result of this
program. The Robin Drive project requires 50% of residential lots in subdivision
include ADUs

Ongoing

This program has not yet been implemented.

Ongoing

This program has not yet been implemented.

Three years

Ordinance No 967, adopted 9/19/17, increased residential lot coverage in R-1 Zoning
Districts to allow additional design flexibility.

Three years

This program has not yet been implemented.

Require new housing developments be of Ongoing
high quality and compatible with the
existing residential character.
Continue to enforce the criteria included in Ongoing
the condominium conversion ordinance.

Implemented through design review process.

Continue to fund Marin Housing
Ongoing
Authority’s program to monitor “at risk”
affordable units with deed restrictions.
Protect residents and maintain properties Ongoing
in good condition and appearance to
eliminate unsafe and unhealthy conditions
and encourage programs to rehabilitate
viable older housing to preserve
neighborhood character.

This program is funded annually. No Below Market Rate ownership units were lost
during the planning period.

Completed: Public Nuisance Sections 9.04 and 9.05 were adopted by Town Council
on June 7, 2011.

Program H-4.1.a
Community Outreach

Amend Municipal Code authorizing Town Ongoing
to abate poorly maintained properties if
owner does not voluntarily comply with
order to abate nuisance
Prepare information and conduct outreach Ongoing
on housing issues.

Program H-4.2.a
Neighborhood Meeting
Procedures
Program H-4.3.a
Inter-jurisdictional Planning

Adopt procedures for developers to meet Ongoing
with neighbors prior to development
application submittals.
Collaborate with other Marin jurisdictions Ongoing
for efforts to plan for and provide housing.

Completed: Early neighborhood outreach is common for proposed projects and
encouraged by staff early in the planning stage and is included in the application
process.
Due to the new streamlined review housing element update process, an updated Marin
Countywide Housing Workbook was not prepared for the 2015-2023 planning period.
The county’s planners regularly share information and best practices for housing
strategies. The junior second unit concept was a result of this inter-jurisdictional effort.

Program H-3.7.a
Protect and conserve the
existing housing stock and
existing residential areas

Program H-3.7.b
Property Maintenance
Ordinance

Ongoing; current ordinance is being enforced.

The existing older apartments at 1441 Casa Buena have been renovated and
improved and are available for rent.

The Town developed information and conducted outreach on housing issues,
especially during the update of the Housing Element and the ADU Ordinance process.

10

Program H-4.4.a
Planning & Building
Department
Program H-4.5.a
Staff Responsibilities

Departments will continue to provide lead Ongoing
responsibility implementing town’s housing
policies and programs.
Planning and Building Departments will
Ongoing
work with community and elected leaders
to seek revenue resources for housing
developments as they become available.

Ongoing efforts by both Planning and Building Departments.

Program H-4.6.a.
Affordable Housing Fund

Implement Affordable Housing Fund
Ordinance and add to funds.

Ongoing

Program H-4.7.a
Housing Element Review
Program H-4.7.b
Housing Element Update

Comply with requirements for Housing
Element Annual Review Report.
Undertake Housing Element Updates in
accordance with State Law.

Ongoing

The Town collected $82,992.18 in affordable housing impact fees in 2018 (1/1/1812/31/18). The Affordable Housing Fund’s balance is $258,800.96 (as of 12/31/2018).
While the fund has been used for affordable housing projects in the past, no monies
were expended during 2018.
Calendar year 2018 Housing Element Annual Review Report will be submitted to the
Town Council on March 5, 2019.
The 2015-2023 Housing Element will be updated in 2023

Ongoing

This program has not yet been implemented.

General Comments:
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ITEM NO. 7Bi
PLANNING COMMISSION MEETING MINUTES OF
JANUARY 22, 2019

Planning Commission Meeting
March 12, 2019

DRAFT MINUTES
REGULAR PLANNING COMMISSION MEETING
JANUARY 22, 2019
CORTE MADERA TOWN HALL
CORTE MADERA

COMMISSIONERS PRESENT:

Chair Peter Chase
Vice-Chair Phyllis Metcalfe
Commissioner Margaret Bandel
Commissioner Bob Bundy
Commissioner Charles Lee

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 7:00 p.m.
B. Pledge of Allegiance – Commissioner 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
A. 1618 REDWOOD HWY (THE VILLAGE AT CORTE MADERA) – CONTINUED
PUBLIC HEARING FROM JANUARY 8, 2019 FOR A DESIGN REVIEW,
PRECISE PLAN AMENDMENT AND SIGN PERMIT APPLICATION
REGARDING EXTERIOR PAINT COLORS, INCLUDING HIGHWAY FACING
ELEVATIONS, FOR THE VILLAGE AT CORTE MADERA, AND REVISIONS TO
THE PRECISE PLAN NO. 12-001 FOR HIGHWAY ORIENTED TENANT SIGNS
AND THE MONUMENT SIGN AT 1618 REDWOOD HWY. (Senior Planner Phil
Boyle)

The Commissioners made statements relating to contact with the applicant, with ViceChair Metcalfe and Chair Chase confirming that disclosures were submitted for the
public record. Commissioner Bandel stated that she had met with the Manager of The
Village, Stan Hoffman, but had not expressed an opinion, and Commissioners Lee and
Bundy confirmed they had nothing to disclose for the public record.

Mr. Boyle presented the staff report and noted that correspondence received since the
packets were issued on Friday, January 18st, was emailed to the commissioners and
has been made available to the general public. He discussed the materials in the
packet, noting that two resolutions have been included. Mr. Boyle confirmed that the
applicant has not amended the application, and that staff’s recommendation has not
changed.
Planning Director Wolff provided background information on the previous hearing,
noting that most of the Commissioners seemed to favor the proposed colors but not the
sign application. Mr. Boyle explained the reasons for continuing to present both the
proposed building color palette and the sign proposals in a single resolution.
Mr. Boyle discussed the project, including the colors and freeway signs. He provided
background information on hearings in 2012 and 2013 that resulted in changes to the
Tenant Sign Criteria, and he explained that the applicant is asking to modify the
requirements to expand the use of colors, logos and fonts. Mr. Boyle also discussed the
proposed changes to the monument sign.
Planning Director Wolff explained that the purpose of the applicant’s request is to
improve the visibility of signs on the west side of the property, and that the applicant has
stated the current regulations are inadequate.
Chair Chase and Mr. Boyle discussed Jana Haehl’s correspondence relating to the C2
Zoning Code requirements and the Master Sign Program for the The Village. Mr. Boyle
explained why staff believes that the application can be processed and not conflict with
the Zoning Code.
Vice-Chair Metcalfe and staff discussed the code’s sign requirements in the C2 District
in relation to the Master Sign Program. Mr. Wolff confirmed the code defers to the
approved Master Sign Program and that the requirements for the C2 district are not
more stringent.
Mr. Wolff also discussed the proposed changes to the sign regulations in relation to the
requested amendment to the Precise Plan. He confirmed that staff believes the changes
made to the Sign Ordinance in 2012 and 2013, in addition to the requested changes in
this application, are consistent with the Zoning Ordinance.
In response to Commissioner Lee, Mr. Boyle confirmed the Zoning Ordinance dictates
that lights shall be turned off by 11 p.m. or close of business, whichever is later.
Stan Hoffman, The Village Property Manager, stated that they have received feedback
regarding the signage that was not positive, and he apologized for any
misunderstanding caused by the applicant at the previous hearing.
Mr. Hoffman referred to the previous decisions relating to signage in 2012 and 2013,
and he discussed the changes in shopping habits, the importance of small retailers to
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the center, and the need for signage to attract visitors who are passing by on the
freeway. Mr. Hoffman confirmed their belief that there is a need for new sign
regulations. He stated that opposition to their proposal does not seem to be great.
Sudhish Mohindroo, Project Architect, discussed the differences between the shopping
center model of the 1980s and today’s design, which aims to encourage people to shop,
dine and meet friends in a neighborhood area. Mr. Mohindroo said the proposed
signage allows individuality to be expressed with varying logos, fonts and colors but
within size constraints.
Commissioner Bandel and Mr. Mohindroo discussed the design of other shopping
centers, and Mr. Mohindroo confirmed that Stanford Shopping Center has some exterior
signs. Mr. Hoffman stated that not all retailers pay for signage.
In response to Commissioner Bundy, Mr. Mohindroo stated that the signs would be
allotted to the tenants who were most in need. Mr. Hoffman confirmed they would be
open to a solar system proposal and Chair Chase stated that the owner of the property
would need to initiate an application.
Vice-Chair Metcalfe suggested management use the monument signs for advertising
stores, and Mr. Hoffman explained that they have contractual obligations with the
tenants who use the monument signs.
Chair Chase opened the public comment period.
Jim Robinson, Ash Avenue, stated that he supported the application, noting that there
are a variety of signs in Town Center. Mr. Ash said that the tenants seem to need the
signs for their viability and the request seems reasonable.
Carl Spurzem, Lakeside Drive, stated that the tenants’ need for identity is important to
both them and the town to drive sales. Mr. Spurzem said he supported the request to
use different colors, fonts and logos, and he discussed the importance of tax revenue
the Town receives from The Village.
Monty Stephens, Property Manager for Town Center, discussed the problems
experienced by retail. Mr. Stephens stated that the tenants need their own identify, and
that he understood the two shopping centers accounted for 72% of sales tax for the
Town.
Chair Chase closed the public comment period.
Commissioner Bandel said she did not favor the proposed building color scheme and
that she could, therefore, not support the attached resolution which included both the
building colors and the Hwy. sign proposal. Furthermore, she said she did not agree
with staff’s interpretation of the section of the code that was brought up by Ms Haehl.
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She also expressed a preference for colors that would resemble earth tones, and her
concern about the condition of the west side landscaping.
Commissioner Lee stated that he supported the color scheme and that logos will
increasingly be used in place of wording in the future. He also stated that the proposed
sign colors are important for identification purposes, noting that the shopping center is
beside a freeway with the intrusive white lights of cars at night. Commissioner Lee
stated that any landscaping deficiencies should not be considered alongside the
application for signage.
Commissioner Lee commented on the monument sign, which he said would be a nice
change. He noted that the discussions in previous years included other aspects that
were not related to signage, and he expressed a hope that the commissioners could
see the benefits of approving the sign application to the community and tax base.
Commissioner Lee said he had explored signage in other communities; that he did not
see the request would have a big impact, and that he believes the center is being
unjustly scrutinized when compared to other centers along the Hwy. 101 corridor.
Commissioner Lee confirmed the changes would offer a fresh high-grade look for highend retailers that will not degrade the town.
Commissioner Bundy provided historical context to The Village in relation to the
marshland area, and he commented on the presence of branding and logos in other
shopping centers along the highway. He confirmed he could support the findings and
discussed his belief that the requested changes should still result in more low-key and
appropriate signage than exists at other shopping centers.
Vice-Chair Metcalfe said she approved the color palette at the previous hearing and
confirmed that she would not approve the requested sign changes for reasons she
discussed. However, Vice-Chair Metcalfe stated that she could support a single color
and a single font with upper and lower case, and small logos that fit within a sign. ViceChair Metcalfe commented on the improvement of the landscaping on the freeway side
of the center.
Chair Chase commented on the previous discussions in 2013, wherein there was an
understanding that understated signage was considered an asset. However, he
acknowledged the need for brand identity and that some justification existed for the kind
of signage requested to attract Hwy. 101 drivers based on a report by the
Transportation Authority of Marin. Chair Chase commented on the possibility of less
design-intense signage and a desire not to approve an application for a standard that
could become normalized.
However, Chair Chase noted that the tenants are making the request for more visibility,
which he believed they should have, as much as he stated he was against the idea.
Chair Chase expressed a wish for a different proposal, and he commented on the
applicant’s unwillingness to compromise.
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MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Bandel, to approve Resolution No. 19-005, denying Design Review,
Precise Plan Amendment and Sign Permit application regarding exterior
paint colors, including highway facing elevations, for The Village at Corte
Madera, and revisions to the Precise Plan No. 12-001 for highway
oriented tenant signs and the monument sign at 1618 Redwood Hwy. Pl2018-0078-PDP, with the hope that an amended application would be
returned for review by the Planning Commission:
AYES: Metcalfe, Bandel
NOES: Bundy, Chase, Lee
The motion failed.
MOTION: Motioned by Commissioner Bundy, seconded by Commissioner
Lee, to approve Resolution No. 19-003, approving Design Review, Precise
Plan Amendment and Sign Permit application regarding exterior paint
colors, including highway facing elevations, for The Village at Corte
Madera, and revisions to the Precise Plan No. 12-001 for highway
oriented tenant signs and the monument sign at 1618 Redwood Hwy. Pl2018-0078-PDP:
AYES: Bundy, Chase, Lee
NOES: Metcalfe, Bandel
The motion passed, Mr. Boyle read the appeal rights and Chair Chase announced a 10
minute break.
5. NEW HEARINGS
A. 223 CORTE MADERA TOWN CENTER (IL FORNAIO) - SIGN PERMIT
APPLICATION FOR AN “IL FORNAIO CUCINA ITALIANA” SIGN AT 223
CORTE MADERA TOWN CENTER (Senior Planner Phil Boyle)
Commissioner Lee recused himself for the remainder of the hearing, noting that he lives
within 500 square feet of 223 Corte Madera Town Center.
Senior Planner Boyle presented the staff report, when he discussed the proposed
illuminated sign. Mr. Boyle confirmed the sign meets the size requirements for the Town
Center Design Guidelines and the Municipal Code, and that there would be dimmers
and a timer with the maximum Kelvin not to exceed 3,500. Mr. Boyle concluded his
report with a description of the sign’s materials, and he noted that staff could make the
findings and is recommending the draft resolution approving the sign application.
In response to Vice-Chair Metcalfe, Mr. Boyle confirmed that no signs would be
removed and the request was for a new sign.
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In response to Chair Chase, Monty Stephens, Property Manager for Corte Madera
Town Center, discussed the reasons for the new sign, which he said is tasteful in
design.
Chair Chase noted that there were no members of the public present to comment on the
project.
MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner Bundy,
to approve Resolution No. 19-004, Sign Permit Application No. PL-2019-004 for
an illuminated “Il Fornaio Cucina Italiana” sign at tenant space #223 on the north
side of Corte Madera Town Center, APN 024-163-08:
AYES:
RECUSED:

Metcalfe, Bundy, Chase, Bandel
Lee

Mr. Boyle read the appeal rights.
A motion was made by Vice-Chair Metcalfe, seconded by Commissioner Bundy, and
approved by all commissioners present to continue the meeting until 10 p.m.
A. CONSIDERATION AND POSSIBLE ACTION TO APPOINT ONE PLANNING
COMMISSIONER TO SERVE ON THE TOWN OF CORTE MADERA TOWN
HALL EXPANSION COMMITTEE (Planning Director Adam Wolff)
Planning Director Wolff presented the staff report. He reported on the January 15th
Town Council meeting, during which the Town Council gave direction for the formation
of a Town Hall Expansion Committee, which would consist of 2 council members, 1
planning commissioner and members of the community. Mr. Wolff discussed the
process for the expansion, noting that there would be community workshops and a
planning process that would be heard by the Planning Commission.
Vice-Chair Metcalfe suggested Chair Chase be appointed to the committee for reasons
she discussed, and Vice-Chair Metcalfe volunteered to be the alternate.
In response to Commissioner Bundy, Mr. Wolff confirmed the commissioners who
formed part of the sub-committee would not need to recuse themselves when the
project came before the Planning Commission.
MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner Bandel,
to appoint Chair Chase to the Town of Corte Madera Town Hall Expansion
Committee for Phase 1 of the project:
AYES:
Metcalfe, Bundy, Chase, Bandel
RECUSED: Lee
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B. DISCUSSION OF PLANNING COMMISSION RULES AND PROCEDURES
RELATED TO PREPARATION BY COMMISSIONERS (SECTION 2.2.5)
(Planning Director Adam Wolff)
Planning Director Wolff presented the staff report. He discussed Vice-Chair Metcalfe’s
desire for a discussion of the Planning Commission’s rules and procedures, noting that
no action was merited.
Vice-Chair Metcalfe discussed a need for commissioners to visit applicants in pairs for
reasons she discussed.
Counselor Propp said the commissioners must refrain from discussing the project for
reasons related to the Brown Act, and that it would be inappropriate for a third
commissioner to join them.
Discussion amongst the commissioners and Mr. Wolff took place relating to whether the
rules and procedures should be changed. There was general consensus that the
document would not be amended immediately.
In response to Vice-Chair Metcalfe, Counselor Propp noted that it would be a policy
decision, rather than a legal decision, for the Town to decide if councilmembers and
commissioners could communicate with applicants before a formal application had been
made. Chair Chase stated that he considered such contact inappropriate.
A motion was made by Vice-Chair Metcalfe, seconded by Commissioner Bundy and
approved by a majority of the commissioners present to continue the meeting until
10:30 p.m.
7. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners
Commissioner Bandel reported on the January 15th Town Council meeting, where she
noted the Town Hall expansion plans were the main topic of discussion. Commissioner
Bandel discussed the three phases of the construction project.
Commissioner Bandel also reported on discussions that included staffing, the adoption
of a municipal elections ordinance, and an update on public works projects.

ii. Planning Director
Planning Director Wolff stated that the commissioners could contact him individually if
they wish to discuss a staff report before a hearing.
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iii. Tentative Agenda Items for February 12, 2019 Planning Commission
Meeting
(PROPOSED ITEMS, AND ORDER, ARE SUBJECT TO CHANGE)
A. THE RESIDENCES AT PRESERVE RESIDENTIAL SUBDIVISION AT
ROBIN DRIVE, APN 038-011-21 – CONSIDERATION AND
POSSIBLE ACTION ON APPLICATIONS FOR SUBDIVISION MAP,
ZONING AMENDMENT, PRELIMINARY AND PRECISE PLANS, AND
DESIGN REVIEW FOR 24 NEW DWELLING UNITS INCLUDING 16
SINGLE-FAMILY HOMES AND 8 ACCESSORY DWELLING UNITS
iv. Future Agenda Items
(PROPOSED ITEMS, AND ORDER, ARE SUBJECT TO CHANGE)
B.

MINUTES
i. Planning Commission Meeting Minutes of November 13, 2018
ii. Planning Commission Meeting Minutes of November 27, 2018
iii. Planning Commission Meeting Minutes of January 8, 2019
MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Bundy, to approve the minutes of the Planning Commission meetings of
November 13 and November 27, 2018, and the Planning Commission
meeting of January 8, 2019:
AYES:
Metcalfe, Bundy, Chase, Bandel
RECUSED: Lee

8. ADJOURNMENT
A motion was made, seconded and unanimously approved to adjourn the meeting at
9:52 p.m.
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ITEM NO. 7Bii
PLANNING COMMISSION MEETING MINUTES OF
FEBRUARY 12, 2019

Planning Commission Meeting
March 12, 2019

DRAFT MINUTES
REGULAR PLANNING COMMISSION MEETING
FEBRUARY 12, 2019
CORTE MADERA TOWN HALL
CORTE MADERA

COMMISSIONERS PRESENT:

Chair Peter Chase
Vice-Chair Phyllis Metcalfe
Commissioner Margaret Bandel
Commissioner Bob Bundy
Commissioner Charles Lee

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 7:00 p.m.
B. Pledge of Allegiance – Commissioner Chase led in the Pledge of Allegiance.
C. Roll Call – All the commissioners were present

2.

PUBLIC COMMENT - None

3.

PRESENTATIONS
A. OVERVIEW OF CLIMATE ADAPTATION PLAN – Presentation provided by
Peter Brown, Public Works Director

Planning Director Wolff discussed an error in the title, which he corrected, and he
introduced Public Works Director Peter Brown, who presented an overview of the
Climate Adaptation Plan.
Mr. Brown discussed the Main purpose of the Climate Adaptation Plan (CAP), which is
to enable the Town to become a resilient community.
Mr. Brown introduced Leslie Regan, whom he said has been contracted by the Town as
a project manager for the plan.
Ms. Regan introduced the consultants and she discussed the document they would be
drafting, which she said should provide the Town with a plan to become more resilient
and climate-ready. She noted that there is a requirement to study and evaluate the
Town’s current goals, address mitigation measures and to manage the risk of climate

change. Ms. Regan said they would be seeking feedback from the commissioners,
Town Council Members and the public, in addition to relying on scientific analysis, that
should result in recommendations for capital improvement projects and strategies that
could be implemented for the next 30 years or more.
Mr. Brown noted that the Town has matched a grant from Caltrans to produce the CAP,
which he said should be reviewed and updated every 5 years. He discussed the issues
that will be included in the document, including sea level rise, flooding and wild fire, and
noted that cost estimates are such that the Town, Caltrans and the shopping centers,
for example, might be asked to collaborate to protect Hwy 101 from flooding, for
example.
Mr. Brown acknowledged that sea level rise and flooding would be the Town’s greatest
impacts, noting that sea level rise projections have increased. He noted that it is
possible residential neighborhoods could be lost at some point in the future, which he
discussed in relation to different adaptation strategies that could be employed.
Mr. Brown clarified the meaning of a10-foot sea level rise and confirmed his opinion that
the Town will be impacted if there is a rise of 5 feet or 6 feet in response to Chair
Chase.
Ms. Regan discussed the timeline for public workshops and the formation of a
Resiliency Climate Advisory Committee.
Commissioner Bundy discussed a flood protection study that the Town commissioned in
1995 that he thought Ms. Regan would find useful.
Commissioner Bandel and Mr. Brown discussed the projected impacts of sea level rise,
and Mr. Brown noted that 1/3 of residential zones are in the flood zone. He said that
tides have been higher than anticipated.
Commissioner Bundy commented on the flood prevention work the Town has
implemented over an approximately 30-year period, and Mr. Wolff discussed the
importance of prioritizing further projects. Mr. Brown stated that the Planning
Commission would review the draft plan at a public hearing.
Commissioner Bandel and Ms. Regan discussed potential significant changes that
might be necessary, such as the way homes are built.
Chair Chase opened the public comment period.
Jan Keizer, 172 Prince Royal Drive, asked how the Town measured prospective
increases in water level. In response, Mr. Brown stated that the Bay Conservation and
Development Commission (BCDC) provided the data the Town has used for analysis.
Chair Chase closed the public comment period.
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4.

CONSENT CALENDAR – None

4.

CONTINUED HEARINGS – None

6. NEW HEARINGS
A. 159 PRINCE ROYAL DRIVE - CONSIDERATION AND POSSIBLE APPROVAL
OF LANDSCAPING PLAN PURSUANT TO CONDITIONS OF APPROVAL OF
TOWN COUNCIL RESOLUTION NO. 26/2017, RELATED TO THE
CONDITIONALLY APPROVED MAJOR REMODEL AND HOME ADDITION AT
159 PRINCE ROYAL DRIVE. (Planning Director Adam Wolff)
Commissioner Bandel recused herself because she lives within 500 feet of 158 Prince
Royal Drive and Planning Director Wolff presented the staff report.
Mr. Wolff provided an overview of the evening’s discussions. He said the Planning
Commission must ascertain if the applicants have met the conditions of approval in the
final document approved by the Town Council that denied an appeal to the design
review application in 2017. Mr. Wolff also explained that a Town-approved arborist
needed to approve a final landscape plan for the Planning Commissioners to review and
confirm that the findings were met.
Mr. Wolff provided background information on the design review and appeal processes.
He noted that the applicant subsequently applied for and received ministerial approval
for an accessory dwelling unit.
Mr. Wolff discussed the landscape plan that was submitted by the applicants in
November 2018 that proposed the removal of the majority of trees. He said the Townhired arborist suggested significant modifications to the plan, and that the final draft has
been included in the commissioners’ packets.
Mr. Wolff explained that it is the commissioners’ task to review the landscape plan and
ascertain if the findings in the resolution by the Town Council have been met. He
discussed staff’s recommendation that the commissioners should be concerned only
with the conditions of approval that are relevant to the landscaping.
Mr. Wolff stated that a draft resolution has been included in the documents if the
commissioners felt able to confirm the findings of approval could be met.
Vice-Chair Metcalfe and Mr. Wolff discussed conditions of approval that relate to
permits for the main house and accessory dwelling unit. Mr. Wolff confirmed
applications are separate and would be reviewed by staff to ensure compliance with
approved sets of plans. He also confirmed that the landscaping plan relating to
ADU was approved at the ministerial level.
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Vice-Chair Metcalfe and Mr. Wolff discussed enforcement of the conditions of approval
for the landscape plans. Mr. Wolff said there is a required vegetative management plan,
in addition to the need for the property owner to provide a report after 10 years, which
he discussed.
Kent Julin, Consultant Arborist, discussed the proposed landscape plan. Mr. Julin stated
that it seemed reasonable to remove 24 flammable Monterey pine trees in various
states of decline, and plant new trees further down the hill away from the dwellings. He
discussed the variety of trees proposed, including olive trees, and stated that there was
insufficient space to support the usual recommendation of a 1:1 replacement.
Mr. Julin discussed trees that could reach a potential height of 40 feet, but that he felt
the site was insufficiently fertile to ensure sufficient growth to obstruct neighbors’ views.
He also discussed current trees that would need to be pruned, and the vegetative
management plan, which he noted would not provide screening.
In response to Chair Chase, Mr. Wolff confirmed gray water system requirements would
not be triggered by the main house remodel.
Mr. Julin addressed Commissioner Lee’s concerns about soil instability in relation to the
removal of many Monterey pine trees. He said there is no sign of instability and that
sufficient ground cover is proposed.
In response to Commissioner Bundy, Mr. Julin said he was not responsible for the
decision to remove trees that Commissioner Bundy thought appeared to be healthy. Mr.
Julin confirmed that he had not been required to evaluate the cypress trees near a
retaining wall, noting that the uphill neighbor favors the trees for their screening
properties. Mr. Wolff stated that the conditions of approval require a consultation by the
arborist to review the landscaping in the future and that they could make further
recommendations for pruning or replacement.
In response to Chair Chase, Mr. Julin said he had not received a soils report, and Mr.
Wolff said a geotechnical report existed for the borings on the lower portion of the
property. Mr. Wolff noted that structural plans have not been submitted at this stage.
In response to Commissioner Lee, Mr. Julin confirmed that tree roots extend beyond the
drip line.
Chair Chase and Mr. Julin discussed flammability of tree species, and Mr. Julin
confirmed that grass seed could be planted for slope stabilization. Mr. Wolff confirmed
an erosion control plan would be part of the permit application.
Chair Chase opened the public comment period.
Margaret Bandel, 180 Prince Royal Drive, discussed her concern that the number of
trees that will be required would be much fewer than stipulated in the conditions of
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approval and that the purpose of the trees would be to screen the addition. Ms. Bandel
also discussed her concern that the applications were being considered separately. She
said all the construction proposals and landscaping plans should be considered under a
single application to ascertain the impact of the entire development on the
neighborhood.
Phyllis Galanis, 215 Prince Royal Drive, discussed her concerns with hillside instability
and the possibility of the roots of Podocarpus invading neighboring properties and
affecting retaining walls. Ms. Galanis also discussed her agreement that the various
projects should be considered under a single application, and that she does not believe
there is sufficient information for a determination to be made. Furthermore, Ms. Galanis
stated that soil instability is unknown given the absence of a soils report.
Tamila Faridgoo, 163 Prince Royal Drive, said the removal of the cypress trees between
her property and the applicant’s property would result in her yard sinking. Ms. Faridgoo
suggested the trees should be trimmed, and she discussed her concern that two new
trees would block her view.
Jan Keizer, 172 Prince Royal Drive, discussed the requirement for a sprinkler system
for the ADU and the possible need for a different water meter.
Kim Baez, 233 Prince Royal Drive, discussed parking problems in relation to ADUs and
the need for retaining walls on some properties. Mr. Baez noted that the technology for
retaining walls has improved.
Joel Hernandez, property owner, discussed the importance of his property being stable,
and he confirmed that the number of new trees proposed were reduced on the
recommendation of the Fire Marshal and Mr. Julin.
In response to Vice-Chair Metcalfe, Mr. Hernandez stated that they intend building the
ADU before starting work on the main house. Vice-Chair Metcalfe discussed a
preference for a soils report to be made part of the conditions of approval.
In response to Commissioner Bundy, Mr. Hernandez said he did not recall a specific
conversation with his landscape architect wherein a decision was made to remove fully
developed trees, besides the pine trees.
Chair Chase suggested Gracilius would provide better screening on the west side of the
property for the neighbor. In response, Mr. Hernandez said the location for the Gracilius
was chosen to screen the mass of their house from the lower part of Constitution Drive.
In response to Chair Chase, Mr. Hernandez confirmed they would irrigate the landscape
as needed and that drought-tolerant plants have been chosen.
Chair Chase expressed disappointment that a fully developed plan, with a soils report
and structural plans, was not submitted with the application. Chair Chase said that the
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effects of the retaining walls on the landscape plan remained unknown, which he
discussed in relation to the conditions of approval. He also expressed dissatisfaction
with the absence of the applicant’s landscape architect and the inability to discuss
installation of the landscaping on a slope and stabilization.
Chair Chase closed the public comment period.
In response to Commissioner Bundy, Mr. Wolff discussed a an easement that is
dedicated to the Town on Constitution Drive that would effect access to ADUs on other
lots, but not at 159 Prince Royal Drive. Commissioner Bundy said he believed the
landscaping would eventually mature and be acceptable.
Commissioner Lee discussed other ways of screening a dwelling besides landscaping.
He also discussed the difficulties he would have in supporting the findings relating to
unsightly grading of the hillside and adequate buffering for the retaining walls, noting
that inadequate information about the retaining walls, and how they might be screened,
has been provided.
In response, Mr. Wolff noted that Commissioner Lee’s question relating to the trees is
valid because it relates to the landscape plan that is entirely new. He discussed the
need to understand the changes that have occurred relating only to landscaping since
the Town Council and Planning Commission approved the resolutions.
Vice-Chair Metcalfe discussed her concern relating to the grading and retaining walls,
which she said could affect the landscape plan that the commissioners are being asked
to evaluate. Vice-Chair Metcalfe also discussed the need for a soils report.
Chair Chase discussed the need for site sections showing the final grade, a gray water
system and information on how the retaining walls would be screened, such as ficus.
Mr. Wolff and the commissioners discussed the findings relating to screening. Mr. Wolff
said that the findings attempted to achieve the desired landscape plan, but that it should
be acknowledged it might not have been possible based on the arborist’s report.
Chair Chase discussed the actions the commissioners could take and stated his
preference for a continuance with a request to the applicant to revise the plans.
Commissioner Bundy discussed the reasons he could support the landscape plan as
submitted and acknowledged that engineering work would be needed to implement the
landscape plan, which he said would be handled at the Building Permit stage.
Chair Chase stated that the landscape plan is inadequate, and Commissioner Lee said
that he has heard some of the commissioners, councilmembers and the public voice
safety concerns about the site.
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Chair Chase noted that the sidewalk was unclear on the plans, which he discussed with
Mr. Wolff. He also discussed information he would request from the applicants, with
which Commissioner Lee and Vice-Chair Metcalfe were in agreement.
Chair Chase provided staff with a draft revised plan showing what the commissioners
requested.

MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner Lee to
continue the hearing on the landscaping plan pursuant to conditions of approval
of Town Council Resolution No. 26/2017, related to the conditionally approved
major remodel and home addition at 159 Prince Royal Drive, with the following
revisions:
1.

Three site sections as demonstrated on the plan submitted to staff: One
north-south, two east-west;

2.

A fully developed landscaping plan from the retaining walls to the
sidewalk;

3.

A description of all the understory and surface plants between the
plantings shown on the plan;

4.

Details of tree planting and two additional trees, one on the west side and
one on the north side.

AYES:
Metcalfe, Bundy Chase, Lee
NOES:
None
RECUSED: Bandel
Chair Chase announced a 10-minute break at 9:50 p.m.
The commissioners reconvened at 10:00 p.m., including Commissioner Bandel.
decision was made to continue the remaining items to the next meeting.

A

7. BUSINESS ITEMS – None
8. ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners
ii. Planning Director
iii. Tentative Agenda Items for February 26, 2019 Planning Commission
Meeting
(PROPOSED ITEMS, AND ORDER, ARE SUBJECT TO CHANGE)
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A. THE RESIDENCES AT PRESERVE RESIDENTIAL SUBDIVISION AT
ROBIN DRIVE, APN 038-011-21 – CONSIDERATION AND
POSSIBLE ACTION ON APPLICATIONS FOR SUBDIVISION MAP,
ZONING AMENDMENT, PRELIMINARY AND PRECISE PLANS, AND
DESIGN REVIEW FOR 24 NEW DWELLING UNITS INCLUDING 16
SINGLE-FAMILY HOMES AND 8 ACCESSORY DWELLING UNITS
iv. Tentative Agenda Items for the Thursday, February 28, 2019 Special
Planning Commission Meeting
(PROPOSED ITEMS, AND ORDER, ARE SUBJECT TO CHANGE)
A. 78 GRANADA DRIVE – DESIGN REVIEW FOR A RESIDENTIAL
ADDITION AND REMODEL TO AN EXISTING TWO STORY
DWELLING AT 78 GRANADA DRIVE
B. 360 CORTE MADERA AVENUE – DESIGN REVIEW AND
VARIANCE FOR CONVERSION OF AN EXISTING GARAGE TO
LIVING SPACE AND ADDITION OF TWO CAR GARAGE IN THE
FRONT AND SIDE SETBACKS.
C. 38 LAKESIDE DRIVE – DESIGN REVIEW FOR A SECOND STORY
ADDITION.
v. Future Agenda Items
(PROPOSED ITEMS, AND ORDER, ARE SUBJECT TO CHANGE)
B.

MINUTES
i. Planning Commission Meeting Minutes of January 22, 2019

9. ADJOURNMENT
A motion was made, seconded and unanimously approved to adjourn the meeting at
10:05 p.m.
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