4.1

AESTHETICS

INTRODUCTION
This section of the EIR evaluates views of the site from off-site locations, potential project impacts
on visual character, and the potential for increased light and glare from the project. Visual
simulations have been prepared to illustrate how the proposed design would appear from four offsite locations. The Town’s design review process is also addressed.

ENVIRONMENTAL SETTING
VIEWS OF THE SITE
The 5.47-acre project site is currently occupied by buildings, parking areas, a pond, a swimming
pool, and internal roads. The existing building footprint occupies about 19.0 percent (45,272 square
feet, or about 1.04 acres) of the site and parking/roads and other paved areas comprise about 42.3
percent (100,839 square feet, or about 2.31 acres). The pond occupies about 11.9 percent (0.64
acre) of the overall site. Landscaping, which includes a large swimming pool and vegetation near
the pond, covers about 26.8 percent (63,848 square feet, or about 1.47 acres).
Existing visual conditions at the project site are documented by photographs taken from various
locations in and around the site (see Figure 4.1-1). From Madera Boulevard to the south of the
site, one can see a parking area to the south of the existing on-site restaurant, the existing twostory hotel entrance and hotel structure screened partially by mature landscaping (see Figure
4.1-2[a] and [b]). Prior to entering the site driveway, the westbound motorist can see Mt.
Tamalpais in the background of the hotel (see Figure 4.1-2[b]), partially screened by on-site trees.
From Tamal Vista Boulevard, the existing hotel is largely screened from view by existing tree cover
on the site and the setback of the hotel buildings (see Figure 4.1-3[a] and [b]). A commercial
building on the northeast corner of Madera Boulevard and Tamal Vista Boulevard (occupied by
Ameritrade) also screens portions of the site from view (see Figure 4.1-3[b]).
The clearest view of the hotel can be seen from the exit point of the Town Center shopping center
to the south of Madera Boulevard, when exiting motorists look directly north at the hotel entrance
and the two-story structure (see Figure 4.1-4) From U.S. Highway 101 to the east, many portions
of the site, including the pond area, are screened from view by intervening landscaping. One view
from U.S. Highway 101 will be addressed in the impacts discussion later in this section of the EIR.
From further off-site, one can look across U.S. Highway 101 to see the site in the midground with
Mt. Tamalpais in the background. Figure 4.1-5[a] shows the site looking west from the second
floor of the recently completed restaurant in the Nordstrom store. From this location, the on-site
restaurant is visible at the eastern edge of the site, with mature trees partially screening the
building from view. The hotel building to the rear of the restaurant is not visible from this location.
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Figure 4.1-2

VIEWS OF SITE (SHEET 1)

b) View of hotel entrance looking west from Madera Boulevard with Mt. Tamalpais in background. Portion of hotel also visible in center of photo.

a) View of entrance to existing hotel, looking north and northwest from Madera Boulevard..

Figure 4.1-3

VIEWS OF SITE (SHEET 2)

b) View of site looking north from Tamal Vista Boulevard intersection with southern end of Council Crest Drive. Ameritrade building in foreground and trees along
right side of road screen hotel from view.

a) View of site looking south from Tamal Vista Boulevard intersection with Council Crest Drive. Site is hidden from view by mature trees at left side of road.
Residences located on right side of road.

View of hotel entrance looking north from Madera Boulevard exit point of Town Center shopping center.
Parking for onsite restaurant visible at right side of photo.

VIEWS OF SITE (SHEET 3)

Figure 4.1-4
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Figure 4.1-5[b] shows the view looking southwest from the Corte Madera Marsh viewing location
east of U.S. Highway 101. From this point, intervening vegetation and the highway totally screen
the site from view. From the public pathway just north of Nordstrom, one looks west to Mt.
Tamalpais. However, the hotel is not in this viewshed at all since the project site is southwest of
this view corridor (see Figure 4.1-5[c]).

VIEWS WITHIN THE SITE AND OF THE ON-SITE POND
Within the project site, one views the existing two-story hotel buildings, the on-site restaurant, and
extensive landscaping. Figure 4.1-6 shows the view of the on-site pool with the hotel building in
the background. As can be seen, mature trees take up a large part of this viewshed.
The on-site pond makes up a significant visual feature of the project site despite the fact that it is
largely hidden from view by intervening buildings and mature landscaping. At one time (in the
1960s), the pond was quite visible from U.S. Highway 101, but now the pond is screened from the
view of the highway by mature evergreen shrubs. From the north side of the on-site restaurant, one
looks across the pond to the hotel buildings in the background that are largely screened by tree
cover (see Figure 4.1-7a and 4.1-7b). When the pond water elevation is high, only the vegetated
banks are visible. At the north end of the pond, one sees the on-site restaurant in the background
(Figure 4.1-7b). A pathway traverses the eastern edge of the pond and is open to access by the
public.
This high water stage contrasts sharply with low water elevations, which occur as the pond levels
are controlled by the Town of Corte Madera. At least once per week, the water elevations drop
significantly, as can be seen in Figure 4.1-8a and 4.1-8b. When the water level is low, one sees
broad expanses of exposed mud with narrow bands of water. During this time, the pond can also
take on an odor that some may find offensive.

LIGHT AND GLARE
Due to the existing hotel and restaurant on the site, as well as adjacent commercial uses to the
north and south of the site, lighting is visible throughout the area. The predominant source of
lighting is for the parking areas of the site and exterior lighting of the hotel building and on-site
restaurant. Headlights of vehicles on nearby roads also create light and glare during nighttime
hours. Street lighting for Madera Boulevard and Tamal Vista Boulevard is now visible to nearby
residential units along Tamal Vista Boulevard to the west and southwest of the site.

REGULATORY FRAMEWORK
FEDERAL AND STATE
No federal regulations related to visual quality would pertain to the project. The State of California
has a formal program related to scenic highways called the California Scenic Highway Program.
This program was established in 1963 and designates certain highways along which adjoining land
uses and features require special conservation treatment. U.S. Highway 101 in the vicinity of the
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a) View of hotel site from window of Nordstrom 2nd floor restaurant. Sign on right is just east of pond edge.

b) View towards site from pullout area next to Corte Madera
Marsh. Site hidden from view by intervening vegetation.
U.S. Highway 101 in midground.

c) View from pathway just north of Nordstrom, looking west
to Mt. Tamalpais. Site not visible as it is located to the south
of this view corridor. U.S. Highway 101 is in midground.

Figure 4.1-5

VIEWS OF SITE (SHEET 4)

View of interior portion of site across pool with hotel building in background.

VIEW OF INTERNAL PORTION OF SITE

Figure 4.1-6

b) View of pond from northern end, looking south towards rear of onsite restaurant, with
Corte Madera hills in background. Path along pond is visible at left side of photo.

Figure 4.1-7

VIEWS OF ONSITE POND (SHEET 1)

a) View of pond located at northeastern edge of site from pedestrian path that connects to north of site.
Rear of restaurant visible on left side of photo and hotel buildings visible at back of pond.

a) View to the south with the culvert/flap gate visible at left edge of pond, and restaurant
in background.

b) View to the southwest with the top of the gate culvert in the foreground, pond and
restaurant in the background.

Figure 4.1-8

VIEWS OF ONSITE POND (SHEET 2)
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site is not a designated scenic highway; therefore, the California Scenic Highway Program does
not apply to the project.

LOCAL
Town of Corte Madera Design Review Ordinance and General Plan
The Town of Corte Madera has a Design Review Ordinance found in Section 18.30 of the Town’s
Zoning Ordinance. The stated purpose of this ordinance is to ensure that new development is
consistent with policies of the Town’s General Plan, to preserve the Town’s natural beauty, and to
prevent the destruction of vegetation and unsightly grading. This ordinance is also intended to
ensure that structures are “visually harmonious” with their surroundings and do not unnecessarily
block scenic views (Town of Corte Madera, 1994).
The Community Design element of the Town of Corte Madera General Plan addresses visual
design. The issue of Floor Area Ratio is addressed in the General Plan with the following statement
(Town of Corte Madera, 2009):
The 1989 General Plan prescribed a 0.34 maximum Floor-Area Ratio (FAR) for commercial
development. In preparing this General Plan update, the Town determined that a higher FAR
would be appropriate in some instances, particularly as a means of provided (sic) greater
design flexibility and as an improved opportunity for economic development and housing.
The following policies and implementation programs are contained in the Community Design
element of the Town’s General Plan:
Policy RCS–7.5. Require use of native plant species in landscaping plans and reduce spread of
invasive species.
Implementation Program RCS-7.5.a: Landscape Plans. Prepare lists of appropriate native
landscape species and inappropriate invasive exotic species for use by property owners in
developing landscape plans or enhancing existing landscaping, and include in the Design
Guidelines. Prepare the lists with input from the California Department of Fish and Game,1
Agricultural Commissioner, University of California Cooperative Extension, California Native Plant
Society, and other appropriate sources to verify suitability. Provide educational materials with
information on how to care for plants included in the lists of appropriate native landscape species.
Implementation Program RCS–7.5.b: Landscaping Requirement. As part of the discretionary
review of proposed development, prohibit the use of highly invasive species in landscaping and
require the removal of invasive exotic species. Require use of native or compatible nonnative plant
species indigenous to the site vicinity as part of the discretionary review of project landscaping.
Additionally, require that landscaping improvements for community parks, trails, and other public
areas include the use of native plant materials and species that recognize and enhance the natural
resource setting of the Town.
1

Wildlife.
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Policy CD-1.1. Develop and implement Design Guidelines for residential, non-residential and
infrastructure development that provide design and site planning approaches, landscaping, site
grading and similar architectural and site planning criteria that will add design excellence, visual
quality and interest to the community.
Policy CD-1.2. Require residential, non-residential and infrastructure design that respects natural
areas and ecosystems within Corte Madera.
Implementation Program CD-1.2.a: Natural Site Design. Apply the following site planning and
design provisions in the Design Guidelines:


Discourage development that would have detrimental effects on ridgelines.



Encourage hillside development to follow the natural slope of the landform.



Require development in the vicinity of creeks, wetlands, or the Bay to respect the natural
integrity of those areas.

Policy CD-1.5. Preserve the value of the community’s night sky and avoid unnecessary light and
glare from signage, building and landscape illumination, or other sources of outdoor lighting.
Implementation Program CD-1.5.a: Reduce Lighting Levels. Revise the Zoning Ordinance and
other appropriate sections of the Municipal Code to limit lighting levels, and to establish acceptable
types of lighting, fixtures, and the location of lighting in relation to nearby properties. Include the
following in the Design Guidelines to reduce lighting levels:


A requirement that outdoor lighting of nonresidential uses shall be designed to be turned off
when not in use where security and safety are not a concern.



When streetlights are located along the perimeter of the community Plan areas, overhead
lighting shall be shielded to minimize lighting of adjacent properties.



Roadway, commercial, and residential lighting shall be limited to the minimum amount needed
for public safety and shall be designed to focus light where it is needed.



Street light fixtures should be designed to block illumination of adjoining properties and to
prohibit light emitted from the fixtures above the horizontal plane.

Policy CD-2.6.Consider the impacts to long-range views created by proposed or existing
landscaping on and adjoining a project site.
Policy CD-4.1. Adopt non-residential Design Guidelines that address commercial, office, light
industrial and public facility land uses. The intent of the Guidelines is to add design excellence,
green building strategies that reduce resource use and exposure to hazardous materials, visual
quality and interest to the community while using custom design approaches particular to site
development constraints.
Policy CD-4.2. Encourage non-residential development to utilize a unified or consistent design
theme, particularly when involving multiple structures as part of one project. Thematic and stylistic
diversity may be allowed when the overall project design achieves a harmonious effect.
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Policy CD-4.4. Discourage the use of corporate architecture that is incompatible with the design
character of the project site or area, or which is inconsistent with the Design Guidelines.
Policy CD-4.5. Floor area ratios for non-residential development shall adhere to Town design
policy.
Implementation Program CD-4.5.a: Floor Area Ratio. The following criteria will be addressed in the
non-residential floor area ratio (FAR) standards in Community Plans, updates to the Zoning
Ordinance and in the Design Guidelines:


Compliance with the FAR limits prescribed by the underlying General Plan land use
designation and standards of any adopted Specific Plan.



Size and location of the subject property.



Freeway visibility of the proposed building(s); properties fronting on Highway 101 shall be
permitted higher FARs only where visual impacts to the Highway corridor are minimized.



Building placement on a lot.



Architectural design (including proposed building heights and amount of visual bulk of
buildings).



View impacts.



Extent of impervious surface being created.



Resultant traffic impacts of the proposed use.

Policy CD-4.6.Control the extent of non-residential visual bulk in new construction.
Policy CD-4.8. Ensure that new non-residential construction conforms to the desired design
character of the Town.

ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES
SIGNIFICANCE CRITERIA
Based on Appendix G of the California Environmental Quality Act (CEQA) Guidelines ,
implementation of the proposed project would have a significant effect on visual resources if it
would:


Have a substantial adverse effect on a scenic vista;



Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings,
and historic buildings within a state scenic highway;



Substantially degrade the existing visual character or quality of the site and its surroundings;
or



Create a new source of substantial light or glare which would adversely affect day or nighttime
views in the area.
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LESS-THAN-SIGNIFICANT IMPACTS
Impact on Scenic Vistas
No scenic vistas would be affected by the project. The project site is surrounded by commercial
and residential development and U.S. Highway 101 is immediately adjacent to the site on the east.
Views of Mt. Tamalpais are visible from the Corte Madera marsh area to the east of U.S. Highway
101, but the project would not interrupt these views due to the location of the site, the scale of the
project and the distance of the site from this viewing location. Views across the highway to the
project site are shown in Figure 4.1-5.
Impact on State Scenic Highway
The project site is not in the vicinity of a state scenic highway, and therefore the criteria related to
trees, rock outcroppings, and historic buildings visible from a state scenic highway would not apply
to the project.

POTENTIALLY SIGNIFICANT IMPACTS
This section addresses the potentially significant visual impacts of the project and recommended
mitigation measures.
Impact VISUAL-1: The project could substantially degrade the existing visual character or
quality of the site and its surroundings by introducing a greater intensity of development
and changing the overall scale of development in relation to nearby residential
development. (PS)
The new building at the site would replace an existing two-story elongated “C” shaped building and
a variety of smaller on-site buildings with one larger, two-story and three-story “C” shaped building
as shown in Figure 3-3. The built portion of the site would be more central to the site, with parking
and landscaping surrounding. Thus, from the nearby streets, the on-site buildings would be set
back at least 60 to 150 feet from the property line. The greatest setbacks would be on the south,
where the building fronts Madera Boulevard. From Tamal Vista Bouelvard, the new building would
be set back about 180 feet.
Visual Simulations
Figure 4.1-9 provides a visual simulation showing the view of the project as seen from northbound
U.S. Highway 101. Figure 4.1-10 provides a visual simulation showing the project as seen from the
northbound exit of the Town Center shopping center. Visual simulations showing the site as seen
from Tamal Vista Boulevard looking southeast are included in Figures 4.1-11 and 4.1-12. Finally,
a visual simulation looking northeast on Tamal Vista Boulevard near its intersection with Madera
Boulevard is shown in Figure 4.10-13.
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The visual simulations were produced by Environmental Vision and are the results of an objective
computer modeling process; the technical methods employed for producing the computergenerated simulation images are outlined below.
Three-dimensional (3D) computer modeling for the proposed project was developed from 3D and
2D CAD project files supplied by the project architects RYS, the civil engineers CSW/ST2, and the
landscape architects KLA. Data included existing conditions, tree removal and grading plans (dated
12/5/13), architectural plans (dated 4/10/2014) as well as a 3D model (received 4/30/2014), and
landscape plans (dated 12/18/2013). The project model was combined with CAD, geographic
information system (GIS) data, and digital aerial photographs of the existing site, viewpoint
locations, and both on- and off-site features such as the existing site building and nearby utility
structures, to produce digital modeling for simulation of the proposed project.
High-resolution digital photographs were taken using a single lens reflex (SLR) camera with a 50
millimeter (mm) equivalent lens which represents a horizontal view angle of approximately 40
degrees. Systematic documentation of photography viewpoint locations included Global Positioning
System (GPS) recording and photograph log sheet and base map annotation. The simulation
photographs were selected in consultation with the Town of Corte Madera. For the simulation
viewpoints, photograph locations were incorporated into the 3D model based on GPS field data
and base maps, using 5 feet as the assumed eye level. Computer "wireframe" perspective plots
were overlaid on the photographs to verify scale and viewpoint locations. Digital visual simulation
images were then produced based on computer renderings of the 3D modeling combined with
digital photographs from each viewpoint.
The simulations show new landscaping at approximately 8 years of maturity, with tree heights
between 20 and 28 feet.
Project Impacts on Visual Character
Views from U.S. Highway 101
As can be seen in Figure 4.1-9, the project would not be highly visible from U.S. Highway 101, and
the scale of the project would not be significantly greater than the existing building from this
viewpoint location. The most prominent visual project feature from this location would be the
“tower” in the southeast corner near the hotel entrance that would notify motorists with the hotel
name saying “Marriott” and “Springhill Suites.” Figure 4.1-14 shows a perspective massing study
of how this tower feature relates to the rest of the building. A similar sign tower would be located at
the northeast corner of the site.
Basically, the tower feature would be in the location where the roof of the existing restaurant is
located (see Figure 4.1-9). New trees would be planted closer to the freeway which would also
screen part of the building from view. From U.S. Highway 101, the scenic impact would not be
significant and the project would not substantially degrade the visual character of the surroundings.
Views from Town Center Shopping Center Exit
Figure 4.1-10 shows how the site would appear as one leaves the Town Center and enters Madera
Boulevard. From this location, the new building would be set back at least 73 more feet than the
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existing building. Thus, the overall openness to the sky would be relatively unchanged even though
the new building would be taller than the existing two-story building. New flowering accent trees
would be added at the site’s south main entrance (see Figure 3-6) which would complement trees
located within the Town Center parking lot to the south. Signage would be posted on a “monument
sign” located at the west edge of the entrance. This monument sign is visible on the left side of the
entrance in Figure 4.1-10 (b). Additional signage may be placed on the low wall at the driveway
entrance. From this location, one can view the architectural details of the building. Proposed
exterior materials and elements would consist of cement plaster, wood lookout rafters, trellises,
struts, corbels, and vertical wood siding (see Figure 3-4). Stone veneer would be placed at the
building base, capped with heavy timber bands and corbels at the second floor line where upper
story bays cantilever out. The roof would be heavy shadow asphalt shingles simulating heavy wood
or slate shake roof. As can be seen in Figure 4.1-10, the new materials would contrast significantly
with the existing building materials and the building would have many darker architectural elements
than the existing building. The proposed features may conflict with the Town’s General Plan
Implementation Program CD-4.8.a which states:
Contribution to Architecture. Through the Design Guidelines, require new non-residential
construction, including large additions, to positively contribute to the Town’s architectural
character, and to complement design approaches in the project’s general neighborhood.
In general, the proposed exterior elements may appear more “corporate” than the existing building
and may contrast significantly with nearby residential buildings, and even some commercial
buildings, which tend to be lighter in color. While the light and dark features (see Figure 4.1-10b)
tend to break up the overall mass of the building, the contrast between light and dark is significant
and colors could be altered to be lighter overall and less contrasting. The overall neighborhood
includes an eclectic mix of styles, ranging from one-story wood and stucco residential units along
Tamal Vista Boulevard to the two-story Town Center buildings to the south that are light-colored
stucco with red tile roofs and the two-story office building to the north of the project site. This office
building has light wooden walls and white window framing.
Views from Tamal Vista Boulevard
From Tamal Vista Boulevard looking southeast, visual impacts would not be significant as the new
building would be largely screened from view as shown in Figures 4.1-11 and 4.1-12. From the
location shown in Figure 4.1-11, the new building would be totally screened by existing and
proposed landscaping. From the location shown in Figure 4.1-12, a portion of the new three-story
building would be visible in the left side of this image, showing the dark coffee-colored stucco
exterior, with darker window trim and asphalt shingle roof. A new tree would screen portions of this
part of the building from view. Where existing low wooden fencing is now viewed, thick shrubbery
would be added.
From Tamal Vista Boulevard looking northeast as shown in Figure 4.1-13, the new building would
be largely screened from view by existing and proposed landscaping. Currently, a portion of the
light-colored exterior of the existing building is visible in the right side of this view corridor (see
Figure 4.1-13(a)). Because the newer building would be darker in color, and because of existing
tree cover, this façade of the building would not be as visible with the project.
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Impacts of Project Floor Area Ratio (FAR)
The overall level of development on the site would increase from an existing FAR of 0.42 to an
FAR of 0.55. While Town regulations currently allow an FAR of 0.34, the project site was already
developed at the time of the FAR regulations (established in 1994) and thus has been
“grandfathered” in as a legal, non-conforming use. Table 4.1-1 below shows the existing and
proposed FAR. The project building footprint would occupy 23 percent (55,062 square feet, or
about 1.27 acres) of the site and the parking/roads and other paved areas comprise about 51
percent (120,760 square feet, or about 2.77 acres). The second floor would have 43,926 square
feet, and the third floor would have 31,133 square feet.
TABLE 4.1-1

EXISTING AND PROPOSED FLOOR AREA RATIO

Square Footage of Existing Buildings
8,826 sfa for restaurant
1,700 sf hotel lobby building
71,284 sf for remainder of hotel
Total 81,810 sf

Square Footage
of Site

Floor Area Ratio
(FAR)

194,804 sf (238,273 sf minus
43,469 sf of pond area)

0.42

238,273 sfb

0.55

Square Footage Proposed
First Floor: 55,062 sf
Second Floor: 43, 926 sf
Third Floor: 31,133 sf
Total: 130,121 sf

sf = square footage.
site square footage does not include the pond for the proposed project as the pond would be filled in.
Source: A. Skewes-Cox and Reneson Hotels, 2014.
a

b Total

As mentioned under “Regulatory Framework” above, the Town of Corte Madera has established
FAR limits but the Town of Corte Madera General Plan states that higher FAR limits may be
considered to allow greater design flexibility and as an improved opportunity for economic
development. The applicant has requested an increased allowable FAR of 0.55 at the project site.
This would be an increase of 0.13 over the existing FAR and an increase of 0.21 over the current
allowable FAR. The proposed square footage of development at the site would be 48,311 square
feet more than now exists on the site.
In terms of visual impacts of the requested increased FAR, it is important to address the design
considerations of the proposed project. For example, while the building intensity on the site would
be increased from what currently exists, the new building would be set back farther from the street,
allowing new landscaping adjacent to proposed parking areas. The landscaping plans for the
project are shown in Figures 3-6 through 3-8. With the proposed landscaping and the building
setbacks, the increased FAR would not result in a significant “visual intrusion” for the immediate
neighborhood and the building would not be in significant visual contrast to the commercial
buildings in the immediate vicinity.
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Conclusion
In summary, the proposed building would have the most significant visual impacts related to the
proposed exterior materials, which may be more “corporate” in style than would be appropriate
given the Town’s policies about integrating design into the neighborhood architectural vernacular.
In addition, the visual compatibility would be largely dependent on the success of the proposed
landscaping plan. For this reason, specific mitigation measures are suggested below. The project
would be subject to design review, and thus additional mitigation measures may be imposed at that
time to ensure compatibility with the surroundings.
Mitigation Measure VISUAL-1a: The applicant shall complete the landscaping of the proposed
parking areas, site entrances, and site edges as shown in the proposed landscape plans to
minimize the visual impacts on an increased floor area ratio on the site. The applicant shall
provide proof to the Town of Corte Madera that the Marin Municipal Water District has
approved the proposed landscape plan prior to issuance of a grading/building permit.
Landscaping shall incorporate native landscaping whenever possible to both reduce water
demands and to be compatible with Town policy.
Mitigation Measure VISUAL-1b: The applicant shall prepare a Tree Protection Plan and a
monitor acceptable to the Town shall be on-site during construction to ensure that existing
trees are not damaged during construction.
Mitigation Measure VISUAL-1c: The applicant shall consider amending the design to include
colors that are lighter overall and shall evaluate potential means of creating a less “corporate
style” of design for the new building. These issues shall be considered at the time of design
review for the project.
The combination of these three measures would reduce the potential impact to a less-thansignificant level. (LTS)
Impact VISUAL-2: New light and glare would be created by the proposed project. A lighting
plan has not yet been prepared, but the project is likely to include lighting of all exterior
parking areas, lighting of on-site signage, and lighting of pathways and buildings for
security purposes. (PS)
If not adequately shielded, new lighting on the site could result in glare for the surrounding
residential neighborhood to the west of the site. Building materials such as new windows could also
create new glare, especially if made with highly reflective material. Other sides of the site adjoin
U.S. Highway 101 and commercial buildings where glare would not be as significant. The most
significant glare could be created where tall light fixtures are used for on-site parking areas, and
where “spillover” into adjacent residential areas could occur. Significant glare from windows is not
anticipated due to the proposed types of windows and their placement. For this reason, the
mitigation measure below focuses on lighting.
Mitigation Measure VISUAL-2: The applicant shall incorporate the following specifications into
the proposed project:
 All lighting shall be shielded so that lighting is cast downward and “spillover” is minimized.
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 Lighting for exterior locations shall be designed primarily for public safety and shall not
result in unnecessary glare for nearby residences.
 Whenever possible, lighting for pathways shall be low path lighting.
 The overall lighting design approach shall be to provide 1-foot candle of light on all parking
lots and major pathways, while ½-foot candle could be provided at minor pedestrian paths.
 Over-lighting shall be prevented and full-cut off fixtures shall be used to minimize light
pollution and trespass.
This measure would reduce the potential impact to a less-than-significant level. (LTS)

CUMULATIVE IMPACTS
The geographic scope for assessing cumulative visual impacts would be limited to the immediate
surroundings of the project due to the level terrain, the existing land uses, and the overall
viewsheds of the project vicinity. The nearest and most significant new project now under
construction is the WinCup project located to the north of the site, separated by the Market Place
shopping center, the Corte Madera Cinema, an office complex, and the Marin Suites Hotel. The
WinCup project, in combination with the proposed project, would contribute to changing the overall
visual conditions of the Tamal Vista corridor due to the overall building heights. However, the hotel
rebuild project is not immediately adjacent to the WinCup site and includes extensive landscaping
that would screen much of the building from view. Mitigation measures recommended for the
project as related to landscaping would ensure that the project would not contribute to significant
cumulative visual impacts.
No other proposed or approved projects are located in the immediate vicinity of the project site.
Overall, the aesthetic effects of the project, in combination with other past, present, and
foreseeable projects, would be less than significant when project mitigation measures are included.
The project would not result in or contribute to any significant cumulative impacts on visual
resources.
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