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1.

INTRODUCTION AND SUMMARY
1.1 OVERVIEW OF RECIRCULATED EIR
This document is a Recirculated Environmental Impact Report (REIR) prepared in accordance with
the California Environmental Quality Act of 1970 (CEQA), as amended. The Town of Corte Madera
is the lead agency for the project evaluated in this REIR. This REIR is a recirculation of a portion of
the Draft EIR (DEIR) (State Clearinghouse Number 2014042069) that addressed the Corte Madera
Inn Rebuild Project and that was circulated for public review from November 17, 2014 to January
20, 2015. This original DEIR was posted on the Town’s website on November 17, 2014. Comments
were received and a Final EIR (FEIR) was begun to respond to public and agency comments on
the DEIR. During this FEIR process, it was determined that a portion of the DEIR should be
significantly revised, and thus a REIR was prepared in order to meet the requirements of CEQA.
According to Section 15088.5(a) of the CEQA Guidelines, “A lead agency is required to recirculate
an EIR when significant new information is added to the EIR after public notice is given of the
availability of the draft EIR for public review under Section 15087 but before certification…. New
information added to an EIR is not ‘significant’ unless the EIR is changed in a way that deprives the
public of a meaningful opportunity to comment upon a substantial adverse environmental effect of
the project or a feasible way to mitigate or avoid such an effect (including a feasible project
alternative) that the project’s proponents have declined to implement.”

CONTENTS OF REIR
This REIR addresses the following two components that are intended to supplement the DEIR on
the Corte Madera Inn Rebuild Project (State Clearinghouse Number 2014042069):


A new alternative (Alternative 4) for a 187-room hotel (130,326 square feet of gross floor area)
and retention of the on-site pond; and



Revisions to Section 4.12, Transportation/Traffic, of the DEIR to address a study of Madera
Boulevard.

NEW ALTERNATIVE IN REIR
This REIR provides a new alternative for Chapter 5, Alternatives, of the DEIR. The new alternative
is referred to as “Alternative 4: Alternative with Retention of the Pond and 187-Room Hotel” and is
described in more detail below.
Three alternatives to the proposed project were evaluated in Chapter 5, Alternatives, of the DEIR.
They were:
 Alternative 1: No Project
 Alternative 2: Alternative with Retention of the Pond and 147-Room Hotel
 Alternative 3: Alternative with Filling in the Pond and 111-Room Hotel
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The new Alternative 4 addressed in this REIR provides a revised site plan that includes the same
number of hotel rooms as the original project (187 rooms) and a reduced parking supply (192
spaces) compared to the original project (see Figure 1-1). However, the parking supply would
meet the Town’s requirements. This new Alternative 4 would retain the pond in its current location.
Because of the resulting site constraints, Alternative 4 would include a new “L”-shaped building that
would range from two to four stories in height, as shown in Figure 1-1.
In this REIR, the impacts of Alternative 4 are compared to the impacts of the proposed project. In
addition, the ability of Alternative 4 to meet project objectives is also evaluated. Alternatives 2
and 3 were found to meet some but not all of the project objectives. Alternative 4 was also found to
meet many but not all of the project objectives. In addition to the No Project Alternative,
Alternative 2 (see original DEIR) would be the environmentally superior alternative. While
Alternative 4 may have impacts similar to those of the proposed project, new impacts were
identified as related to aesthetics, and for this reason it was concluded that the environmentally
superior alternative would be Alternative 2. For reference purposes, the full Alternatives Chapter of
the DEIR can be accessed on the Town’s website at: http://www.townofcortemadera.org/531/
Corte-Madera-Inn-Rebuild-Project or by visiting Corte Madera Town Hall at 300 Tamalpais Drive,
lower level.

REVISED TRAFFIC ANALYSIS IN REIR
This REIR also addresses a new study that assessed potential circulation improvements on
Madera Boulevard to improve overall safety with the project. The REIR incorporates the results of
this study and revises applicable mitigation measures in Section 4.12, Transportation/Traffic, of the
DEIR.
In May 2015, a traffic study was completed by the firm of Parisi Transportation Consulting. This
study evaluated the overall safety conditions as related to traffic circulation on Madera Boulevard
between Tamal Vista Boulevard, and U.S. Highway 101 (Highway 101) (see Appendix B). This
study was originally recommended in Mitigation Measure TRAFFIC-1 of the DEIR; however, it was
determined that the study should be done prior to certification of the EIR in order to identify more
specifically the mitigation necessary to reduce potential significant impacts to less-than-significant
levels. Thus, Chapter 2 of this REIR includes a copy of the DEIR transportation/traffic section and
shows the text changes related to this new work. New text is shown with double underlining, and
removed text is shown with strikeout. The changes add to the discussion of Impacts TRAFFIC-1
and TRAFFIC-3 and revise Mitigation Measures TRAFFIC-1 and TRAFFIC-3.
The following is the new wording for Mitigation Measures TRAFFIC-1 and TRAFFIC-3:
Mitigation Measure TRAFFIC-1: The project shall contribute to fund a study of potential
multimodal access and circulation enhancements along Madera Boulevard between and
including the Tamal Vista Boulevard/Council Crest Drive intersection and the Highway 101
ramps. The study shall be overseen by the Town of Corte Madera and shall be completed
within 12 months. The study shall identify multimodal enhancements and an applicable funding
program to ensure the improvements are completed within a specified time period. The
applicant shall contribute to the needed improvements based on the results of the
recommended study. The project shall fund the design and construction of multimodal access
and circulation improvements along Madera Boulevard between and including the Madera
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Boulevard/Tamal Vista Boulevard/Council Crest Drive intersection and the Highway 101
ramps, including an extended roundabout offset between the Town Center driveway and the
proposed Corte Madera Inn driveway (see Appendix B of the Recirculated Environmental
Impact Report [REIR]). The roundabout would substantially reduce potential conflicts—under
current and future conditions—between turning vehicles along Madera Boulevard, by reducing
merging, weaving, diverging, and turning movements, and would improve traffic flow and
reduce motorist delays. The design and construction shall be overseen by the Town of Corte
Madera.
The applicant may request that the Town of Corte Madera and Applicant enter into the Town’s
standard form Reimbursement Agreement so that future development may pay its fair share of
the cost of the public improvement described above. Said Standard Form Reimbursement
Agreement provides that the applicant may, to the extent collected, be reimbursed for the
amount exceeding the project's fair share of the cost of these improvements. Public
improvements installed by applicant that are not eligible for reimbursement are property
frontage improvements such as curb, gutter, sidewalk, landscaping, street lighting, hydrants,
landscaping, and any street widening along the property frontage necessary to install such
improvements. (LTS)
Mitigation Measure TRAFFIC-3: To encourage pedestrians to cross Madera Boulevard at the
Tamal Vista Boulevard/Council Crest Drive crosswalk (instead of at a uncontrolled midblock
location), the project shall install a pedestrian barrier between the sidewalk adjacent to the
project site and the roadway curb, along with signs directing pedestrians to the intersection’s
crosswalk. In addition, the project shall contribute to pedestrian-related fund the design and
construction of multimodal improvements at the Tamal Vista Boulevard/Madera
Boulevard/Council Crest Drive intersection, including refreshing the high-visibility crosswalks,
installing advance limit lines/stop bars, and upgrading all of the intersection’s curb ramps to be
ADA-compliant the removal of the intersection’s “pork chop” island by extending Madera
Boulevard’s curb, converting the existing free-flow northbound-to-eastbound right turn to a
stop sign-controlled movement, extending the Madera Boulevard northbound bicycle lane to
the intersection, adding stop bars and new pavement markings, and upgrading all of the
intersection’s curb ramps to comply with the Americans with Disabilities Act (ADA) (see
Appendix B of the REIR). The project shall also modify the curb ramp adjacent to the west side
of the site’s western driveway to bring it into compliance with ADA standards. The above
improvements would reduce the potential for conflicts at the intersection, including for
pedestrians crossing along one of its crosswalks. The design and construction shall be
overseen by the Town of Corte Madera. (LTS)

PUBLIC REVIEW AND COMMENT ON REIR
The Town has already closed the comment period for the original DEIR, and The Town is now
recirculating a portion of the DEIR and seeks public comment on only those portions of the DEIR
that have been revised and are the subject of this REIR. Other comments received during the
REIR public review period will not be addressed in the FEIR.
After the REIR public review period has ended, responses to the comments on this REIR will be
prepared and a FEIR will be available to address comments on both the original DEIR and this
REIR. See further discussion in Section 1.3, Public Review, below.
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1.2 PROJECT BACKGROUND
PROJECT ADDRESSED IN DEIR
Reneson Hotels Inc., the project applicant, proposes the demolition of an existing hotel building
and restaurant and the construction of a new 187-room hotel (the project) on the 5.47-acre Best
Western Corte Madera Inn site (the project site) at 56 Madera Boulevard in Corte Madera. No
restaurant would be provided on the project site, and the project would result in a net gain of
77 hotel rooms. The primary access to the site would be from a single, relocated driveway on
Madera Boulevard near a Highway 101 off-ramp.
As part of the originally proposed project, the existing 0.64-acre pond located at the northeastern
edge of the site would be filled. New landscaping would be added throughout the site, concentrated
near the building and around the perimeter of the property. The perimeter would also include
surface parking. A total of 257 parking spaces would be provided.
The project would require a General Plan amendment and a rezoning to allow the proposed floor
area ratio (FAR) of 0.55.1 The General Plan amendment would change the Town of Corte Madera
General Plan land use designation of the site from “Mixed-Use Commercial,” which allows a
maximum FAR of 0.34, to “Motel/Hotel Highway Commercial.” This would be an entirely new
General Plan designation for the Town. The rezoning would change the zoning of the site from C-3
Highway Commercial with a Baylands Risk Zone and Natural Habitat Special Purpose Overlay to
Motel/Hotel Highway Commercial with an FAR limit of 0.55 and the same Baylands Risk Zone and
Natural Habitat Special Purpose Overlay. This would be an entirely new zoning designation for the
Town. Design review, Preliminary Development Plan, and Precise Development Plan approvals
would also be required prior to the issuance of any grading or building permits.

PUBLIC REVIEW OF DEIR
The DEIR on the original project was made available for public review from November 17, 2014 to
January 20, 2015. The general public was advised of the availability of the DEIR through
notification via email and Notices of Availability mailed to neighbors of the project site. Public
agencies and interest groups were also notified by mail. The DEIR was posted on the Town’s
website on November 17, 2014. A public hearing on the DEIR was held on December 9, 2014, to
obtain oral public comments on the DEIR.
During the public review period on the DEIR, written comments were also made on the DEIR. A
copy of written comments and responses to the comments will be provided in the FEIR that will be
prepared and circulated after circulation of this REIR.

1 Floor area ratio (FAR) refers to the ratio of square footage of building area to the size of the site. Therefore, an
FAR of 0.34 on a 1-acre site (43,560 square feet) would allow a building square footage of 14,810 square feet.
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1.3 PUBLIC REVIEW
As stated in Section 15088.5(d) of the CEQA Guidelines, the lead agency need only recirculate the
chapters or portions of the original DEIR that have been modified if the revision is limited to a few
chapters or portions of the EIR. According to Section 15088.5(f)(2), when the EIR is revised only in
part (which is the case herein), the lead agency may request that reviewers limit their comments to
the revised chapters or portions of the REIR.
This REIR will be circulated for review and comment by the public and other interested parties,
agencies, and organizations for a 45-day period as indicated on the Public Notice of Availability of
this document. The comment period for this REIR will be July 17, 2015 to August 30, 2015.
During the public review period, written comments on the adequacy of the REIR may be submitted
to:
Mr. Adam Wolff, Planning Director
Mailing Address: Town of Corte Madera Planning Department
300 Tamalpais Drive
Corte Madera, CA 94925-1418
Email Address: AWolff@tcmmail.org
Responses to all substantive comments received on the adequacy of the REIR and submitted
within the specified review period will be prepared and included in the Responses to Comments/
FEIR. Prior to approval of the project, the Town of Corte Madera Planning Commission must certify
the FEIR and adopt a Mitigation Monitoring and Reporting Program (MMRP) for mitigation
measures identified in the REIR and the DEIR, in accordance with the requirements of California
Public Resources Code (PRC) Section 21001.
In addition, the Planning Commission must make the necessary findings for the adoption of
mitigation measures associated with the project. The findings will be part of the overall resolution to
be adopted by the Commission. Appendix A of this REIR includes the Summary Table of impacts
and mitigation measures found in the original DEIR (Table 2-2). After this REIR is circulated,
responses to public comments will be prepared as a separate chapter of the FEIR (to distinguish
comments from those on the original DEIR). Only comments related to the content of this REIR
will be addressed at this time. The comment period for the original DEIR is closed and
responses to comments received on the original DEIR will be included in the FEIR. No comments
on the original DEIR will be accepted at this time.

1.4 ORGANIZATION OF REIR
This REIR is organized into the following chapters:
Chapter 1, Introduction and Summary: Provides an introduction and overview that describes the
contents and intended use of this REIR, project background, the REIR process, and organization of
the document.
Chapter 2, Revisions to DEIR Transportation/Traffic Analysis: Shows changes to DEIR Table
2-2 and Section 4.12, Transportation/Traffic, to reflect the results of the May 2015 traffic study.
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Chapter 3, New Alternative: Assesses impacts of one new alternative to the project
(Alternative 4). Includes the section entitled “Environmentally Superior Alternative” with slight
revisions, compared to the comparable section in Chapter 5, Alternatives, of the DEIR.
Chapter 4, REIR Authors: Lists the authors of the REIR.
Chapter 5, REIR References: Lists the persons, agencies, and organizations contacted and
documents used during preparation of this REIR.
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2.

REVISIONS TO DEIR TRANSPORTATION/TRAFFIC ANALYSIS
As described in Chapter 1, Introduction and Summary, of this REIR, a traffic study completed by
Parisi Transportation Consulting in May 2015 evaluated overall safety conditions related to traffic
circulation on Madera Boulevard between Tamal Vista Boulevard and Highway 101. This study is
included as Appendix B of this REIR. The study was originally recommended in Mitigation
Measure TRAFFIC-1 of the DEIR; however, it was determined that the study should be done prior
to certification of the EIR in order to identify more specifically the mitigation necessary to reduce
potential significant impacts to less-than-significant levels.
This chapter of the REIR includes a revised DEIR summary table and transportation/traffic section
that show the text changes related to this new work. New text is shown with double underlining,
and removed text is shown with strikeout.

2.1 CHANGES TO DEIR SUMMARY TABLE
The following excerpt from Table 2-2 of the DEIR shows changes necessary to reflect the May
2015 traffic study. The table summarizes project impacts and mitigation measures for this REIR
only. The table identifies the level of impact both before and after mitigation.

2.2 CHANGES TO DEIR TRANSPORTATION/TRAFFIC SECTION
Following the Table 2-2 excerpt, this chapter provides a complete copy of Section 4.12,
Transportation/Traffic, of the DEIR, showing changes necessary to reflect the May 2015 traffic
study.
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TRAFFIC-2: The project would add construction-related vehicle trips,
including truck trips, to Town of Corte Madera, City of Larkspur, and other
jurisdictional roadways, creating potential temporary traffic hazards.
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Mitigation Measure

The applicant may request that the Town of Corte Madera and Applicant enter into the
Town’s standard form Reimbursement Agreement so that future development may pay its
fair share of the cost of the public improvement described above. Said Standard Form
Reimbursement Agreement provides that the applicant may, to the extent collected, be
reimbursed for the amount exceeding the project's fair share of the cost of these
improvements. Public improvements installed by applicant that are not eligible for
reimbursement are property frontage improvements such as curb, gutter, sidewalk,
landscaping, street lighting, hydrants, landscaping, and any street widening along the
property frontage necessary to install such improvements.
TRAFFIC-2: The project shall abide by the Town of Corte Madera’s provisions regarding
transportation and parking management during demolition and construction activities. In
addition, the project applicant shall develop a demolition/construction traffic management
plan, defining hours of operation, specified truck routes, and construction parking
provisions. The plan shall be approved by the Town of Corte Madera Public Works
Department prior to the issuance of grading or building permits.
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LTS

LTS

Level of
Significance
After
Mitigation
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TRAFFIC-1: The project shall contribute to fund a study of potential multimodal access and
circulation enhancements along Madera Boulevard between and including the Tamal Vista
Boulevard/Council Crest Drive intersection and the Highway 101 ramps. The study shall
be overseen by the Town of Corte Madera and shall be completed within 12 months. The
study shall identify multimodal enhancements and an applicable funding program to
ensure the improvements are completed within a specified time period. The applicant shall
contribute to the needed improvements based on the results of the recommended study.
The project shall fund the design and construction of multimodal access and circulation
improvements along Madera Boulevard between and including the Madera
Boulevard/Tamal Vista Boulevard/Council Crest Drive intersection and the Highway 101
ramps, including an extended roundabout offset between the Town Center driveway and
the proposed Corte Madera Inn driveway (see Appendix B of the Recirculated
Environmental Impact Report [REIR]). The roundabout would substantially reduce
potential conflicts—under current and future conditions—between turning vehicles along
Madera Boulevard, by reducing merging, weaving, diverging, and turning movements, and
would improve traffic flow and reduce motorist delays. The design and construction shall
be overseen by the Town of Corte Madera.

PS = Potentially Significant; LTS = Less Than Significant; SU = Significant and Unavoidable

PS

TRAFFIC-1: The project would result in increased vehicle turning
movements into the site’s driveway, contributing to multiple turning
movements into several closely spaced driveways along Madera
Boulevard.

Impact

Level of
Significance
Without
Mitigation

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Transportation/Traffic

TABLE 2-2

2. REVISIONS TO DEIR TRANSPORTATION/TRAFFIC ANALYSIS

SUMMARY OF IMPACTS AND MITIGATION MEASURES

2. REVISIONS TO DEIR TRANSPORTATION/TRAFFIC ANALYSIS
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Level of
Level of
Significance
Significance
Without
After
Impact
Mitigation
Mitigation Measure
Mitigation
TRAFFIC-3: The project would increase the level of pedestrian use,
PS
TRAFFIC-3: To encourage pedestrians to cross Madera Boulevard at the Tamal Vista
LTS
including the number of pedestrians crossing Madera Boulevard, possibly
Boulevard/Council Crest Drive crosswalk (instead of at a uncontrolled midblock location),
resulting in unsafe pedestrian conditions.
the project shall install a pedestrian barrier between the sidewalk adjacent to the project
site and the roadway curb, along with signs directing pedestrians to the intersection’s
crosswalk. In addition, the project shall contribute to pedestrian-related fund the design
and construction of multimodal improvements at the Tamal Vista Boulevard/Madera
Boulevard/Council Crest Drive intersection, including refreshing the high-visibility
crosswalks, installing advance limit lines/stop bars, and upgrading all of the intersection’s
curb ramps to be ADA-compliant the removal of the intersection’s “pork chop” island by
extending Madera Boulevard’s curb, converting the existing free-flow northbound-toeastbound right-turn to a stop sign-controlled movement, extending the Madera
Boulevard’s northbound bicycle lane to the intersection, adding stop bars and new
pavement markings, and upgrading all of the intersection’s curb ramps to comply with the
Americans with Disabilities Act (ADA) (see Appendix B of the REIR). The project shall also
modify the curb ramp adjacent to the west side of the site’s western driveway to bring it
into compliance with ADA standards. The above improvements would reduce the potential
for conflicts at the intersection, including for pedestrians crossing along one of its
crosswalks. The design and construction shall be overseen by the Town of Corte Madera.
TRAFFIC-4: The project would increase pedestrian traffic along Tamal
PS
TRAFFIC-4: The project applicant shall remove the obsolete driveway within the Tamal
LTS
Vista Boulevard, where the sidewalk abutting the project site has crossVista Boulevard sidewalk and replace it with standard curb, gutter and sidewalk. The
slopes and obstructions that do not comply with Americans with
project applicant also shall remove the sidewalk’s tripping hazards by grinding or replacing
Disabilities Act (ADA) standards.
sections of the sidewalk. The sidewalk shall be widened and its effective width and crossslope shall abide or exceed with ADA standards prior to issuance of an occupancy permit.

TABLE 2-2
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2. REVISIONS TO DEIR TRANSPORTATION/TRAFFIC ANALYSIS
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4.12 TRANSPORTATION/TRAFFIC

INTRODUCTION
This section provides a description of existing transportation conditions in the vicinity of the project
site; applicable jurisdictional laws, regulations, and orders associated with transportation;
significance criteria for transportation-related environmental impacts; analysis methodologies; and
an evaluation of the proposed project’s potential transportation effects. The transportation
evaluation includes estimates of vehicle trip generation, distribution and assignment of vehicle
trips, and an assessment of potential traffic impacts related to the project under both existing and
cumulative growth conditions. Parking, pedestrian and bicycle, public transit, and construction
effects are also evaluated. Measures to mitigate potential transportation impacts are
recommended.
The proposed project would replace the existing 110-room hotel and nearby restaurant with a
187-room hotel. The new hotel would be “dual-branded” with 79-room all-suites and a 108-room
extended stay hotel.

ENVIRONMENTAL SETTING
ROADWAYS
The project site is located at 56 Madera Boulevard, between Tamal Vista Boulevard and on- and
off-ramps to and from southbound Highway 101. The site is also peripheral to Tamal Vista
Boulevard. Several key roadways provide access to the site:


U.S. Highway 101 (Highway 101) is an eight-lane freeway that bisects the Town of Corte
Madera on a north-south axis. Several interchanges with Highway 101 provide access to the
Town: a full interchange at Tamalpais Drive, a partial interchange with southbound ramps to
and from Madera Boulevard (adjacent to the project site), and partial interchanges at Fifer
Avenue (southbound ramps), Industrial Way (northbound ramps), and Casa Buena Drive
(southbound on-ramp).



Tamalpais Drive is an east-west two- to four-lane arterial roadway that extends from Corte
Madera Avenue to Redwood Highway. It has a full access interchange at Highway 101.
Sidewalks are present on both sides of the street, except across Highway 101 where a
sidewalk is only on the south side.



Madera Boulevard is a collector roadway that extends from Tamalpais Drive to Tamal Vista
Boulevard/Council Crest Drive (north-south) and from Tamal Vista/Council Crest Drive to the
Highway 101 southbound ramps (east-west). The north-south segment has two through travel
lanes. The east-west segment, adjacent to the project site, has four through travel lanes and a
continuous two-way left-turn lane. A 4- to 6-foot-wide sidewalk abuts the project site, west of
the existing western driveway. On the south side of Madera Boulevard, a continuous sidewalk
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exists. There are also sidewalks on both sides of the north-south segment of Madera
Boulevard.


Tamal Vista Boulevard is a north-south two-lane collector roadway that extends from Madera
Boulevard/Council Crest Drive to Fifer Avenue. Tamal Vista Boulevard is adjacent to the
project site. Sidewalks are present on both sides of the street, and generally range between 5
and 6 feet in width. Utility poles exist within the sidewalk next to the project site, limiting the
walkway width to just over 3 feet in places.



Wornum Drive is an east-west two-lane collector roadway that begins at Tamal Vista
Boulevard west of Highway 101 and extends to the Redwood Highway Frontage Road on the
east side of Highway 101. A multi-use path runs along the south side of Wornum Drive,
connecting pedestrian and bicycle facilities, including the Sandra Marker Trail.

Figure 4.12-1 illustrates the key roadways in the project site vicinity. The figure also shows study
intersections, which are discussed later in this section.

BICYCLE ROUTES
Bicycling for transportation and recreation is a significant mode of transportation within Marin
County, and there is a large network of connected bicycle routes in the project site vicinity. This
network consists of Class I (off-street bike paths), Class II (on-street bike lanes), and Class III (onstreet signed routes) facilities, as follows:


Route 5 is the primary north-south route between the borders of Sonoma County and San
Francisco. It runs along the entire length of Tamal Vista Boulevard, and is a signed Class III
facility within in the project site vicinity.



Route 16 is a separated Class I facility that runs east-west along the Sandra Marker Trail,
joining Bicycle Route 5 at Wornum Drive. It becomes an on-street Class III facility as it passes
under Highway 101 on Wornum Drive, connecting to Bicycle Route 17 in Larkspur on the
Redwood Highway Frontage Road.



Route 17 is an on-street Class II facility running north-south along the Redwood Highway
Frontage Road within the City of Larkspur.



The north-south segment of Madera Boulevard (between Tamalpais Drive and Tamal Vista
Boulevard/Council Crest Drive) has on-street Class II bike lanes along the entire segment of
the road.



Tamalpais Drive is the primary route which bicyclists use for access to the bus pads at the
Highway 101 on- and off-ramps at Tamalpais Drive, and a popular travel route to and from
Paradise Drive.

PUBLIC TRANSIT
Marin Transit and Golden Gate Transit operates 10 bus stops serving nine routes within the project
site vicinity. Primary north-south bus routes have access via bus pads at the Highway 101 and
Lucky Drive freeway exits as well as the Tamalpais Drive/Paradise Drive and Highway 101 on and
off-ramps. Marin Transit’s local and intra-city routes are served on the surface roads (e.g.,
Tamalpais Drive, Madera Boulevard, and Tamal Vista Boulevard,). Key bus routes are as follows:
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Route 17, San Rafael – Sausalito: Service every 30 minutes weekdays, every hour
weekends/holidays



Route 18, San Francisco – College of Marin: Service approximately every 15 minutes Monday
through Friday, mornings and late afternoon



Route 22, Marin City – San Rafael: Service every hour seven days a week



Route 24, San Francisco – Fairfax: Service approximately every 12 minutes during morning
and afternoon commute times, Monday through Friday, and every 20 to 30 minutes during
non-commute periods



Route 27, San Francisco – San Anselmo: Service every hour Monday through Friday



Route 36, Marin City – San Rafael (Canal District): Service every hour Monday through Friday



Routes 70/71/80, San Francisco – Santa Rosa: Service every 30 minutes, seven days a week



Route 113, Redwood High School – East Corte Madera (Local); One bus at 7:26 AM on
weekdays, two buses between 2:40 and 3:25 PM on weekdays (school days only).



Route 117, Neil Cummins/Hall Middle School – San Clemente Park (Local): Three buses at
7:37 AM on weekdays, four buses between 2:00 and 3:30 PM on weekdays (school days only)

Buses generally serve the Highway 101 bus pads between about 4:00 AM and until about 1:30 AM.
Local bus routes generally operate from about 5:30 AM until 11 PM.

REGULATORY FRAMEWORK
Applicable state, regional, and local agency laws, regulations, and orders that could potentially
pertain to project-related transportation issues are presented below.

STATE
The California Department of Transportation (Caltrans) is responsible for planning, designing,
building, operating, and maintaining California’s state highway system. Highway 101 is managed
by Caltrans and is part of the California Freeway and Expressway System.

REGIONAL
The Metropolitan Transportation Commission (MTC) is the transportation planning, coordinating,
and financing agency for the nine-county San Francisco Bay Area. The MTC prepares a 25-year
Regional Transportation Plan that guides funding priorities for regional development of mass
transit, highway, airport, seaport, railroad, bicycle and pedestrian facilities.
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LOCAL
Transportation Authority of Marin
The Transportation Authority of Marin (TAM) is a Joint Powers Agency established between the
County and all cities with the County, including Corte Madera, to address Marin’s unique
transportation issues and to fulfill the legislative requirements of Propositions 111 and 116,
approved in June 1990. TAM is the Congestion Management Agency (CMA) for Marin County,
which includes maintaining a Congestion Management Plan (CMP).
City of Larkspur
The Town of Corte Madera shares traffic corridors with the City of Larkspur, providing local access
to community facilities and district schools. As a result, circulation issues present in Corte Madera
can substantially affect the City of Larkspur, and vice versa.
Town of Corte Madera
The Town of Corte Madera has jurisdiction over all Town streets and Town-operated traffic signals.
Town of Corte Madera General Plan
The Circulation Element of the Town of Corte Madera General Plan contains a range of policies
and implementation programs designed to maintain or improve transportation circulation within the
Town. Some of the relevant policies and implementation measures within the Circulation Element
of the General Plan that could apply to the proposed project are as follows:
Policy CIR-1.2: Ensure that current Levels of Service at intersections are maintained when
considering new development within Corte Madera.
Implementation Program CIR-1.1a: Level of Service Standards. The Town shall strive to maintain
Level of Service (LOS) D operation during the weekday morning and evening peak periods at
intersections of an arterial street with either another arterial or a collector street and intersection of
two collector streets. For projected future conditions the LOS is to be calculated using the average
operation of the intersection, and not that for any single movement or approach. Exceptions to
meeting this standard include:
1. Stop-controlled minor street approaches to either collector or arterial streets, where safety
shall be the primary consideration;
2. Locations where the Town Engineer deems improvement to be technically, financially, or
environmentally infeasible;
3. Conditions where the improvement would result in significant adverse impacts to other travel
modes, including walking, bicycling, or transit, or;
4. Locations where attainment would ensure the loss of an area’s unique character.
Policy CIR-1.3: Maintain and upgrade existing streets to meet the needs of Town residents.
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Implementation Program CIR-1.3.c: Madera Blvd./Council Crest Dr./Tamal Vista Blvd. Signalize the
intersection of Madera Boulevard, Council Crest Drive and Tamal Vista Boulevard to meet the
Town traffic level of service standard.
It is noted that in 2012 the Town determined that this intersection should not require signalization in
the future to meet the Town’s level of service standard. Thus, the Town plans to remove
Implementation Program CIR-1.3c from the Circulation Element.
Policy CIR-1.5: Emphasize traffic safety and reduce travel-related impacts to residential
neighborhoods and the local street system.
Implementation Program CIR-1.5.a: Circulation Studies. Developers shall fund and the Town will
administer traffic impact studies to address on- and off-site traffic and circulation impacts, including
assessments of project level of service intersection impacts.
Policy CIR-1.6: Assure the adequacy and availability of the circulation system for all persons by
implementing the Americans with Disabilities Act.
Implementation Program CIR-1.6.a: Barrier Removal. Remove barriers on sidewalks and at street
crossings as identified and prioritized in the Town of Corte Madera ADA Transition Plan.
Implementation Program CIR-1.6.b: Barrier Free Design. Continue to design roadway, intersection
and sidewalk projects to assure accessibility for all persons, consistent with the Americans with
Disabilities Act.
Policy CIR-1.8: Support investment in local and regional transit and transportation plans that
provide alternatives to automobile-intensive transportation programs through CIP actions.
Implementation Program CIR-1.8.a: Regional Transit. Partner with regional transportation agencies
and transit providers to create programs aimed at reducing vehicle miles traveled (VMT) in the
Town and region. These programs may include the provision of additional transit options, reviving
fixed rail service within the County, carpooling programs, partnerships with employers to support
variable work hours, transit passes, and programs aimed at altering travel behavior.
Policy CIR-2.1: Prioritize options for improving bicycle and pedestrian access across Highway 101.
Implementation Program CIR-2.1.a: Priority Projects. Upgrades to the Tamalpais/Paradise Drive –
Highway 101 interchange and completion of a Class I bicycle lane along Paradise Drive to the
Tiburon City limit (Consistent with planned improvements for the Bay Trail) are recognized as top
priorities. This priority may also be implemented by construction of a free-standing
pedestrian/bicycle bridge to the north or south of the existing interchange.
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Policy CIR-2.2: Prioritize the reconstruction of the Tamalpais/Paradise Drive – Highway 101
interchange to improve use by vehicles, bicycles, and pedestrians.
Implementation Program CIR-2.2b: Tamalpais/Highway 101 Interchange. The Town designates
upgrades to the Tamalpais/Paradise Drive – Highway 101 interchange as its top priority for major
roadway improvements. Accordingly, the Town shall work with Caltrans, TAM, and related
agencies to ensure the interchange improvements are recognized through regional transportation
construction and funding programs.
Policy CIR-3.5: Emphasize use of pedestrian pathways and sidewalks as an integral part of the
Town’s circulation system.
Implementation Program CIR-3.5.a: Sidewalk Design. Design new and replacement sidewalks to
increase pedestrian safety, use, and aesthetics.
Implementation Program CIR-3.5.c: Sidewalk Repairs. Require property owners to pay their fair
share of costs for repairing existing sidewalks.
Policy CIR-6.1: Require parking to meet the needs of existing and planned land uses.
Implementation Program CIR-6.1.a: Off-Street Parking. Through the design review process and
appropriate update to the Zoning Ordinance, require all new development to provide sufficient offstreet parking. The Zoning Ordinance parking standards shall recognize reduced on-site parking
requirements when development include mixed-uses with offset peak hour parking, and provisions
for alternative transportation modes.
Implementation Program CIR-6.1.b: Preferential Employee Parking. The Zoning Ordinance shall
require that all new office, commercial and light industrial development that includes 50 or more onsite employees provide preferential employee parking for carpools and vanpools.
Town of Corte Madera Traffic Impact Fees
The Town of Corte Madera uses a Traffic Mitigation Improvement Fund program adopted in 1984.
The Corte Madera Code of Ordinances Section 3.32.040 (b) states:
The amount of said fees shall be fixed by resolution of the town council and amended from
time to time for the purpose of reflecting changes in construction costs and expected build-out.
The amount of the fees shall be in proportion to the traffic generated in the thirtieth highest
peak hour of the year by each project at streets and intersections where improvements are
required, as shown in the circulation element of the general plan. A list of needed traffic
improvements conforming to the circulation element shall be adopted from time to time by
resolution of the town council.
Town of Corte Madera Street Impact Fee
The Town of Corte Madera uses a Street Impact Fee program adopted in 2003. Corte Madera
Town Council Resolution 3314 was established to compensate the Town for the disproportionate
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roadway damage caused by construction-related traffic for construction project values exceeding
$10,000, and such fee shall be 1 percent of the project’s valuation.

ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES
SIGNIFICANCE CRITERIA
Based on Appendix G of the California Environmental Quality Act (CEQA) Guidelines,
redevelopment of the project site would present a significant impact related to transportation if the
project would:


Conflict with an applicable plan, ordinance, or policy establishing measures of effectiveness for
the performance of the circulatory system, taking into account all modes of transportation
including mass transit and non-motorized travel and relevant components of the circulation
system including, but not limited to intersections, streets, highways and freeways, pedestrian
and bicycle paths, and mass transit;



Conflict with an applicable congestion management program including, but not limited to level
of service standards and travel demand measures, or other standards established by the
county congestion management agency for designated roads or highways;



Result in a change in air traffic patterns, including either an increase in traffic levels or a
change in location that results in substantial safety risks;



Substantially increase hazards due to a design feature (i.e., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment);



Result in inadequate emergency access; or



Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or
pedestrian facilities, or otherwise decreases the performance or safety of such facilities.

The issue of parking adequacy is also addressed in the EIR, as lack of adequate parking could
have impacts related to increased traffic in the neighborhood.

METHODOLOGY
Study Approach
The traffic evaluation focuses on five key intersections that serve the project site. Intersections are
generally the focus of traffic assessments since intersections, rather than the roadway segments
between them, typically control the capacity of street networks. Traffic, pedestrian, and bicycle
counts were conducted at each of the five study intersections in April 2014 between 7:00 and 9:00
AM and between 4:00 and 6:00 PM on a weekday. These counts were compared to other recent
weekday counts to confirm that they represent typical conditions. The highest peak one-hour of
both the morning and afternoon counts at each intersection (e.g., 8:00 to 9:00 AM, 4:45 to 5:45
PM) are referenced in this chapter.
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Next, the number of vehicle trips that could be generated by the project was estimated. Projections
were made and the resulting vehicle trips were then distributed and assigned to the roadway
network. These projections provide potential peak hour traffic volume increases at each study
intersection.
Intersection performance was then evaluated for each intersection. This analysis provides
estimates of increased motorist delays that could result at the study intersections, as well as a
“level of service” grade. If an intersection’s level of service would degrade below an acceptable
standard, measures to mitigate the intersection’s operation back to an acceptable service level are
provided.
Freeway performance was also assessed based on level of service standards.
Bicycle and pedestrian access and circulation were evaluated considering existing facilities and the
project’s proposed amenities.
Public transit access was considered, particularly in regards to the site’s customer and employee
travel provisions.
Level of Service
Signalized intersection level of service is defined in terms of the average total vehicle delay of all
movements through an intersection. Vehicle delay is a method of quantifying several intangible
factors, including driver discomfort, frustration, and lost travel time. Specifically, level of service
criteria are stated in terms of average delay per vehicle during a specified time period. Vehicle
delay is a complex measure based on many variables, including signal phasing (i.e., progression of
movements through the intersection), signal cycle length, and traffic volumes with respect to
intersection capacity. Table 4.12-1 shows level of service criteria for signalized intersections.
TABLE 4.12-1

LEVEL OF SERVICE DEFINITIONS FOR SIGNALIZED INTERSECTIONS

Level of
Service

Average Control
Delay Per Vehicle
(in Seconds)

A

 10

B

1 0 – 20

Stable flow (slight delays)

C

 20 – 35

Stable flow (slight delays)

D

 35 – 55

Approaching unstable flow (tolerable delay, occasionally wait through
more than one signal cycle before proceeding)

E

 55 – 80

Unstable flow (intolerable delay)

F

 80

Description
Free flow

Forced flow (jammed)

Source: Transportation Research Board, 2000.
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Unsignalized intersection level of service criteria can be further reduced into two intersection types:
all-way stop-controlled and two-way stop-controlled. All-way stop-controlled intersection level of
service is expressed in terms of the average vehicle delay of all of the movements, much like that
of a signalized intersection. Two-way stop-controlled intersection level of service is defined in terms
of the average vehicle delay of an
TABLE 4.12-2 LEVEL OF SERVICE DEFINITIONS FOR
individual movement(s). This is because
UNSIGNALIZED INTERSECTIONS
the performance of a two-way stopcontrolled intersection is more closely
Average Control Delay
reflected in terms of its individual
Level of
Per Vehicle
movements, rather than its performance
Service
(in Seconds)
overall. With this in mind, total average
A
 10
vehicle delay (i.e., average delay of all
B
 10 – 15
movements) for a two-way stop-controlled
intersection should be viewed with
C
1 5 – 25
discretion. Table 4.12-2 shows level of
service criteria for unsignalized
D
 25 – 35
intersections (both all-way and two-way,
E
 35 – 50
stop-controlled).
F

 50

The level of service for a freeway section is Source: Transportation Research Board, 2000.
based on vehicle density (passenger cars
per lane per mile). Caltrans’ policy is to
maintain freeway mainline operations at the Level of Service (LOS) C/D threshold based on the
Guide for the Preparation of Traffic Impact Studies (December 2002). However, Caltrans
acknowledges that this may not always be feasible, and if an existing facility is operating at less
than the appropriate target level of service the existing level should be maintained. Table 4.12-3
shows level of service criteria for freeways.

EVALUATION
Vehicle Trip Generation
Traffic counts were conducted between 7:00 AM and 9:00 AM and between 4:00 PM and 6:00 PM
at the study intersections and at the project site’s driveways on weekdays in April 2014. Figures
4.12-2 and 4.12.-3 illustrate existing weekday AM and PM peak hour traffic volumes. Figure 4.12-4
shows existing pedestrian and bicycle volumes.
The traffic counts indicate that the project site currently generates 42 AM peak hour trips (16
inbound and 26 outbound) and 60 PM peak hour trips (32 inbound and 28 outbound). According to
the site’s owner, during the period of the counts the existing hotel averaged a 77 percent
occupancy level.
The proposed project would replace the existing 110-room hotel and nearby restaurant with a 187room hotel. The new hotel would be “dual-branded” with a 79-room all-suites hotel and a 108-room
extended-stay hotel.
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Figure 4.12-2: Existing AM Peak Hour Traffic Volumes
SEPTEMBER 2014
EXISTING AM PEAK HOUR TRAFFIC VOLUMES
SOURCE: Parisi Transportation Group, 2014
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Figure 4.12-3
Figure 4.12-3: Existing PM Peak Hour Traffic Volumes
SEPTEMBER 2014
EXISTING PM PEAK HOUR TRAFFIC VOLUMES
SOURCE: Parisi Transportation Group, 2014
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TABLE 4.12-3 LEVEL OF SERVICE DEFINITIONS FOR FREEWAY MAINLINE, WEAVING, AND RAMP
JUNCTIONS
Maximum Density
(Passenger Cars/Mile/Lane)
Level
of
Service

Basic
Freeway
Sections

Freeway
Weaving
Segments and
Ramp Junctions

A

< 11

< 10

B

> 11 - 18

> 11 – 20

C

> 18 - 26

> 20 – 28

D

>26 – 35

> 28 – 35

E

> 35 – 45

> 35

F

> 45

Demand exceeds
capacity

Description
Free-flow speeds prevail. Vehicles are almost completely
unimpeded in their ability to maneuver within the traffic stream.
Free-flow speeds are maintained. The ability to maneuver with
the traffic stream is only slightly restricted.
Flow with speeds at or near free-flow speeds. Freedom to
maneuver within the traffic stream is noticeably restricted, and
lane changes require more care and vigilance on the part of the
driver.
Speeds decline slightly with increasing flows. Freedom to
maneuver with the traffic stream is more noticeably limited, and
the driver experiences reduced physical and psychological
comfort.
Operation at capacity. There are virtually no usable gaps within
the traffic stream, leaving little room to maneuver. Any disruption
can be expected to produce a breakdown with queuing.
Represents a breakdown in flow.

Source: Transportation Research Board, 2000.

Vehicle trip generation for the proposed new uses was estimated using study data from the Trip
Generation, 9th Edition manual by the Institute of Transportation Engineers. The trip generation
rates were based on over 20 studies conducted at all suites hotels and other hotels, including
extended-stay hotels.
The trip generation rates, and estimated number of vehicle trips, shown in Table 4.12-4 assume
full-occupancy of all 187 rooms. According to the site’s owner, full occupancy rarely occurs.
Average annual occupancy of similar dual-branded hotels averages 74 to 77 percent, with 84 to 88
percent occupancy occurring during the peak months of July and August (when overall traffic levels
are lower in Marin County). Therefore, the traffic analysis provided within this chapter is
conservative as assumes traffic levels resulting from full-occupancy conditions. It is possible that
the project would actually generate—on a regular basis— traffic volumes that are 20 to 25 percent
less than those shown in Table 4.12-4.
As shown in Table 4.12-4, the proposed project, at full occupancy, would be estimated to generate
1,456 daily (weekday) vehicle trips, 110 AM peak hour vehicle trips, and 119 PM peak hour vehicle
trips.
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TABLE 4.12-4 ESTIMATED VEHICLE TRIP GENERATION
Land Use
Hotel Type

Daily

AM Peak Hour

PM Peak Hour

ITE Code

In

Out

Total

In

Out

Total

In

Out

Total

Residences Inn

#310

4.46

4.46

8.92

0.39

0.28

0.67

0.34

0.36

0.70

SpringHill Suites

#311

3.12

3.12

6.24

0.32

0.16

0.48

0.23

0.32

0.55

Rooms
Residence Inn

108

482

482

963

42

30

72

37

39

76

SpringHill Suites

79

246

246

493

25

13

38

18

25

43

Subtotals

187

728

728

1,456

67

43

110

55

64

119

Corte Madera Inn

110

(294)

(294)

(588)

(16)

(26)

(42)

(32)

(28)

(60)

Difference

77

434

434

868

51

17

68

23

36

59

Source: Institute of Transportation Engineers, 2012; Parisi Transportation Consulting, 2014.

When accounting for existing vehicle trips generated by the site, the project would be estimated to
generate 868 new daily vehicle trips, 68 new AM peak hour vehicle trips, and 59 new PM peak
hour vehicle trips.
Vehicle Trip Distribution and Assignment
The proposed project’s estimated new vehicle trips were distributed and assigned to the study
roadway system, including the highway ramps and five study intersections, based upon existing
and forecast travel patterns, as shown in Table 4.12-5.
Figures 4.12-5 and 4.12-6 illustrate estimated existing plus project traffic volumes.
Vehicle Traffic Increases Due to Project
This section describes the potential traffic increases that could be generated by the project and the
resulting changes in intersection level of service. Separate assessments were conducted for
“Existing + Project” and for “Cumulative + Project” conditions.
Existing and Existing + Project Conditions
Table 4.12-6 shows the estimated AM and PM peak hour traffic volume increases along key
roadway segments as a result of the project.
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Figure 4.12-5
Figure 4.12-5: Existing Plus Project AM Peak Hour Traffic Volumes
SEPTEMBER 2014
EXISTING PLUS PROJECT AM PEAK HOUR TRAFFIC VOLUMES
SOURCE: Parisi Transportation Group, 2014
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Figure 4.12-6
Figure 4.12-6: Existing Plus Project PM Peak Hour Traffic Volumes
SEPTEMBER 2014
EXISTING PLUS PROJECT PM PEAK HOUR TRAFFIC VOLUMES
SOURCE: Parisi Transportation Group, 2014
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TABLE 4.12-5 VEHICLE TRIP DISTRIBUTION
AM
Trip Destination

PM

Inbound

Outbound

Inbound

Outbound

US 101 South

32%

35%

35%

30%

US 101 North

55%

35%

51%

40%

Tamal Vista Blvd. north of Wornum Drive

5%

5%

6%

5%

Wornum Drive east of Tamal Vista Blvd.

2%

20%

2%

20%

Tamalpais Drive west of Madera Blvd.

3%

2%

3%

2%

Casa Buena Drive south of Tamalpais Drive

1%

1%

1%

1%

Tamalpais Drive east of US 101

2%

2%

2%

2%

100%

100%

100%

100%

Total
Source: Parisi Transportation Consulting, 2014.

TABLE 4.12-6 ESTIMATED TRAFFIC VOLUME INCREASES ON ROADWAY SEGMENTS: EXISTING AND
EXISTING + PROJECT
AM Peak Hour
Location

Existing

PM Peak Hour

Existing Difference
+ Project Volume Percent

Existing

Existing Difference
+ Project Volume
Percent

Madera Blvd. west of Highway
101 Ramps

667

700

33

4.9%

899

923

24

2.7%

Madera Blvd. east of Tamal
Vista Blvd.

530

564

34

6.4%

751

785

34

4.4%

Tamal Vista Blvd. north of
Wornum Drive

1,037

1,041

4

0.4%

1,246

1,249

3

0.2%

Tamal Vista Blvd. north of
Madera Blvd.

557

57

14

2.5%

972

995

23

2.4%

Madera Blvd. north of
Tamalpais Drive

710

730

20

2.8%

998

1,009

11

1.1%

Casa Buena Drive south of
Tamalpais Drive

548

549

1

0.2%

655

655

0

0.0%

Tamalpais Drive west of
Madera Blvd.

1,638

1,640

2

0.1%

1,669

1,671

2

0.1%

Tamalpais Drive east of Madera
Blvd.

2,064

2,081

17

0.8%

2,188

2,197

9

0.4%

Source: Parisi Transportation Consulting, 2014.
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The largest traffic increases would occur along Madera Boulevard, with peak hour traffic levels east
of Tamal Vista Boulevard increasing by 34 vehicles per hour (4 to 6 percent increase). Traffic
would increase by 14 to 23 vehicles per hour (2 to 3 percent) on Tamal Vista Boulevard north of
Madera Boulevard and by 11 to 20 vehicles per hour (1 to 3 percent increase) on Madera
Boulevard south of the site. Traffic on Tamalpais Drive east of Madera Boulevard would increase
by 9 to 17 vehicles per hour (less than 1 percent).
Table 4.12-7 shows the estimated AM and PM peak hour traffic volume increases at key Highway
101 ramps.
The Highway 101 ramps that would experience the highest peak hour traffic increases would be
both Madera Boulevard ramps (southbound off-ramp and southbound on-ramp), the northbound
off-ramp to Tamalpais Drive, and the northbound on-ramp from Industrial Drive. Traffic on the
southbound off-ramp to Madera Boulevard would increase by 12 to 28 vehicles per hour (2 to 7
percent increase) and traffic using the on-ramp would increase by 6 to 15 vehicles per hour (2 to 4
percent). Traffic exiting northbound Highway 101 would increase the Tamalpais Drive off-ramp’s
volume by 8 to 16 vehicles per hour (1 to 2 percent). Traffic entering northbound Highway 101
would increase the Industrial Drive on-ramp volume by 9 to 20 vehicles per hour (2 percent).
Table 4.12-8 shows the AM and PM peak hour traffic volume increases expected on key Highway
101 segments.
The proposed project would increase peak hour traffic volumes on Highway 101 by 0.3 percent or
less.
Table 4.12-9 shows the estimated number of peak hour vehicle trips the proposed project would
add to study area intersections.
The proposed project would increase peak hour traffic at the Tamal Vista Boulevard/Madera
Boulevard/Council Crest Drive intersection by about 2 to 4 percent. It would increase traffic by less
than 1 percent at other study area intersections.
Table 4.12-10 shows how the project’s estimated vehicle trips would affect study area intersection
level of service.
As shown in Table 4.12-10, project-related traffic would have minimal effect on the peak hour
operations of study area intersections. Project traffic would increase intersection delays by
1 second or less, and would not affect current levels of service.
All study intersections would continue to operate at Level of Service (LOS) D or better conditions.
Table 4.12-11 shows how project traffic could affect Highway 101 operating conditions.
Project-related traffic would not affect the operating densities or service levels of Highway 101.
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TABLE 4.12-7 ESTIMATED TRAFFIC VOLUME INCREASES ON FREEWAY RAMPS: EXISTING AND
EXISTING + PROJECT
AM Peak Hour

PM Peak Hour

Existing

Existing
+ Project

Highway 101 Southbound
Off-ramp to Madera Blvd.

377

405

28

7.4%

533

545

12

2.3%

Highway 101 Southbound
On-ramp from Madera Blvd.

290

296

6

2.1%

366

381

15

4.1%

Highway 101 Southbound
Off-ramp to Tamalpais Drive

1,087

1,087

0

0.0%

982

983

1

0.1%

Highway 101 Southbound
On-ramp (loop) from
Westbound Tamalpais Drive

320

320

0

0.0%

440

440

0

0.0%

Highway 101 Southbound
On-ramp from Eastbound
Tamalpais Drive

398

398

0

0.0%

226

226

0

0.0%

Highway 101 Northbound
On-ramp from Industrial Way

533

542

9

1.7%

1,054

1,074

20

1.9%

Highway 101 Northbound
Off-ramp to Tamalpais Drive

874

890

16

1.8%

1,246

1,254

8

0.6%

Highway 101 Northbound
On-Ramp (loop) from
Eastbound Tamalpais Drive

490

490

0

0.0%

430

430

0

0.0%

Highway 101 On-ramp from
Westbound Tamalpais Drive

476

476

0

0.0%

577

577

0

0.0%

Location

Difference
Existing
Volume
Percent Existing + Project

Difference
Volume
Percent

Source: Parisi Transportation Consulting, 2014.

Cumulative and Cumulative + Project Conditions
This analysis provides an evaluation of cumulative traffic conditions. Cumulative conditions
consider traffic growth that would result due to planned land use projects, as well as background
traffic growth. Cumulative conditions also consider planned changes to the roadway system.
The cumulative analysis assumes the following land use projects:
 1421 Casa Buena Drive townhouse development (Corte Madera)
 The Market Place commercial/retail use changes (Corte Madera)
 Preserve at Marin renovation of apartments (Corte Madera)
 Tam Ridge Residences (Corte Madera, previous WinCup site)
 Larkspur Community Facility (Larkspur)
 Marin General Hospital expansion (Larkspur)
 Rose Garden residential community (Larkspur)
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TABLE 4.12-8 ESTIMATED TRAFFIC VOLUME INCREASES ON HIGHWAY SEGMENTS: EXISTING AND
EXISTING + PROJECT
AM Peak Hour
Location

Existing

Existing Difference
+ Project
Volume

PM Peak Hour
Percent

Existing

Existing
+ Project

Difference
Volume

Percent

Highway 101 Southbound
north of Industrial Way

8,498

8,526

28

0.3%

7,073

7,085

12

0.2%

Highway 101 Northbound
north of Industrial Way

5,870

5,879

9

0.1%

7,210

7,230

20

0.3%

Highway 101 Southbound
north of Madera Blvd.

8,156

8,184

28

0.3%

6,619

6,631

12

0.2%

Highway 101 Northbound
north of Madera Blvd.

6,163

6,163

0

0.0%

7,318

7,318

0

0.0%

Highway 101 Southbound
south of Tamalpais Blvd.

7,832

7,838

6

0.1%

6,162

6,176

14

0.2%

Highway 101 Northbound
south of Tamalpais Blvd.

6,111

6,127

16

0.3%

7,658

7,666

8

0.1%

Source: Parisi Transportation Consulting, 2014.

TABLE 4.12-9 ESTIMATED TRAFFIC VOLUME INCREASES AT STUDY INTERSECTIONS: EXISTING AND
EXISTING + PROJECT
AM Peak Hour
Intersection

Existing

PM Peak Hour

Existing Difference
+ Project
Volume
Percent

Existing

Existing
+ Project

Difference
Volume
Percent

Tamal Vista Blvd. /
Wornum Drive

1,231

1,245

14

1.1%

1,580

1,603

23

1.4%

Tamal Vista Blvd. /
Madera Blvd.

899

933

34

3.6%

1,335

1,370

34

2.5%

Tamalpais Drive /
Madera Blvd.

2,480

2,500

20

0.8%

2,755

2,766

11

0.4%

Tamalpais Drive /
US 101 SB Off-Ramp

2,455

2,472

17

0.7%

3,028

3,038

10

0.3%

Tamalpais Drive /
US 101 NB Off-Ramp

2,453

2,470

17

0.7%

2,879

2,888

9

0.3%

Source: Parisi Transportation Consulting, 2014.
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TABLE 4.12-10 ESTIMATED INTERSECTION LEVEL OF SERVICE: EXISTING AND EXISTING + PROJECT
AM
Existing
Traffic, Baseline
Intersections
Intersection

Control Delay(s)

PM
Existing +
Project Traffic,
Baseline
Intersections

Existing
Traffic, Baseline
Intersections

Existing +
Project Traffic,
Baseline
Intersections

LOS

Delay(s)

LOS

Delay(s)

LOS

Delay(s)

LOS

Tamal Vista Blvd. /
Wornum Drive

Signal

16.3

B

16.3

B

21.0

C

21.0

C

Tamal Vista Blvd. /
Madera Blvd.

4-Way
Stop

10.0

A

10.0

A

16.5

C

16.8

C

Tamalpais Drive /
Madera Blvd.

Signal

31.4

C

31.4

C

35.5

D

35.6

D

Tamalpais Drive /
US 101 SB OffRamp

Signal

14.0

B

14.0

B

13.3

B

13.3

B

Tamalpais Drive /
US 101 NB OffRamp

Signal

10.7

B

11.5

B

13.6

B

13.7

B

Notes: s = seconds; LOS = Level of Service Source: Parisi Transportation Consulting, 2014.

TABLE 4.12-11 ESTIMATED FREEWAY LEVEL OF SERVICE: EXISTING AND EXISTING + PROJECT
Peak Hour AM
Current Traffic
Segments

Peak Hour PM

Current Traffic
+ Project
Segments

Current Traffic
Segments

Current Traffic
+ Project
Segments

Density

LOS

Density

LOS

Density

LOS

Density

LOS

US 101 SB north of Madera Blvd.

32

D

32

D

29

C

29

C

US 101 SB south of Tamalpais
Drive

24

C

24

C

21

C

21

C

US 101 NB south of Tamalpais
Drive

22

C

22

C

99

F

99

F

US 101 NB north of Wornum Drive

31

D

31

D

74

F

74

F

Notes: LOS = Level of Service
Source: Parisi Transportation Consulting, 2014.
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TABLE 4.12-12 ESTIMATED TRAFFIC INCREASES ON ROADWAY SEGMENTS: CUMULATIVE AND
CUMULATIVE + PROJECT
AM Peak Hour

PM Peak Hour

Cumulative

Cumulative
+ Project

Difference
Volume

Madera Blvd. west of
Highway 101 Ramps

999

1,032

33

3.3%

1,047

1,085

24

2.3%

Madera Blvd. east of
Tamal Vista Blvd.

862

896

34

3.9%

899

933

34

3.6%

Tamal Vista Blvd. north
of Wornum Drive

1,527

1,531

4

0.3%

1,563

1,566

3

0.2%

Tamal Vista Blvd. north
of Madera Blvd.

1,029

1,048

14

1.4%

1,209

1,232

23

1.9%

Madera Blvd. north of
Tamalpais Drive

1,141

1,161

20

1.8%

1,308

1,319

11

0.8%

734

735

1

0.1%

848

848

0

0.0%

Tamalpais Drive west of
Madera Blvd.

2,422

2,424

2

0.1%

2,059

2,060

1

0.0%

Tamalpais Drive east of
Madera Blvd.

3,043

3,060

17

0.6%

2,745

2,754

9

0.3%

Location

Casa Buena Drive
south of Tamalpais
Drive

Percent Cumulative

Cumulative Difference
+ Project
Volume

Percent

Source: Parisi Transportation Consulting, 2014.

The cumulative analysis considers forecast background traffic growth from the Circulation Element
of the Town of Corte Madera General Plan.
Figures 4.12-7 and 4.12-8 illustrate estimated cumulative conditions peak hour traffic volumes.
Figures 4.12-9 and 4.12-10 show estimated cumulative plus project conditions peak hour traffic
volumes.
Table 4.12-12 shows the estimated cumulative and cumulative plus project AM and PM peak hour
traffic volumes along key roadway segments.
Under cumulative conditions, the largest traffic increases would occur along Madera Boulevard,
with peak hour traffic levels east of Tamal Vista Boulevard increasing by 34 vehicles per hour (6
percent increase). Traffic would increase by 14 to 23 vehicles per hour (1 to 2 percent) on Tamal
Vista Boulevard north of Madera Boulevard and by 11 to 20 vehicles per hour (1 to 2 percent).on
Madera Boulevard south of the site. Traffic on Tamalpais Drive east of Madera Boulevard would
increase by 9 to 17 vehicles per hour (less than 1 percent).
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Figure 4.12-7
Figure 4.12-7: Cumulative AM Peak Hour Traffic Volumes
SEPTEMBER 2014
CUMULATIVE AM PEAK HOUR TRAFFIC VOLUMES
SOURCE: Parisi Transportation Group, 2014
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Figure 4.12-8
Figure 4.12-8: Cumulative PM Peak Hour Traffic Volumes
SEPTEMBER 2014
CUMULATIVE PM PEAK HOUR TRAFFIC VOLUMES
SOURCE: Parisi Transportation Group, 2014
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Figure 4.12-4: Existing AM / PM Peak Hour Bicycle and Pedestrian
Volumes PLUS PROJECT AM
CUMULATIVE
SEPTEMBER 2014
PEAK HOUR TRAFFIC VOLUMES
SOURCE: Parisi Transportation Group, 2014
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Figure 4.12-10: Cumulative Plus Project PM Peak Hour Traffic Volumes
CUMULATIVE PLUS PROJECT
PM
JULY 2014
PEAK HOUR TRAFFIC VOLUMES
SOURCE: Parisi Transportation Group, 2014
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Table 4.12-13 shows the estimated cumulative and cumulative plus project AM and PM peak hour
traffic volumes at key Highway 101 ramps.
Under cumulative conditions, the Highway 101 ramps that would experience the highest peak hour
traffic increases due to the project would be both Madera Boulevard ramps (southbound off-ramp
and southbound on-ramp), the northbound off-ramp to Tamalpais Drive, and the northbound onramp from Industrial Drive. Traffic on the southbound off-ramp to Madera Boulevard would
increase by 12 to 28 vehicles per hour (2 to 5 percent) and traffic using the on-ramp would
increase by 6 to 15 vehicles per hour (2 to 4 percent). Traffic exiting northbound Highway 101
would increase the Tamalpais Drive off-ramp’s volume by 8 to 16 vehicles per hour (1 percent).
Traffic entering northbound Highway 101 would increase the Industrial Drive on-ramp volume by 9
to 20 vehicles per hour (1 percent).
Table 4.12-14 shows the estimated cumulative and cumulative plus project AM and PM peak hour
traffic volumes on key Highway 101 segments.
Under cumulative conditions, the proposed project would increase peak hour traffic volumes on
Highway 101 by 0.2 percent or less.
Table 4.12-15 shows the estimated cumulative and cumulative plus project number of peak hour
vehicle trips at study area intersections.
Under cumulative conditions, the proposed project would increase peak hour traffic at the Tamal
Vista Boulevard/Madera Boulevard/Council Crest Drive intersection by 2 percent. It would increase
traffic by 1 percent or less at other study area intersections.
Table 4.12-16 shows peak hour intersection levels of service for the cumulative and cumulative
plus project conditions.
As shown in Table 4.12-16, under cumulative conditions project-related traffic would have minimal
effect on the peak hour operations of study area intersections. All study intersections would
operate at Level of Service (LOS) D or better conditions.
Table 4.12-17 shows estimated Highway 101 operating conditions under cumulative and
cumulative plus project conditions.
Under cumulative conditions, project-related traffic would not affect the operating densities or
service levels of Highway 101.

LESS-THAN-SIGNIFICANT IMPACTS
Conflict with Applicable Plans, Ordinances, or Policies for Circulation
System
As demonstrated within this section, the project would not conflict with an applicable transportationrelated plan, ordinance, or policy establishing measures of effectiveness for the performance of the
circulation system.
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TABLE 4.12-13 ESTIMATED TRAFFIC INCREASES ON FREEWAY RAMPS: CUMULATIVE AND CUMULATIVE
+ PROJECT
AM Peak Hour
Location

Cumulative

Cumulative Difference
+ Project
Volume

PM Peak Hour
Percent Cumulative

Cumulative Difference
+ Project
Volume
Percent

Highway 101 Southbound
Off-ramp to Madera Blvd.

609

637

28

4.6%

627

639

12

1.9%

Highway 101 Southbound
On-ramp from Madera Blvd.

390

396

6

1.5%

420

435

15

3.6%

Highway 101 Southbound
Off-ramp to Tamalpais
Drive

1,632

1,633

1

0.1%

1,288

1,289

1

0.1%

Highway 101 Southbound
On-ramp (loop) from
Westbound Tamalpais
Drive

430

430

0

0.0%

570

570

0

0.0%

Highway 101 Southbound
On-ramp from Eastbound
Tamalpais Drive

600

600

0

0.0%

230

230

0

0.0%

Highway 101 Northbound
On-ramp from Industrial
Way

980

989

9

0.9%

1,610

1,630

20

1.2%

Highway 101 Northbound
Off-ramp to Tamalpais
Drive

1,419

1,435

16

1.1%

1,729

1,737

8

0.5%

Highway 101 Northbound
On-Ramp (loop) from
Eastbound Tamalpais Drive

680

680

0

0.0%

460

460

0

0.0%

Highway 101 On-ramp from
Westbound Tamalpais
Drive

590

590

0

0.0%

960

960

0

0.0%

Source: Parisi Transportation Consulting, 2014.

As discussed above under “Vehicle Traffic Increases Due to Project,” the project would result in
increased traffic levels along key roadways and through study intersections. The traffic volume
increases would not significantly affect roadway operations or intersection level of service.
Nonetheless, the project would be required to contribute to the Town of Corte Madera’s Traffic
Mitigation Improvement Fund program with an amount proportional to the additional traffic
generated by the project (compared to its current traffic). These funds would be used by the Town
to address streets and intersections where improvements are currently needed or may be needed
in the future.
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TABLE 4.12-14 ESTIMATED TRAFFIC INCREASES ON HIGHWAY SEGMENTS: CUMULATIVE AND
CUMULATIVE + PROJECT
AM Peak Hour
Location

Cumulative

PM Peak Hour

Cumulative Difference
Cumulative Difference
+ Project
Volume Percent Cumulative + Project
Volume

Percent

Highway 101 Southbound
north of Industrial Way

12,750

12,778

28

0.2%

10,910

10,922

12

0.1%

Highway 101 Northbound
north of Industrial Way

8,510

8,519

9

0.1%

9,710

9,730

20

0.2%

Highway 101 Southbound
north of Madera Blvd.

11,540

11,568

28

0.2%

10,040

10,052

12

0.1%

Highway 101 Northbound
north of Madera Blvd.

8,770

870

0

0.0%

9,730

9,730

0

0.0%

Highway 101 Southbound
south of Tamalpais Blvd.

10,670

10,676

6

0.1%

9,370

9,384

14

0.1%

Highway 101 Northbound
south of Tamalpais Blvd,

9,140

9,156

16

0.2%

10,330

10,338

8

0.1%

Source: Parisi Transportation Consulting, 2014.

TABLE 4.12-15 ESTIMATED TRAFFIC VOLUME INCREASES AT STUDY INTERSECTIONS: CUMULATIVE
AND CUMULATIVE + PROJECT
AM Peak Hour
Intersection

Cumulative

PM Peak Hour

Cumulative Difference
+ Project
Volume
Percent

Cumulative

Cumulative Difference
+ Project
Volume
Percent

Tamal Vista Blvd. /
Wornum Drive

1,957

1,971

14

0.7%

2,013

2,036

23

1.1%

Tamal Vista Blvd. /
Madera Blvd.

1,557

1,591

34

2.2%

1,706

1,740

34

1.9%

Tamalpais Drive /
Madera Blvd.

3,670

3,690

20

0.5%

3,480

3,491

11

0.3%

Tamalpais Drive /
US 101 SB Off-Ramp

3,672

3,689

17

0.5%

3,774

3,784

10

0.3%

Tamalpais Drive /
US 101 NB Off-Ramp

3,767

3,784

17

0.5%

3,946

3,955

9

0.2%

Source: Parisi Transportation Consulting, 2014.
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TABLE 4.12-16 ESTIMATED INTERSECTION LEVEL OF SERVICE: CUMULATIVE AND CUMULATIVE
+ PROJECT
AM

2040 + Project
2040 + Project
Traffic,
2040 Traffic,
Traffic,
Baseline
Baseline
Baseline
Intersections Intersections Intersections

2040 Traffic,
Baseline
Intersections
Intersection

PM

Control Delay(s) LOS Delay(s) LOS Delay(s) LOS Delay(s) LOS

Tamal Vista Blvd. / Wornum
Drive

Signal

35.4

D

35.4

D

32.8

C

32.8

C

Tamal Vista Blvd. / Madera
Blvd.

4-Way
Stop

21.6

C

21.6

C

34.3

D

34.5

D

Tamalpais Drive / Madera Blvd.

Signal

38.8

D

39.5

D

41.3

D

41.4

D

Tamalpais Drive /
US 101 SB Off-Ramp

Signal

22.8

C

22.9

C

18.2

B

18.3

B

Tamalpais Drive /
US 101 NB Off-Ramp

Signal

17.1

B

17.2

B

21.8

C

22.3

C

Notes: s = seconds; LOS = Level of Service
Source: Parisi Transportation Consulting, 2014.

TABLE 4.12-17 ESTIMATED FREEWAY LEVEL OF SERVICE: CUMULATIVE AND CUMULATIVE + PROJECT
Peak Hour AM

Peak Hour PM

Cumulative
Cumulative
Cumulative
Cumulative
Traffic
Traffic + Project
Traffic
Traffic + Project
Segments 2040 Segments 2040 Segments 2040 Segments 2040
Density

LOS

Density

LOS

Density

LOS

Density

LOS

US 101 SB north of Madera Blvd.

31

D

31

D

39

E

39

E

US 101 SB south of Tamalpais Drive

24

C

24

C

27

C

27

C

US 101 NB south of Tamalpais Drive

30

D

30

D

155

F

155

F

US 101 NB north of Wornum Drive

35

D

35

D

156

F

156

F

Notes: LOS = Level of Service
Source: Parisi Transportation Consulting, 2014.
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The project would be required to develop a Transportation Demand Management (TDM) program
to assist in managing vehicle trips and parking. The TDM program would provide strategies and
policies to reduce peak period traffic and parking demands associated with the project (specifically
that of single-occupant private vehicles), including hotel employees as well as conference guests.
Conflict with Applicable Congestion Management Program
The project would not conflict with an applicable congestion management program (CMP).
Highway 101 is the only study roadway in the Marin County CMP. The segment of Highway 101 in
the project vicinity has been identified as a “grandfathered” roadway segment, meaning that it is
allowed, per the CMP, to operate at level of service “F” until such time as the highway is improved.
Change in Air Traffic Patterns
The project would not change air traffic circulation patterns.
Emergency Access
The project would not result in inadequate emergency access. The project site currently has a
12-foot-wide emergency access driveway abutting the office building site directly north of the
project. This access driveway is usually chained off, but the chain can be quickly severed by
emergency personnel if they need to use this driveway to access the site. The access driveway
would be widened to 30 feet under the proposed project, enabling more convenient access by
emergency vehicles when needed.
Parking Impacts
The project’s parking impacts would be less than significant, as the project would have adequate
vehicle parking and therefore would not cause increased traffic in the neighborhood.
The existing hotel and restaurant have a combined 188 on-site parking spaces. Sixty-six (66) of
these spaces are assigned to the restaurant, and 122 are for the hotel and 3,000-square-foot
conference space. The proposed project, which would consist of 187 hotel rooms and a 3,600square-foot conference space but no restaurant, would have 257 on-site spaces, or 69 more
parking spaces than currently exist.
According to the Town of Corte Madera’s parking regulations, hotels are required to provide one
on-site parking space for each guest room, plus one on-site parking space for each 900 gross feet
of public meeting area. Under the Town’s regulations, the proposed project is required to provide
191 on-site parking spaces. By providing 257 on-site parking spaces, the project would provide 66
more on-site parking spaces than required. The project’s parking impact would therefore be less
than significant. Most parking demands, including those associated with highly attended
conference events, should be accommodated on-site.
As discussed previously, the project would be required to develop a Transportation Demand
Management (TDM) program to assist in managing vehicle trips and parking. The TDM program
would provide strategies and policies to reduce peak period traffic and parking demands
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associated with the project (specifically that of single-occupant private vehicles), including hotel
employees as well as conference guests during highly attended conference events.
Impacts on Public Transit and Bicycle Facilities and Safety
As discussed under “Environmental Setting” above, the site is well served by designated bicycle
routes, including Class II bicycle lanes along Madera Avenue to the south, and thus would not
conflict with adopted policies, plans, or programs regarding public bicycle facilities, or otherwise
decreases the performance or safety of such facilities. Pedestrian facilities are discussed below
under “Potentially Significant Impacts.”
There are no bicycle lanes along Tamal Vista Boulevard to the north. Tamal Vista Boulevard and
Madera Avenue are part of Marin’s Bicycle Route 5, which is the key north-south bicycle route
within the County.
The project would likely employ persons who could travel to and from work via bicycle. Pursuant to
the Town’s parking code, the project will be required to provide covered and secure bicycle parking
for its employees. At least 37 bicycle parking spaces would be required to be provided (187 rooms
at 0.2 parking spaces per room). The project’s TDM program could also promote and encourage
bicycle use.
The project would not result in any significant impacts to public transit. Employees and customers
would be able to use multiple Golden Gate Transit and Marin Transit routes that offer bus stops
nearby (see discussion under “Environmental Setting” above).

POTENTIALLY SIGNIFICANT IMPACTS
This section addresses the potentially significant transportation/traffic impacts of the project and
recommended mitigation measures.
Traffic Hazards
Impact TRAFFIC-1: The project would result in increased vehicle turning movements into
the site’s driveway, contributing to multiple turning movements into several closely spaced
driveways along Madera Boulevard. (PS)
The project would increase the number of vehicle turning movements entering and exiting the site
via Madera Boulevard by about 70 vehicles during the weekday morning period and by about 60
vehicles during the afternoon peak period (see Table 4.12-4 and Figures 4.12-5, 4.12-6, 4.12-9,
and 4.12-10). These represent a 100 to 160 percent increase over existing turning movement
volumes at the site’s driveways. Compared to all of the vehicle turning movements to and from
driveways along Madera Boulevard between Tamal Vista Boulevard/Council Crest Drive, and the
Highway 101 ramps (Chevron, Town Center, TD Ameritrade, and the project site), the project
would increase the number of turning movements by about 10 percent over existing weekday
morning peak period volumes and by about 7 percent over afternoon peak period volumes.
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The proposed project would consolidate the existing site’s two two-way driveways abutting Madera
Boulevard with a single two-way driveway. The project driveway would be 30 feet wide and located
in approximately the same location as the existing western driveway.
The driveway reconfiguration would reduce the number of potential conflict points between vehicles
turning in or out of the site with traffic along Madera Boulevard, including turning traffic to and from
the Town Center driveway to the south. The removal of the eastern driveway would also reduce the
potential for vehicle turning movement conflicts near the ramps to and from Highway 101.
However, the existing section of Madera Boulevard between Tamal Vista Boulevard/Council Crest
Drive and the Highway 101 ramps has a center two-way left-turn lane, two traffic lanes in each
direction, on-street parallel parking, and three driveways on the north side (reduced to two with the
proposed project) and three driveways on the south side. Various vehicle merging, weaving,
diverging, and turning movements occur within the 500-foot-long roadway segment, appearing to
result in some driver confusion and the potential for vehicular conflicts. The project would increase
the number of vehicle turning movements into the project site driveway along Madera Boulevard by
7 to 10 percent during weekday peak periods, potentially affecting traffic safety on the local street
system. This would be in conflict with Town of Corte Madera General Plan Policy CIR-1.5.
The Town of Corte Madera conducted a multimodal assessment of Madera Boulevard to identify
potential measures to reduce existing as well as possible future driver confusion and conflicts on
Madera Boulevard between motor vehicles and other vehicles, pedestrians and bicyclists. The
outcome of the analysis is included in Appendix B of the Recirculated Environmental Impact
Report (REIR) and forms the basis for part of the following mitigation measure.
Mitigation Measure TRAFFIC-1: The project shall contribute to fund a study of potential
multimodal access and circulation enhancements along Madera Boulevard between and
including the Tamal Vista Boulevard/Council Crest Drive intersection and the Highway 101
ramps. The study shall be overseen by the Town of Corte Madera and shall be completed
within 12 months. The study shall identify multimodal enhancements and an applicable funding
program to ensure the improvements are completed within a specified time period. The
applicant shall contribute to the needed improvements based on the results of the
recommended study. The project shall fund the design and construction of multimodal access
and circulation improvements along Madera Boulevard between and including the Madera
Boulevard/Tamal Vista Boulevard/Council Crest Drive intersection and the Highway 101
ramps, including an extended roundabout offset between the Town Center driveway and the
proposed Corte Madera Inn driveway (see Appendix B of the Recirculated Environmental
Impact Report [REIR]). The roundabout would substantially reduce potential conflicts—under
current and future conditions—between turning vehicles along Madera Boulevard, by reducing
merging, weaving, diverging, and turning movements, and would improve traffic flow and
reduce motorist delays. The design and construction shall be overseen by the Town of Corte
Madera.
The applicant may request that the Town of Corte Madera and Applicant enter into the Town’s
standard form Reimbursement Agreement so that future development may pay its fair share of
the cost of the public improvement described above. Said Standard Form Reimbursement
Agreement provides that the applicant may, to the extent collected, be reimbursed for the
amount exceeding the project's fair share of the cost of these improvements. Public
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improvements installed by applicant that are not eligible for reimbursement are property
frontage improvements such as curb, gutter, sidewalk, landscaping, street lighting, hydrants,
landscaping, and any street widening along the property frontage necessary to install such
improvements. (LTS)
Impact TRAFFIC-2: The project would add construction-related vehicle trips, including truck
trips, to Town of Corte Madera, City of Larkspur, and other jurisdictional roadways, creating
potential temporary traffic hazards. (PS)
The project would generate truck trips and other construction-related vehicle trips over a 12- to
16-month period, as discussed in Chapter 3, Project Description. Staging would occur on the site.
Construction workers would be provided with locations on the site to park, and equipment would
also be stored on the site.
The proposed stages of demolition and construction would be as follows:
 Filling of pond;
 Demolition of landscaping, buildings, and parking areas;
 Grading and foundation development;
 Building construction;
 Paving for new parking areas and internal roads; and
 Final landscaping
The project would also require the replacement of a sanitary sewer situated along Monona Drive
between Madera Boulevard and Larkside Drive. The Town of Corte Madera would require the
contractor performing the work to retain at least one travel lane along Monona Drive during the
estimated three-week construction timeframe. Standard traffic control measures would be provided
during construction.
To minimize disruption to local traffic conditions during onsite construction, the following mitigation
measure is recommended.
Mitigation Measure TRAFFIC-2: The project shall abide by the Town of Corte Madera’s
provisions regarding transportation and parking management during demolition and
construction activities. In addition, the project applicant shall develop a demolition/construction
traffic management plan, defining hours of operation, specified truck routes, and construction
parking provisions. The plan shall be approved by the Town of Corte Madera Public Works
Department prior to the issuance of grading or building permits. (LTS)
Pedestrian Facilities and Safety
Impact TRAFFIC-3: The project would increase the level of pedestrian use, including the
number of pedestrians crossing Madera Boulevard, possibly resulting in unsafe pedestrian
conditions. (PS)
Due to the project’s increased number of rooms and trips, it would generate additional pedestrian
trips compared to current conditions. Many pedestrians would walk to and from destinations to the
west and south, across Tamal Vista Boulevard and Madera Boulevard.
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The project would retain the existing sidewalk along the north side of Madera Boulevard. The
landscaping would discourage pedestrians from crossing Madera Boulevard at this location. Most
pedestrians traveling from the site to the south would travel along this sidewalk to the Tamal Vista
Boulevard/Council Crest Drive intersection, and then cross Madera Avenue along the marked
crosswalks. Some pedestrians may be inclined to cross Madera Avenue near the project site’s
driveway, i.e., at a mid-block uncontrolled location, if their destination is the Town Center.
However, the project would install a landscaped hedge on the north side of Madera Boulevard,
between the site’s driveway and the Highway 101 ramps.
The Town of Corte Madera conducted a multimodal assessment of Madera Boulevard to identify
potential measures to reduce existing as well as possible future conflicts at the Tamal Vista
Boulevard/Madera Boulevard/Council Crest Drive intersection. The outcome of the analysis is
included in Appendix B of the REIR and forms the basis for part of the following mitigation
measure.
Mitigation Measure TRAFFIC-3: To encourage pedestrians to cross Madera Boulevard at the
Tamal Vista Boulevard/Council Crest Drive crosswalk (instead of at a uncontrolled midblock
location), the project shall install a pedestrian barrier between the sidewalk adjacent to the
project site and the roadway curb, along with signs directing pedestrians to the intersection’s
crosswalk. In addition, the project shall contribute to pedestrian-related fund the design and
construction of multimodal improvements at the Tamal Vista Boulevard/Madera
Boulevard/Council Crest Drive intersection, including refreshing the high-visibility crosswalks,
installing advance limit lines/stop bars, and upgrading all of the intersection’s curb ramps to be
ADA-compliant the removal of the intersection’s “pork chop” island by extending Madera
Boulevard’s curb, converting the existing free-flow northbound-to-eastbound right turn to a
stop sign-controlled movement, extending the Madera Boulevard northbound bicycle lane to
the intersection, adding stop bars and new pavement markings, and upgrading all of the
intersection’s curb ramps to comply with the Americans with Disabilities Act (ADA) (see
Appendix B of the REIR). The project shall also modify the curb ramp adjacent to the west side
of the site’s western driveway to bring it into compliance with ADA standards. The above
improvements would reduce the potential for conflicts at the intersection, including for
pedestrians crossing along one of its crosswalks. The design and construction shall be
overseen by the Town of Corte Madera. (LTS)
Impact TRAFFIC-4: The project would increase pedestrian traffic along Tamal Vista
Boulevard, where the sidewalk abutting the project site has cross-slopes and obstructions
that do not comply with Americans with Disabilities Act (ADA) standards. (PS)
Pedestrians traveling to or from the north would predominately walk along the sidewalk on the east
side of Tamal Vista Boulevard. The existing sidewalk is attached to the roadway curb and narrows
to just over 3 feet in the vicinity of the overhead utility poles. The sidewalk currently has concrete
segments that have uplifted and pose tripping hazards. Also, the sidewalk traverses an abandoned
driveway apron, presenting cross-slopes that are not in compliance with the Americans with
Disabilities Act (ADA) standards.
Mitigation Measure TRAFFIC-4: The project applicant shall remove the obsolete driveway
within the Tamal Vista Boulevard sidewalk and replace it with standard curb, gutter and
sidewalk. The project applicant also shall remove the sidewalk’s tripping hazards by grinding
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or replacing sections of the sidewalk. The sidewalk shall be widened and its effective width
and cross-slope shall abide or exceed with ADA standards prior to issuance of an occupancy
permit. (LTS)

CUMULATIVE IMPACTS
Cumulative traffic conditions are analyzed under “Evaluation” above (see “Cumulative and
Cumulative + Project Conditions”). As the analysis indicates, project traffic would not make a
considerable contribution to cumulative traffic impacts. The project's impacts on the circulation
system would be less than significant, and the project’s potentially significant transportation
impacts would be reduced to less-than-significant levels by the mitigation measures recommended
in this section.
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3.

NEW ALTERNATIVE
This chapter describes a new alternative referred to as “Alternative 4: Alternative with Retention of
the Pond and 187-Room Hotel.” The chapter summarizes Alternative 4, evaluates its potential
impacts as compared to the proposed project, and identifies the environmentally superior
alternative. The project objectives are also summarized, as background for the evaluation of
Alternative 4. This chapter of the REIR supplements Chapter 5, Alternatives, of the DEIR, which
identified and evaluated three alternatives to the project (see discussion below and in Chapter 1 of
this REIR).
The State CEQA Guidelines (Section 15126.6) require that an EIR describe and evaluate the
comparative merits of a range of reasonable alternatives to the project, or to the location of the
project, that could feasibly attain most of the basic objectives of the project. The CEQA Guidelines
further require that the discussion focus on alternatives capable of avoiding or substantially
lessening any of the significant effects of the project, including the “No Project” Alternative.
Furthermore, if the environmentally superior alternative is the “No Project” Alternative, the EIR
must also identify an environmentally superior alternative from among the other alternatives.
The project objectives are summarized below and the new Alternative 4’s relationship to these
objectives is assessed in Section 3.1, Summary of Alternative 4, below.
The following objectives for the project have been identified by the applicant (as described in
Chapter 3, Project Description, of the DEIR):
 Develop a hotel project to provide both short-term and extended-stay hotel accommodations to
satisfy market demand, and to affiliate the hotel development with a top-tier hotel brand (e.g.,
Marriott, Hilton) to provide economic stability to the project.1




Provide short-term accommodations (75 to 100 rooms) in a limited-service hotel designed to
target the mid/upper-scale hotel market. These rooms are in replacement of the failing and
outdated hotel facilities at the 110-room Corte Madera Inn. The SpringHill Suites by Marriott
brand is a mid/upper all‐suites limited service hotel that achieves this objective. Limitedservice hotels, originally defined as a hotel without a full-service restaurant, typically offer
basic services and amenities. However, these services and amenities have expanded over the
past two decades, necessitating further classification within the limited-service segment.
“Budget” limited-service hotels offer no-frills rooms at modest prices (e.g., Motel 6). More
robust limited-service hotels offer many of the same high-quality amenities that guests would
expect from full-service hotels, with one significant difference: limited-service hotels lack a
dedicated, revenue-producing food and beverage component.
Provide extended-stay accommodations (105 to 135 rooms) to target the underserved demand
for extended-stay accommodations in Marin County. Extended stay hotels are a type of

1 Hotel brands require distinct branding (e.g., SpringHill Suites and Residence Inn) and physical separation of
short-term and extended-stay guest rooms. Moreover, they require sufficient scale for each brand to be competitive and
efficient. Combining two hotel brands into one building envelope is referred to as “dual-branding” in the industry and this
is an objective because it allows the project to serve multiple markets while offering operational efficiencies from shared
public spaces, meeting rooms, recreational facilities, and back-of-the-house operations.

7/11/2015

3-1

3. NEW ALTERNATIVE

CORTE MADERA INN REBUILD REIR

lodging with features unavailable at standard hotels. These features are intended to provide
more home-like amenities. There is substantial variation among extended-stay hotels with
respect to quality and the amenities available. The Residence Inn brand by Marriott targets the
upper tier of the extended-stay market. Extended-stay hotels typically have self-serve laundry
facilities and offer discounts for extended stays, beginning at 5 or 7 days. They also have
guestrooms (or "suites") with kitchens. The kitchens usually include, at a minimum, a sink, a
refrigerator (usually full size), a microwave oven, and a stovetop. Extended-stay hotels are
aimed at business travelers on extended assignments, families in the midst of a relocation,
and others in need of temporary housing.







Improve the safety conditions of the vehicular entrance at Madera Boulevard.
Minimize noise and traffic impacts by not extending vehicular access to/from Tamal Vista
Boulevard.
Minimize the visual impact on the adjacent residential neighborhood by:


Breaking up the building massing and limiting the building height along Tamal Vista
Boulevard;



Providing a generous building setback from the western property line;



Retaining existing mature trees and planting others to provide screening; and



Constructing a fence along the Tamal Vista property line.

Eliminate the pond for aesthetic, odor, and safety reasons without affecting the Town’s ability
to prevent flooding during a 100-year rainfall event.
Serve as a community gathering place during times of emergency. Provide shelter as
necessary. Equip the facility with an emergency generator.



Increase the water quality of the storm drainage exiting the site.




Provide superior vehicular and pedestrian circulation. Improve access to local pedestrian
sidewalks to reduce the use of cars.
Provide a hotel lobby entrance convenient to the Madera Boulevard entrance.



Minimize the number of rooms facing east (toward U.S. Highway 101 [Highway 101] noise).



Provide 3,000 to 4,000 square feet of conference space in a quiet and attractive setting as
replacement for the 3,000 square feet provided by the Corte Madera Inn.
Provide recreational facilities (e.g., swimming pool, whirlpool, sport court, barbeque area, fire
pits) in an attractive and quiet setting.
Maximize the energy efficiency and water conservation of the new facility.




The following three alternatives were evaluated in the original Draft EIR (DEIR):


Alternative 1: No Project (existing 110-room hotel and restaurant) (82,000 square feet)



Alternative 2: Alternative with Retention of the Pond and 147-Room Hotel (101,769 square
feet)



Alternative 3: Alternative with Filling in the Pond and 111-Room Hotel (80,264 square feet –
maximum allowed under existing zoning)
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This REIR now evaluates the following new alternative:


Alternative 4: Alternative with Retention of the Pond and 187-Room Hotel (130,326 square
feet)

3.1 SUMMARY OF ALTERNATIVE 4
SITE PLAN AND FEATURES
Under Alternative 4, the existing hotel would be removed and a new hotel with 187 total rooms
would be constructed. Thus, this alternative would include the same number of rooms as the
proposed project. The existing 0.64-acre pond would be left in place, with a 20-foot buffer at the
pond’s edge (see Figure 1-1 in Chapter 1, Introduction, of this REIR). No restaurant would be
provided on the site, and the existing restaurant would be removed.
The new building would be an “L-shaped” (partial third side return), two- to four-story building with
the primary driveway entrance off Madera Boulevard. The two-story portions would be located
along the southern portion of the site, fronting Madera Boulevard. The four-story portions would
adjoin these two-story segments on the south and would also be located at the north end of the
site. The three-story portion would be in the center of the building fronting on Tamal Vista
Boulevard and joining the two four-story portions of the building (see Figure 1-1).
As with the proposed project, the new hotel would be a “dual-branded” hotel project, with one part
being a limited-service traditional hotel (79 total rooms) and the other being an extended-stay hotel
(i.e., with kitchenettes) (108 total rooms). The extended-stay hotel would be called Residence Inn
by Marriott and the limited-service hotel would be called SpringHill Suites by Marriott.
New landscaping would be added to the perimeter of the site as well as interior portions of the site.
A pool, spa, and water features would be provided for hotel guest use only. However, Alternative 4
would have a much reduced open space area in the center of the site for these facilities, as
compared to the proposed project, due to the retention of the pond.
Options to improve conditions associated with the on-site pond could be explored under this
alternative. These options include 1) increasing water circulation to reduce odor problems and
improve water quality, and 2) providing enhancement plantings (native marshland, riparian, and
upland species) around the perimeter. These changes would serve to improve habitat conditions
and the aesthetics of this feature.

GENERAL PLAN AMENDMENT AND REZONING
Alternative 4 would require a General Plan amendment and a rezoning to allow an increase in the
allowable floor area ratio (FAR) for the site from 0.34 to 0.67.2 The current General Plan
designation is “Mixed-Use Commercial.” Like the General Plan amendment proposed for the
project, the amendment for Alternative 4 would designate the site as “Motel/Hotel Highway
2 Floor area ratio (FAR) refers to the ratio of total square footage of building area to the net area of the site.
According to Corte Madera Municipal Code Section 18.04.530, the area of the pond, including its buffer, is excluded from
the total area of the site.
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Commercial.” The current zoning is C-3 Highway Commercial, with the Baylands Risk Zone and
Natural Habitat Special Purpose Overlay District. Like the rezoning proposed for the project, the
rezoning for Alternative 4 would change the zoning of the site to C-5 Motel/Hotel Highway
Commercial and retain the Baylands Risk Zone and Natural Habitat Special Purpose Overlay
District. The C-5 district would be a new zoning district specific to the project site and would retain
all the development standards of the C-3 district, except for the 0.34 FAR.
Under Alternative 4, however, building heights would exceed the limits specified for the proposed
C-5 district. Building heights under this alternative would be 47 feet to 49 feet in certain locations,
which would exceed the 35-foot height limit of the C-5 district as proposed under the project (see
Appendix G of the DEIR). It is assumed that the permissible height could be addressed at the time
of the Precise Plan approval and would not require a variance.

COMPLIANCE WITH PROJECT OBJECTIVES
This alternative would comply with many of the project objectives, such as meeting market demand
and providing short-term as well as extended-stay accommodations. However, this alternative
would not comply with the following objectives:


Minimize the visual impact on the adjacent residential neighborhood by:
Breaking up the building massing and limiting the building height along Tamal Vista
Boulevard; and
 Providing a generous building setback from the western property line.
Eliminate the pond for aesthetic, odor, and safety reasons without affecting the Town’s ability
to prevent flooding during a 100-year rainfall event.
Provide recreational facilities (e.g., swimming pool, whirlpool, sport court, barbeque area, fire
pits) in an attractive and quiet setting.





3.2 IMPACTS OF ALTERNATIVE 4
This section summarizes the impacts of Alternative 4 as compared to the proposed project. When
impacts are similar to the proposed project, this is called out. The discussion below follows the
format used in Chapter 5, Alternatives, of the DEIR.

ALTERNATIVE 4: ALTERNATIVE WITH RETENTION OF THE POND AND FAR OF
0.67 (187-ROOM HOTEL)
Aesthetics
While detailed landscape plans have not been identified for this alternative, it is assumed that
similar new landscaping could be provided along the western edge of the site adjacent to Tamal
Vista Boulevard to partially screen the new building from view. Figure 1-1 shows new trees planted
along this western edge of the site. However, this entire side of the building would be three stories
or four stories in height, resulting in a stronger visual contrast to the single-story homes to the east.
With the proposed project, the western edge of the new building would be two and three stories in
height and there would be a significant gap between northern and southern building segments,
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breaking up the building’s massing. From Tamal Vista Boulevard, looking both northeast and
southeast, the increased height of this alternative compared to the proposed project would result in
an increased building mass as compared to the proposed project. Trees planted along Tamal Vista
Boulevard at the western edge of the site may partially screen the building from view, but this
screening is not expected to be as effective as shown in Figure 4.1-12 and 4.1-13 of the DEIR that
included visual simulations of the proposed project. This is due to the increased height of the
building in this alternative. The visual screening capability would largely depend on the types of
trees planted and the time until they were mature.
Visual impacts from Madera Boulevard would be more significant than those of the proposed
project due to the four-story section of building that would be located approximately 135 feet from
Madera Boulevard as shown in Figure 1-1. The proposed project includes a three-story section of
building in this location approximately 150 feet from Madera Boulevard. While both structures
would be significantly set back from Madera Boulevard, the increased height and reduced setback
distance of Alternative 4 would create more visual impact when viewed from Madera Boulevard.
However, this view of the hotel would be most visible to those exiting the Town Center parking lot
at the northern exit point. No residences are in the immediate vicinity of this main entrance to the
hotel.
From Highway 101, visual impacts would be partially reduced compared to the proposed project
because the pond would be retained and vegetation in the vicinity of the pond would continue to
screen much of the site from view. With retention of the pond, the central and northern segments of
the new building would be pushed to the western edge of the site. The narrow portion of the south
wing of the hotel would be the only section in close proximity to the highway. Some tree cover
would be retained near this southeast corner of the new building, but final landscape plans have
not been developed to show what additional type of screening could be included. Northbound
motorists on Highway 101 may see the new four-story segment of the building at the southeast
portion of the site due to limited space to provide effective tree cover in the southeast corner of the
site.
From the north, the four-story segment of the building may be visible to occupants of the two-story
commercial building just north of the site. However, some existing and potential new tree cover
could possibly screen this segment of the building from view, particularly from Highway 101. Visual
impacts from this location would not be considered significant.
Due to the retention of the pond under this alternative, the site open space areas would be limited
primarily to the pond area and a small area at the center of the site (see Figure 1-1). No openings
in the building façade along Tamal Vista Boulevard would occur, resulting in a more massive
structure from this viewpoint location.
Extensive areas of surface parking are shown on the south side of the building (see Figure 1-1). It
is assumed that landscaping of this parking area could be completed to partially screen the cars
from the view from Madera Boulevard, reducing visual impacts to less-than-significant levels.
As compared to the proposed project, impacts from lighting could be partially increased, especially
for nearby residents, due to the taller building along Tamal Vista Boulevard. Light from both inside
and outside the structure could be visible to nearby residents.
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The same mitigation measures as identified for the proposed project would also apply to this
alternative as related to visual and light/glare impacts.

Air Quality
Construction Emissions
Like Alternative 2 in the DEIR, Alternative 4 would not involve filling of the pond. Thus, it is
estimated by the project applicant that 9,000 less cubic yards (CY) of soil import would be required,
for a total of 12,403 CY. CalEEMod was used to predict construction emissions with 12,403 CY of
soil import input to the model. The same modeling done for Alternative 2 in the DEIR would also
apply to Alternative 4. Table 3-1 shows average daily construction emissions of reactive organic
gases (ROG), nitrogen oxides (NOX), coarse particulate matter (PM10) exhaust, and fine particulate
matter (PM2.5) exhaust during construction of the project. As indicated in Table 3-1, predicted
project emissions would not exceed the Bay Area Air Quality Management District (BAAQMD)
significance thresholds. The impact associated with construction-period exhaust emissions is,
therefore, considered less than significant. Construction-period mitigation would still be necessary
to control fugitive dust, and the mitigation measure for the proposed project would reduce potential
construction impacts for this alternative to a less-than-significant level.
TABLE 3-1

ALTERNATIVE 4: PROJECT CONSTRUCTION EXHAUST EMISSIONS
ROG

NOX

PM10
Exhaust

PM2.5
Exhaust

Total Emissions (tons)

1.14

3.55

0.17

0.16

Average Emissions (pounds/day) based on
330 construction days

6.9

21.5

1.0

1.0

BAAQMD Thresholds (pounds/day)

54

54

82

54

Exceed Threshold?

No

No

No

No

Note: ROG = reactive organic gases, NOx = nitrogen oxides, PM10 = coarse particulate matter or particulates with an
aerodynamic diameter of 10 micrometers (µm) or less, PM2.5 = fine particulate matter or particulates with an aerodynamic
diameter of 2.5µm or less, BAAQMD = Bay Area Air Quality Management District.

Dispersion modeling was conducted using the same methodology as under the proposed project,
with Alternative 4 PM2.5 exhaust emissions (assumed to be diesel particulate matter) input to the
ISCST3 model. Results of modeling indicate that the maximum incremental residential child cancer
risk at the maximally exposed individual (MEI) receptor would be 6.1 in 1 million and the residential
adult incremental cancer risk would be 0.3 in 1 million, 0.27 micrograms per cubic meter (μg/m3)
PM2.5 concentration, and 0.011 hazard index (HI)—the same results as under the proposed project,
representing a less-than-significant construction health risk impact.
Operational Emissions
Due to the size of Alternative 4, operational-period emissions would be less than significant. In its
latest update to the CEQA Air Quality Guidelines, BAAQMD identifies screening criteria for the
sizes of land use projects that could result in significant air pollutant emissions. For operational
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impacts, the screening project size is identified at 489 rooms. Hotel projects of a smaller size would
be expected to have less-than-significant impacts with respect to operational-period emissions.
Since Alternative 4 would have a total of 187 hotel rooms, it is concluded that emissions would be
below the BAAQMD significance thresholds for the operational period.
Alternative 4 would include installation of one 80-kilowatt (kW) emergency back-up diesel
generator. The generator would be located near the northwest corner of the property. The new
generator would use a diesel engine that meets the EPA Tier 4 off-road diesel emission standards.
Diesel particulate matter (DPM) emissions (assumed to be the same as PM2.5 emissions) were
calculated assuming use of a Tier 4 diesel engine with operation of 50 hours per year, the
maximum allowed by BAAQMD for periodic testing and maintenance of emergency generators.
Maximum daily emissions from this generator would be less than 0.1 pound for each of the
following criteria pollutants: ROG, NOX, PM10, and PM2.5. This would be negligible when compared
to the BAAQMD daily thresholds for these criteria pollutants. Yearly emissions would be far below
BAAQMD annual thresholds. Appendix E of the DEIR contains calculated emissions from operation
and routine testing and maintenance of the back-up generator.

Biological Resources
The alternative would avoid the significant impacts of the project associated with filling of the
proposed pond and removal of many of the trees of regulated size under Chapter 15.50 of the
Town’s Municipal Code. Potential adverse impacts on nesting birds and the remote possibility of
disturbance to roosting bats in the existing structures could still occur under this alternative but
would be mitigated to less-than-significant levels with implementation of required mitigation.
Compliance with Chapter 15.50 of the Municipal Code would still be required to address trees of a
regulated size and species that would still have to be removed under this alternative. However,
implementation of the relevant mitigation measures would reduce potentially significant impacts to
a less-than-significant level under this alternative.
Retaining the existing pond and establishing a minimum 20-foot-wide buffer around this feature
would avoid the significant impacts associated with filling of the 0.64-acre of jurisdictional waters
and would allow for substantial improvement to its current condition to address odor, aesthetic, and
safety concerns and improve existing wildlife habitat values as well. As with the No Project
Alternative and Alternative 2 addressed in the DEIR, Alternative 4 would require further detailed
study but could include a number of modifications to the existing bank configuration and improved
management of water levels and circulation. In addition, the buffer zone created under this
alternative would allow for additional native enhancement plantings around this feature not
available under the No Project Alternative. Increasing water circulation and aeration during the
warmer months when anaerobic conditions develop as a result of poor water quality and higher
water temperatures could help address the concerns about odor and aesthetic problems. With
proper management and controls, options to be explored to improve water quality and circulation
include using the existing culvert with slide gate to the tidally influenced ditch along the west side of
Highway 101 and the culvert to Lagoon No. 1 for improved water circulation, and using spray
fountains in the pond to improve aeration. Reconfiguring the steeply sided banks around the pond
to create a shallow terrace would allow for establishing native marshland vegetation around the
entire feature, improving existing wildlife habitat and aesthetic values and reducing the risk posed
to visitors from the steep banks. To further improve the existing limited habitat values, the
perimeter of the pond could be revegetated with native marsh riparian and upland plant species,
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including substantial plantings in the upland 20-foot buffer and adjacent areas along the cross-site
roadway in this alternative. Any modifications to jurisdictional waters would require appropriate
authorizations from regulatory agencies, including the U.S. Army Corps of Engineers, Regional
Water Quality Control Board (RWQCB), and possibly California Department of Fish and Wildlife
(CDFW). This would be a relatively simple process in comparison to the proposed project,
however, given that the improvements would greatly improve existing habitat functions and values
and could be designed as a habitat improvement and restoration program.

Cultural Resources
Impacts of this alternative on built-environment historical resources would be comparable to those
of the proposed project because this alternative would not cause a substantial adverse change in
the significance of a resource that is listed in, or eligible for listing in, the California Register of
Historical Resources.
Impacts of this alternative on archaeological resources, paleontological resources, and human
remains interred outside of formal cemeteries would be comparable to those of the proposed
project because ground-disturbing activities would have the potential to unearth these resources.
The impacts on these resources would be less than significant with mitigation, similar to the
project. However, with retention of the pond, less area of the site would be disturbed, which could
slightly reduce the potential to disturb cultural resources.

Geology and Soils
Impacts related to geology and soils would be comparable to those of the proposed project, as new
buildings would be developed at the site that would be subject to potentially significant seismic and
geotechnical hazards. The mitigation measures for the proposed project would reduce potential
impacts of this alternative to less-than-significant levels. A significant reduction in fill would occur
under Alternative 4 due to retention of the pond with this alternative.

Greenhouse Gas Emissions
Construction Emissions
Construction impacts of this alternative would be comparable to those of the project because the
construction schedule and proposed construction equipment list likely would remain the same
under this alternative. Because Alternative 4 would not involve filling of the pond, it is estimated by
the project applicant that 9,000 less CY of soil import would be required, for a total of 12,403 CY.
CalEEMod was used to predict construction emissions under Alternative 2 using the same
methodology as the proposed project, except with 12,403 CY of soil import input to the model. This
modeling would also apply to Alternative 4. Total construction carbon dioxide equivalent (CO2e)
emissions were calculated to be 566 metric tons (MT) of CO2e, compared to 604 MT of CO2e for
the proposed project, and construction greenhouse gas (GHG) emissions under this alternative
would remain less than significant.
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Operational Emissions
Operational GHG emissions would be similar to those of the proposed project, as the same
number of hotel rooms would be built under Alternative 4 as under the proposed project (187
rooms). Like the proposed project, Alternative 4 would not result in any significant operationalrelated GHG emissions.

Hazards and Hazardous Materials
Impacts related to hazards and hazardous materials would be comparable to those of the proposed
project, as existing buildings would be demolished and lead, asbestos, and other hazardous
materials within those buildings could be released. The mitigation measures for the proposed
project would reduce potential impacts of this alternative to less-than-significant levels.
While not a specific significance criterion, the potential for a safety hazard associated with retention
of the pond would be associated with this alternative. As currently occurs, the hotel has liability for
anyone drowning in the pond despite the fact that the Town operates the pond. Without fencing
around the pond, this safety hazard could continue. Fencing could be installed at the edge of the
pond to reduce this potential hazard.

Hydrology and Water Quality
Impacts related to hydrology and water quality would be comparable to those of the proposed
project, as construction and operation of Alternative 4 would have the potential to affect stormwater
quality and the new structures would be subject to potential flooding hazards. However, Alternative
4 may have a slightly reduced area of impervious surface area compared to the proposed project,
resulting in slightly less runoff from the site. It is assumed that on-site retention of stormwater
would also occur for this alternative, with the use of bioswales at the edge of parking areas.
Retention of the pond under this alternative would result in a small negative but unquantified effect
on water quality, as the pond water becomes increasingly brackish in the summer, resulting in odor
complaints. The “Biological Resources” analysis above explains how water quality could be
improved. The mitigation measures for the proposed project would reduce potential impacts of this
alternative to less-than-significant levels.

Land Use and Planning
Like the proposed project, this alternative would require a General Plan amendment and rezoning
to allow additional floor area above what is currently allowed. The increased floor area combined
with retention of the pond would primarily have secondary impacts related to visual quality,
hydrology, and other topics that would either increase or decrease the level of impacts when
compared to the proposed project. For example, as discussed in the “Aesthetics” analysis above,
the massing of the building in Alternative 4 would have more visual impacts on views from Tamal
Vista Boulevard; however, as discussed in the “Hydrology and Water Quality” analysis above,
Alternative 4 would have slightly less hydrology and water quality impact due to the reduced area
of impervious surfaces proposed.
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The potential for conflicts with General Plan policy would be similar to the proposed project.
Retention of the pond would result in this alternative meeting more of the policies of the General
Plan, especially as related to protection of “other waters of the U.S.”

Noise
Future Exterior Noise Environment
Based on the orientation of the hotel under Alternative 4 with respect to Highway 101, the
swimming pool and basketball court would have direct line-of-sight to traffic, which is the dominant
noise source in the project site vicinity. According to the plans for this alternative, the distance from
the swimming pool and basketball court to Highway 101 would be very similar to that shown for
Alternative 2 in the DEIR. The noise levels at the pool were calculated to be 66 dBA Ldn, which
exceeds the 65 dBA Ldn limit established in the Town of Corte Madera General Plan. The
calculated noise levels at the basketball court were 64 dBA Ldn, which would not exceed the 65
dBA Ldn limit. The noise impact of this alternative would be potentially significant because the
General Plan guidelines would be exceeded and mitigation measures would need to be
implemented to reduce noise levels to 65 dBA Ldn. Similar to the recommendation for Alternative 2,
a 6-foot noise barrier that shields the pool would sufficiently reduce noise levels to comply with the
General Plan guidelines.
Future Interior Noise Environment
Under Alternative 4 conditions (as for Alternative 2), perimeter hotel rooms would be exposed to
future exterior noise levels ranging from under 60 dBA Ldn at rooms adjacent to Madera Boulevard
to 67 dBA Ldn at the corner hotel rooms nearest Highway 101. Based on these exterior levels,
projected interior noise levels for the Alternative 4 would potentially be as high as 47 dBA Ldn
assuming standard hotel construction methods with the windows closed. Therefore, this impact
would be potentially significant because interior noise levels would exceed 45 dBA Ldn. The
southeastern corner of the proposed hotel that is nearest to Highway 101 would require analysis
for potential sound-rated construction methods, building façade treatments, and mechanical
ventilation systems to maintain interior noise levels at or below acceptable levels. Mitigation
Measure NOISE-1 would need to be implemented for Alternative 4.
Project-Generated Traffic Noise and Cumulative Noise
This alternative would have similar traffic to the proposed project because the same number of
rooms would be provided under this alternative. Traffic-generated noise would be less than
significant.
Operational Noise
Alternative 4 would require the same mechanical equipment as the project design, including
heating, ventilation, and air conditioning systems. The proposed hotel in the Alternative 4 design
would have similar mechanical needs to the proposed project because the same number of rooms
would be provided. However, information regarding the number and type of mechanical units,
locations, size, housing enclosures, and other factors were unknown at the time of this study. The
impacts of mechanical equipment noise on nearby noise-sensitive receptors would need to be

7/11/2015

3-10

CORTE MADERA INN REBUILD REIR

3. NEW ALTERNATIVE

assessed during the final stage of design. This is a potentially significant impact. Mitigation
Measure NOISE-2 identified in the DEIR would need to be implemented for Alternative 4.
Project Construction Noise and Vibration
The phases of construction, equipment to be used, and total duration for Alternative 4 would be
similar to the project design, except that the pond would not be filled. Furthermore, the distance to
the nearest noise-sensitive receptor would be similar. Vibration levels due to construction activities
for Alternative 4 would be less than the significance threshold of 0.3 inches per second Peak
Particle Velocity (in/sec PPV) at the nearest sensitive receptor, and while construction vibration
would at times be perceptible at the receptors, adjacent land uses would not be subjected to
excessive vibrations over extended periods. Assuming construction hours would be limited to
daytime hours only, this impact would be less than significant.
Noise generated by construction activities for Alternative 4 would temporarily elevate noise levels
at adjacent noise-sensitive receptors. On a temporary basis, noise levels are expected to exceed
60 dBA Leq and to be at least 5 dBA Leq above the ambient noise environment. Therefore,
construction noise for Alternative 4 would be potentially significant. The same list of best
management practices from Mitigation Measure NOISE-3 identified in the DEIR would need to be
incorporated into Alternative 4.

Public Services
Impacts of this alternative would be comparable to those of the project because this alternative
would not create a need for new or physically altered fire stations or police facilities, schools, or
recreational facilities.

Transportation/Traffic
Impacts of this alternative would be comparable to those of the project since a similar number of
additional vehicle trips and pedestrian trips would be generated, relative to current conditions. Daily
and peak hour trip generation would be similar to the proposed project because both Alternative 4
and the proposed project would include 187 hotel rooms.
Similar to the proposed project, Alternative 4 would not result in significant impacts on study
highway segments, highway ramps, roadway segments, and intersections.
Like the proposed project, Alternative 4 would result in increased vehicle turning movements into
the site’s driveway, construction-related traffic, and increased pedestrian trips to or across Madera
Boulevard and Tamal Vista Boulevard. Mitigation Measures TRAFFIC-1, TRAFFIC-2, and
TRAFFIC-3 would apply to this alternative.
Similar to project conditions, the sidewalk abutting the project site along Tamal Vista Boulevard
would continue to have cross-slopes and obstructions that are not compliant with Americans with
Disabilities Act (ADA) standards. Mitigation Measure TRAFFIC-4 would apply to this alternative.
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Utilities and Service Systems
Impacts of this alternative would be comparable to those of the project because the alternative 1)
would not require the construction of new water treatment facilities or expansion of existing
facilities, 2) would not require new or expanded water entitlements, 3) would not require or result in
the construction of new wastewater treatment facilities or expansion of existing facilities, 4) would
not exceed wastewater treatment requirements of the applicable Regional Water Quality Control
Board, 5) would not exceed landfill capacity, and 6) would not conflict with federal, state, or local
statutes and regulations related to solid waste.

Energy
Impacts of this alternative would be comparable to those of the project because the alternative 1)
would not require or result in the construction of new sources of energy supplies or additional
energy infrastructure capacity, and 2) would not conflict with applicable energy efficiency policies or
standards.

3.3

ENVIRONMENTALLY SUPERIOR ALTERNATIVE

The CEQA Guidelines require that the “environmentally superior alternative” be identified. If the
environmentally superior alternative is the No Project Alternative, the EIR must also identify an
environmentally superior alternative from among the other alternatives. Table 3-2 provides a
comparison of the alternatives to the proposed project, including the original alternatives evaluated
in the DEIR.
For this project, the No Project Alternative would be the environmentally superior alternative as it
would leave the site unchanged from its existing condition and no new impacts would be created.
However, this alternative would not meet the project objectives. In addition, the EIR must also
identify another alternative as mentioned above.
Alternative 2: Alternative with Retention of the Pond and 147-Room Hotel (101,769 square feet)
would be considered the environmentally superior alternative because of the following:


Alternative 2 would avoid filling the 0.64 acre of jurisdictional waters and could provide for
improved aesthetic, safety, and habitat conditions of this feature. This would require further
study, but could provide for appropriate water circulation and aeration, reconfiguration of the
existing banks to allow for expansion of marshlands for improved natural filtration functions
and habitat values, and native marshland and upland plantings to improve wildlife habitat and
aesthetic conditions for hotel guests and visitors.



Alternative 2 would avoid significant impacts associated with removal of trees of regulated size
under Chapter 15.50 of the Town’s Municipal Code.



Trip generation would be reduced, as would associated air and GHG emissions, as compared
to the proposed project.
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COMPARISON OF IMPACTS OF ALTERNATIVE 4 AND OTHER PROJECT ALTERNATIVES
(AFTER MITIGATION)
PP

ALT 1

No
Project

ALT 2
Retention of
Pond and
147-Room
Hotel

ALT 3
Filling of
Pond and
111-Room
Hotel

ALT 4
Retention
of Pond and
187-Room
Hotel

Proposed
Project

Aesthetics

LTS

LTS-

LTS+

LTS-

LTS+

Air Quality

LTS

LTS-

LTS

LTS

LTS

Biological Resources

LTS

LTS-

LTS-

LTS+

LTS-

Cultural Resources

LTS

LTS-

LTS-

LTS

LTS-

Geology and Soils

LTS

LTS-

LTS

LTS

LTS

Greenhouse Gas Emissions

LTS

LTS-

LTS

LTS

LTS

Hazards and Hazardous Materials

LTS

LTS-

LTS

LTS

LTS

Hydrology and Water Quality

LTS

LTS-

LTS

LTS-

LTS-

Land Use and Planning

LTS

LTS-

LTS-

LTS-

LTS-

Noise

LTS

LTS-

LTS+

LTS-

LTS+

Public Services

LTS

LTS

LTS

LTS

LTS

Transportation/Traffic

LTS

LTS-

LTS

LTS

LTS

Utilities and Service Systems

LTS

LTS

LTS

LTS

LTS

Energy

LTS

LTS

LTS

LTS

LTS

Environmental Issue Area

Notes:

PP = Proposed Project
ALT 1 = No Project Alternative
ALT 2 = Alternative with Retention of the Pond and 147-Room Hotel
ALT 3 = Alternative with Filling in the Pond and 111-Room Hotel
ALT 4 = Alternative with Retention of the Pond and 187-Room Hotel
+ = Greater adverse impact than proposed project
- = Lesser adverse impact than proposed project
Source: A. Skewes-Cox, 2015.
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Susan Smith (Wordsmith): Word Processing
Tom Camara, Tom Camara Graphics: Graphics
Todd Taylor and Bruce Abelli-Amen, Baseline: Hazards, Hydrology and Geology
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APPENDIX A
TABLE 2-2 (SUMMARY OF IMPACTS AND MITIGATION MEASURES)
FROM ORIGINAL DRAFT EIR

APPENDIX A

CORTE MADERA INN REBUILD REIR

PS

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.

11/12/2014

Mitigation Measure

This measure would reduce the potential impact to a less-than-significant level.

The combination of these three measures would reduce the potential impact to a lessthan-significant level .
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.
 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.
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LTS

LTS

Level of Sig.
After
Mitigation

CORTE MADERA INN REBUILD EIR

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.
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.
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.

PS = Potentially Significant; LTS = Less Than Significant; SU = Significant and Unavoidable

PS

Impact

Level of Sig.
Without
Mitigation

SUMMARY OF IMPACTS AND MITIGATION MEASURES

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.

Aesthetics

TABLE 2-2

2. SUMMARY

11/12/2014

Mitigation Measure

BIO-1: Tree removal, landscape grubbing, building demolition, and off-site sewer line

The above procedures shall be included in contract specifications that shall be reviewed
by the Town of Corte Madera prior to issuance of grading and building permits.
AIR-2: The project applicant shall implement Mitigation Measure AIR-1, which would
reduce the impact of construction dust on sensitive receptors to a less-than-significant
level.

AIR-1: The project shall include the following measures recommended by the Bay Area Air
Quality Management District (BAAQMD) (i.e., best management practices) to reduce
construction dust and on-site construction dust emissions:
 All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two times per day.
 All haul trucks transporting soil, sand, or other loose material off-site shall be covered.
 All visible mud or dirt track-out onto adjacent public roads shall be removed using wet
power vacuum street sweepers at least once per day. The use of dry power sweeping is
prohibited.
 All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).
 All roadways, driveways, and sidewalks to be paved shall be completed as soon as
possible. Building pads shall be laid as soon as possible after grading unless seeding or
soil binders are used.
 Idling times shall be minimized either by shutting equipment off when not in use or
reducing the maximum idling time to 5 minutes (as required by the California Airborne
Toxics Control Measure Title 13, Section 2485 of California Code of Regulations
[CCR]). Clear signage shall be provided for construction workers at all access points.
 All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications. All equipment shall be checked by a certified mechanic
and determined to be running in proper condition prior to operation.
 A publicly visible sign shall be posted with the telephone number and person to contact
at BAAQMD regarding dust complaints. This person shall respond and take corrective
action within 48 hours. The BAAQMD’s phone number shall also be visible to ensure
compliance with applicable regulations.
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BIO-1: Special-Status Species. Tree removal, landscape grubbing, and

PS

PS

AIR-2: Existing sensitive receptors could be exposed to substantial
pollutant (dust) concentrations during construction the project.

Biological Resources

PS

Impact

Level of Sig.
Without
Mitigation

SUMMARY OF IMPACTS AND MITIGATION MEASURES

AIR-1: During construction, the project could result in a cumulatively
considerable net increase of criteria pollutants (i.e., fugitive dust) for
which the project region is nonattainment under an applicable national or
state ambient air quality standard.

Air Quality

TABLE 2-2
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LTS

LTS

LTS

Level of Sig.
After
Mitigation

2. SUMMARY
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Mitigation Measure
replacement shall be performed in compliance with the Migratory Bird Treaty Act and
relevant sections of the California Fish and Wildlife Code to avoid loss of nests in active
use. This shall be accomplished by scheduling tree removal, building demolition, and offsite sewer line replacement outside of the bird nesting season (which occurs from
February 1 to August 31) to avoid possible impacts on nesting birds if new nests are
established in the future. Alternatively, if tree removal, building demolition, and off-site
sewer line replacement cannot be scheduled during the non-nesting season (September 1
to January 31), a pre-construction nesting survey shall be conducted. The pre-construction
nesting survey shall include the following:
 A qualified biologist (Biologist) shall conduct a pre-construction nesting bird (both
passerine and raptor) survey within 7 days prior to tree removal, landscape grubbing,
building demolition, and/or off-site sewer line replacement.
 If no nesting birds are observed, no further action is required and tree removal,
landscape grubbing, and building demolition shall occur within 7 days of the survey to
prevent take of individual birds that could begin nesting after the survey.
 Another nest survey shall be conducted if more than 7 days elapse between the initial
nest search and the beginning of tree removal, landscape grubbing and building
demolition.
 If any active nests are encountered, the Biologist shall determine an appropriate
disturbance-free buffer zone to be established around the nest location(s) until the
young have fledged. Buffer zones vary depending on the species (i.e., typically 75 to
100 feet for passerines and 300 feet for raptors) and other factors such as ongoing
disturbance in the vicinity of the nest location. If necessary, the dimensions of the buffer
zone shall be determined in consultation with the California Department of Fish and
Wildlife.
 Orange construction fencing, flagging, or other marking system shall be installed to
delineate the buffer zone around the nest location(s) within which no constructionrelated equipment or operations shall be permitted. Continued use of existing facilities
such as surface parking and site maintenance may continue within this buffer zone.
 No restrictions on grading or construction activities outside the prescribed buffer zone
are required once the zone has been identified and delineated in the field and workers
have been properly trained to avoid the buffer zone area.
 Construction activities shall be restricted from the buffer zone until the Biologist has
determined that young birds have fledged and the buffer zone is no longer needed.
 A survey report of findings verifying that any young have fledged shall be submitted by

PS = Potentially Significant; LTS = Less Than Significant; SU = Significant and Unavoidable

Level of Sig.
Without
Mitigation

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Impact
building demolition associated with the project could result in the loss of
bird nests in active use, which would be a violation of the federal
Migratory Bird Treaty Act (MBTA).

TABLE 2-2

2. SUMMARY

Impact

Mitigation Measure
the Biologist for review and approval by the Town of Corte Madera prior to initiation of
any tree removal, landscape grubbing, building demolition, and other construction
activities within the buffer zone. Following written approval by the Town, tree removal
and construction within the nest-buffer zone may proceed.
BIO-2: Tree removal and building demolition shall be coordinated to ensure no loss of any
bat roosts in active use. This shall be accomplished in the following way:
 A qualified bat biologist (Biologist) shall conduct a focused survey prior to building
demolition and/or tree removal to determine whether any bat roosting activity is present
on the site, including any location used for either winter hibernation or maternity roosts .
The survey shall focus on attic and roof spaces of existing structures, cavities and
exfoliating bark of mature trees, and other locations with a potential for use by bats. The
focused survey shall remain valid for a period of 1 year, given the potential for
establishing a new roost(s), and preconstruction surveys may be required depending on
the timing of the focused survey in relation to building demolition and/or tree removal,
as specified below.
 If any evidence of active bat roost(s)are encountered during the focused survey,
building demolition and/or tree removal shall not take place until a Bat Monitoring and
Exclusion Plan (BMEP) has been prepared by the Biologist. The BMEP shall define
method(s) for bat exclusion, any required construction restrictions and monitoring
activities to ensure no loss of bats and any appropriate buffer zone around the roost
location, if necessary. The BMEP shall be prepared in coordination with the California
Department of Fish and Wildlife (CDFW) and reviewed and approved by the Town prior
to implementation, and the Biologist shall monitor all exclusion activities and ensure any
required exclusion has been successful.
 Any required exclusion actions defined in the BMEP shall occur either prior to or after
the hibernation season for hibernacula (November 1 through March 31) or after the
nursery season for maternity roosting colonies (April 1 through August 31), and
following confirmation by Biologist that the hibernacula and/or maternity roost(s) are no
longer essential for survival.
 If any active roost(s) is encountered, the Biologist shall specify in the BMEP an
appropriate disturbance-free buffer zone to be established until the required exclusion
has been accomplished. Buffer zones vary depending on location, species, and other
factors such as ongoing disturbance in the vicinity of the roost location.
 Orange construction fencing, flagging, or other marking system shall be installed under
the supervision of the Biologist to delineate the buffer zone around the roost location(s)

11/12/2014
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BIO-2: Special-Status Species. Building demolition could result in loss of
special-status bats if roosting in existing buildings or mature trees.
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Mitigation Measure
within which no construction-related equipment or operations shall be permitted.
Continued use of existing facilities such as surface parking and site maintenance may
continue within this buffer zone.
No restrictions on grading or construction activities outside the prescribed buffer zone
are required once the zone has been identified and delineated in the field and workers
have been properly trained to avoid the buffer zone area.
Construction activities shall be restricted from the buffer zone until the Biologist has
completed the required exclusion as defined in the BMEP and approval to perform
building demolition and/or tree removal within the buffer zone obtained in writing from
the Town, as specified below.
If an active maternity roost(s) of a special-status bat species is encountered, the BMEP
shall specify that it not be disturbed until vacated and juveniles have fledged, as
determined by the Biologist. Once all young have fledged and access has been
adequately excluded from the roost location, the building demolition and/or tree removal
may proceed.
If an active maternity roost(s) of a special-status bat species is encountered, the
Biologist shall consult with the CDFW to determine appropriate compensatory mitigation
and any required mitigation defined as part of the BMEP. This may include installation
of species-appropriate replacement roosting habitat (e.g., bat boxes) on trees to be
retained on the site.
A new focused survey shall be conducted if building demolition and/or tree removal
does not occur within 1 year of conducting the field inspection to determine presence or
absence of any bat roost(s).
If building demolition and/or tree removal does not occur outside the hibernation and
nursery season (from September 1 through September 31), and more than 60 days has
passed since the initial focused survey was conducted, a preconstruction survey shall
also be conducted by the Biologist no more than 30 days prior to building demolition
and/or tree removal to confirm that no new hibernacula or maternity roosting colonies
have become established since the initial focused survey was conducted. If a new
active roost(s) is encountered during the preconstruction survey, the above provisions
and procedures shall apply to the new roost location as well.
A survey report of findings from implementing the BMEP shall be submitted by the
Biologist for review and approval by the Town of Corte Madera prior to initiation of any
tree removal, building demolition or other construction activities within the buffer zone.
The survey report shall verify that any roosting bats have been successfully excluded

PS = Potentially Significant; LTS = Less Than Significant; SU = Significant and Unavoidable

TABLE 2-2

2. SUMMARY

Impact

Mitigation Measure
from the roost location, and appropriate alternative roost habitat has been installed, if
necessary. Following written approval by the Town, building demolition, tree removal
and construction within roost-buffer zone may proceed.
BIO-3a: A Wetland Protection and Replacement Program (WPRP) shall be prepared by a
qualified wetland specialist and implemented to provide compensatory mitigation for the
proposed fill of 0.64 acre of jurisdictional waters on the site, and any other areas of
jurisdictional waters affected by the project, and to ensure compliance with Town policies
related to wetland protection and mitigation. The WPRP shall contain the following
components:
 If on-site avoidance of jurisdictional waters is not feasible, the WPRP shall provide
compensatory mitigation at a minimum 2:1 ratio (ratio of mitigation acreage or credits to
affected jurisdictional waters), subject to the review and approval by the Town and
regulatory agencies. In 2002, the applicant purchased 1.20 acres of wetlands credits
from the Burdell Ranch Wetlands Conservation Bank. An additional 1/10th of an acre
mitigation credit is needed to achieve the full 2:1 ratio under the Wetlands Protection
and Replacement Program.
 Orange construction fencing shall be installed at the edge of adjacent jurisdictional
waters to be preserved, specifically the drainage ditch along the west side of Highway
101, to ensure no disturbance to this feature. An encroachment permit from Caltrans
may be required to remove the existing culvert with slide gate that connects the existing
on-site pond to the drainage ditch and restore the area to natural conditions.
 A qualified biologist/restoration specialist shall be available during construction to
provide situation-specific avoidance measures during removal of existing culverts and
other facilities that connect hydrologically to adjacent jurisdictional waters, such as the
30-inch pipe that connects to Lagoon #1 and the culvert with slide gate at the
northeastern edge of the existing pond that connects to the drainage ditch along the
west side of Highway 101.
 Any areas disturbed as part of pond filling and culvert removal shall be restored to
prevent erosion and contamination of nearby receiving waters. This shall include
required revegetation of the adjacent drainage ditch along the west side of Highway 101
if the bank is disturbed during removal of the existing culvert (with slide gate) that
connects to the on-site pond. If the culvert that connects to the adjacent ditch is to be
removed, monitoring shall be provided for a minimum of 3 years to ensure the disturbed
area is successfully revegetated. Annual monitoring reports shall be provided to the
Town and resource agencies before December 31 of each monitoring year,
summarizing the status of revegetation efforts, and any maintenance activities

11/12/2014
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BIO-3: Regulated Waters. Proposed development would result in filling of
the existing pond, eliminating an estimated 0.64-acre of jurisdictional
waters on the site.
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Impact

BIO-5a: The applicant shall comply with the provision of Chapter 15.50 of the Town
Municipal Code regarding proposed tree removal and requirements for adequate
protection of trees to be preserved and replacement tree plantings. A Tree Protection,
Removal and Replacement Plan (TPRRP) shall be prepared by the applicant and
submitted for review and approval by the Town. Trees to be removed shall be replaced at
a minimum 2:1 ratio for 15-gallon sized plantings, or as determined by the Town based on
size of replacement plantings and other criteria. As part of the TPRRP, a certified arborist
shall be responsible for defining appropriate tree avoidance and protection measures to
ensure that trees to be preserved are not damaged during construction. Further review
shall be provided by the Town to verify adequate replacement tree plantings, refine tree

11/12/2014
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Mitigation Measure
performed or required. Photographs of the location from either side of the treatment
area shall be included. Maintenance and monitoring shall continue until the area is
completely revegetated with a minimum of 80 percent absolute cover.
 Authorization for modifications to jurisdictional waters on the site shall be obtained by
the applicant from the U.S. Army Corps of Engineers (Corps) under Section 404 of the
Clean Water Act, the Regional Water Quality Control Board (RWQCB) under Section
401 of the Clean Water Act, and the California Department of Fish and Wildlife (CDFW)
under Section 1602 of the State Fish and Game Code.
 All legally required permits or other authorizations shall be obtained by the applicant
from the U.S. Fish and Wildlife Service (USFWS), National Marine Fisheries Service
(NOAA Fisheries), and CDFW for the potential “take” of protected species under the
federal and California Endangered Species Acts, if required. Although considered
unlikely given the absence of suitable habitat for state- or federal-listed special-status
species, the resource agencies make the determination on the need for any
consultation or incidental take permits.
 Proof that all appropriate authorizations have been secured from the Corps, RWQCB,
and CDFW and that adequate mitigation credits have been purchased shall be
furnished to the Town prior to the issuance of a grading permit.
BIO-3b: To address potential indirect impacts on water quality and downgradient receiving
waters in the vicinity of the site, the applicant shall implement best management practices
(BMPs) under the Storm Water Pollution Prevention Plan (SWPPP) called for in Mitigation
Measure HYDRO-1a and the Stormwater Control Plan (SCP) called for in Mitigation
Measure HYDRO-1b.
BIO-4: Mitigation Measures BIO-1, BIO-2, and BIO-3a shall be implemented.

PS = Potentially Significant; LTS = Less Than Significant; SU = Significant and Unavoidable
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SUMMARY OF IMPACTS AND MITIGATION MEASURES

BIO-4: Wildlife Movement Opportunities. The project could interfere with
bird nests, bat roosts, or the movement of migratory birds.
BIO-5: Conformance with Local Plans and Policies. Proposed
development has the potential to conflict with local regulations related to
tree protection and the intent of relevant policies in the Corte Madera
General Plan related to wetlands.

TABLE 2-2

2. SUMMARY

PS

CULTURAL-2: The project could directly or indirectly destroy a UNIQUE
paleontological resource or site by unearthing or otherwise displacing
fossils that may occur below Holocene landforms underlying the project
site.

“Should paleontological resources be encountered during project subsurface
construction activities, all ground-disturbing activities within 25 feet shall be redirected
and a qualified paleontologist contacted to assess the situation, consult with agencies
as appropriate, and make recommendations for the treatment of the discovery. If the
resources are found to be significant, and they cannot be avoided by project activities,
adverse effects on such resources shall be mitigated. Mitigation may include
monitoring, recording of the fossil locality, data recovery and analysis, a final report,
and accessioning of the fossil material and technical report to a paleontological
repository. Public educational outreach may also be appropriate. Upon completion of
the assessment, a report documenting methods, findings, and recommendations shall

CULTURAL-1: The applicant shall complete a geoarchaeological testing program at the
project site prior to issuance of a grading permit by the Town. The testing program shall be
designed to 1) characterize the subsurface paleoenvironmental conditions of the project
site, including the age and composition of stratigraphic units; 2) assess the presence/or
absence of archaeological deposits underlying the project site; and 3)produce a report of
findings that includes recommendations for further study of archaeological resources, as
appropriate. These recommendations may include archaeological monitoring of areas
where there is a potential to encounter buried archaeological deposits during construction
or additional excavation to recover and study buried archaeological deposits. The
Federated Indians of Graton Rancheria will be contacted in the event that archaeological
deposits are unearthed. The Town shall ensure that the recommendations of the report of
findings are followed as a condition of the project’s grading permit.
CULTURAL-2: Prior to project approval, the City shall ensure that the following compulsory
specification be included in the project construction contract plans:

Mitigation Measure
preservation and protection guidelines, and determine whether soil amendment and other
requirements are necessary for successful establishment and long-term tree health. This
shall occur prior to issuance of grading permits.
BIO-5b: Implementation of Mitigation Measures BIO-3a and BIO-3b would ensure
adequate mitigation is provided for the loss of 0.64 acre of jurisdictional waters on the site,
that protection and restoration of nearby waters is provided by the project, and that
required authorizations are secured by regulatory agencies with evidence of compliance
provided to the Town prior to issuance of a grading permit. These measures would
collectively ensure that the proposed project complies with the relevant provision in the
Town’s General Plan and Municipal Code related to jurisdictional waters.
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CULTURAL-1: The project could cause a substantial adverse change in
the significance of an archaeological resource pursuant to Section
15064.5 by unearthing or otherwise displacing archaeological deposits
that may occur below the Holocene Bay Mud underlying the project site.
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Cultural Resources
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PS

GEO-2: Development of the project could expose future site workers and
patrons to significant geologic hazards, including hazards related to
lateral spreading, slope instability, liquefaction, and differential and total
settlement.

PS

HAZ-1: As a condition of approval for project construction and demolition permits, a
hazardous building materials survey shall be conducted by a qualified and licensed
professional for all structures proposed for demolition or renovation as part of the project.
Prior to demolition, all loose and peeling lead-based paint and asbestos-containing
material (ACM) shall be abated by a certified contractor in accordance with local, state,
and federal requirements. All other hazardous materials shall be removed from buildings
prior to demolition in accordance with California Division of Occupational Safety and
Health (DOSH) and California Department of Toxic Substances Control (DTSC)
regulations. All hazardous materials removed or abated shall be disposed of off-site at a
permitted disposal facility in accordance with applicable laws and regulations. The
completion of the abatement activities shall be documented by a qualified environmental

GEO-1: As a condition of approval for any grading or construction permits for the project, a
design-level geotechnical review shall be prepared by a licensed professional and
submitted to the Town Engineer for review and approval. The geotechnical review shall
verify that the project plans incorporate the recommendations for design contained in the
preliminary geotechnical report, the current California Building Code (CBC), and other
applicable design standards. All design measures, recommendations, design criteria, and
specifications set forth in the design-level geotechnical review shall be implemented as a
condition of project approval.
GEO-2: Implementation of Mitigation Measure GEO-1, requiring a design-level
geotechnical review as a condition of approval for grading and construction permits, would
reduce potential geologic impacts to less-than-significant levels. No additional mitigation is
required.
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Mitigation Measure
be prepared and submitted to the Town for review, and (if paleontological materials are
recovered) a paleontological repository, such as the University of California Museum of
Paleontology.”
CULTURAL-3: Mitigation Measure CULTURAL-1 shall be implemented, and the project
shall comply with Section 7050.5 of the California Health and Safety Code.

PS = Potentially Significant; LTS = Less Than Significant; SU = Significant and Unavoidable

HAZ-1: The project could expose the public or the environment to risks
from reasonably foreseeable releases of hazardous materials during
building demolition.

Hazards and Hazardous Materials

The project would not result in any potentially significant greenhouse gas impacts.

Greenhouse Gas Emissions

PS

GEO-1: Development of the project could expose future site workers and
patrons to significant seismic hazards, including strong seismic ground
shaking and seismic-related ground failure, including liquefaction.

Geology and Soils

PS

Level of Sig.
Without
Mitigation

SUMMARY OF IMPACTS AND MITIGATION MEASURES

CULTURAL-3: The project could disturb human remains, including those
interred outside of formal cemeteries. These remains may be associated
with archaeological deposits that may underlie the project site.

TABLE 2-2

2. SUMMARY

Impact

PS

Mitigation Measure HYDRO-1b: As a condition of approval for all grading and construction
permits for the project site, the applicant shall prepare and implement a Stormwater
Control Plan (SCP) for the project site consistent with all requirements of the Marin County

The SWPPP shall include a construction site monitoring program that identifies
requirements for dry weather visual observations of pollutants at all discharge locations,
and as appropriate, depending on the proposed project Risk Level, sampling of the site
effluent and receiving waters (receiving water monitoring is only required for some Risk
Level 3 dischargers). If the proposed project is Risk Level 2 or 3, the project applicant shall
also include requirements for Rain Event Action Plans as part of the SWPPP; a Rain Event
Action Plan is a written document that must be prepared within 48 hours of any likely
precipitation event, describing actions that will be implemented to protect all exposed
portions of the site from the predicted precipitation. BMPs shall include measures for dust
control, erosion prevention, sediment control, construction vehicle traffic controls and tire
washes, and material storage, spill prevention, and housekeeping protocols. (LTS)

The SWPPP shall be prepared by a qualified stormwater professional (QSP). The SWPPP
shall include the minimum best management practices (BMPs) required in Attachment C
for Risk Level 1 discharges, Attachment D for Risk Level 2 dischargers, or Attachment E
for Risk Level 3 dischargers (as applicable, based on final determination of the proposed
project’s Risk Level status [to be determined as part of the Notice of Intent for coverage
under the Construction General Permit]). BMP implementation shall be consistent with the
BMP requirements in the most recent version of the California Stormwater Quality
Association Stormwater Best Management Handbook-Construction or similar guidance.
BMPs shall include all measures necessary to prevent sediment from the project site pond
from being discharged during drainage.

HYDRO-1a: Consistent with the requirements of the statewide Construction General
Permit, the project applicant shall prepare and implement a Storm Water Pollution
Prevention Plan (SWPPP) designed to reduce impacts on surface water quality through
the project construction period.

Mitigation Measure
professional and submitted to the Town with applications for issuance of demolition and
construction permits.
HAZ-2: Implementation of Mitigation Measure HAZ-1, which would require abatement of
hazardous building materials prior to demolition, would reduce this potential impact to a
less-than-significant level. No additional mitigation is required.
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HYDRO-1: Construction and operation of the proposed project could
adversely affect stormwater quality, resulting in a violation of water
quality standards.

Hydrology and Water Quality

PS
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HAZ-2: During building demolition, the project could result in emissions of
hazardous materials within ¼-mile of a school.
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PS

NOISE-1: The following mitigation measures shall be incorporated into the project:
 A qualified acoustical consultant shall review the final site plan, building elevations, and
floor plans prior to construction to calculate expected interior noise levels. Building
facades with a view of U.S. Highway 101 would require analysis for potential soundrated construction methods and building façade treatments to maintain interior noise
levels at or below acceptable levels. These treatments would include, but are not limited
to, sound-rated windows, sound-rated wall constructions, acoustical caulking, and
sound-insulating ventilation systems. A preliminary review of the building floor plans and
elevations indicates that windows with a minimum Sound Transmission Class (STC)
rating of 26 to 32 would be needed at units having direct line-of-sight to U.S. Highway
101. The specific determination of what noise insulation treatments are necessary shall
be conducted on a room-by-room basis during final design of the project. Results of the
analysis, including the description of the necessary noise control treatments, shall be
submitted to the Town along with the building plans and approved design prior to
issuance of a building permit.

LAND-1: Refer to mitigation measures for the topics of aesthetics, biological resources,
cultural resources, geology, hazards, hydrology, noise, transportation, and utilities that
would reduce potential policy conflicts.
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Mitigation Measure
Stormwater Pollution Prevention Program (MCSTOPP) and the MS4 National Pollutant
Discharge Elimination System (NPDES) Permit. The SCP shall include, but not be limited
to, BMPs designed into project features and operations to reduce potential impacts to
surface water quality and to manage changes in the timing and quantity of runoff
associated with development of the project site. The BMPs shall include Low Impact
Development (LID) measures, such as minimizing disturbed areas and impervious cover
and then infiltrating, storing, detaining, evapotranspiring, and/or biotreating stormwater
runoff close to its source, to the maximum extent practicable. Funding for the maintenance
of all BMPs for the life of the proposed project shall be specified.
HYDRO-2: Prior to issuance of construction and grading permits for the project site, the
applicant shall submit verification that project design complies with Corte Madera
Municipal Code Chapter 16.10, as modified by proposed Federal Emergency Management
Agency (FEMA) tidal elevation changes and that all finished floors for the project are
located at an elevation of at least 1 foot above the revised 100-year base flood elevation.

PS = Potentially Significant; LTS = Less Than Significant; SU = Significant and Unavoidable

NOISE-1: Future commercial hotel uses developed at the project site
would be exposed to exterior noise levels ranging from under 60 to 69
dBA Ldn. The resulting interior noise levels would be expected to exceed
the Town’s interior noise guideline of 45 dBA Ldn without the
incorporation of noise insulation features into the project’s design. The
proposed project would, therefore, expose people to noise levels in
excess of the Town’s established guidelines.

Noise

LAND-1: The project could conflict with some policies of the Town’s
General Plan.

Land Use and Planning

PS

Level of Sig.
Without
Mitigation

SUMMARY OF IMPACTS AND MITIGATION MEASURES

HYDRO-2: Development of the project would place housing within a 100year flood hazard area, which could impede or redirect flood flows and
could expose future workers and patrons to a significant risk from flood
hazards.

TABLE 2-2

2. SUMMARY

PS

NOISE-3: Project construction could result in a substantial temporary
increase in noise. The proposed project would result in a substantial
temporary or periodic increase in ambient noise levels in the project
vicinity above levels existing without the project.

11/12/2014

Mitigation Measure

The combination of the above measures would reduce this impact to a less-thansignificant level.
NOISE-2: Due to the number of variables inherent in the mechanical equipment needs of
the project (number and type of units, locations, size, housing or enclosures, etc.), the
impacts of mechanical equipment noise on nearby noise-sensitive uses shall be assessed
during the final stage of project design. Design planning shall take into account the noise
criteria associated with such equipment and use site planning to locate equipment in less
noise-sensitive areas, where feasible. Other controls could include, but shall not be limited
to, fan silencers, enclosures, and screen walls.
An acoustical study shall be prepared during final project design to evaluate the potential
noise generated by building mechanical equipment and to identify the necessary noise
controls that are included in the design to meet the Town’s 55 dBA Lmax daytime and 50
dBA Lmax nighttime noise limits. The study shall be submitted to the Town of Corte Madera
Building Department for review and approval prior to issuance of any building permits.
Implementation of these mitigation measures would reduce this impact to a less-thansignificant level.
NOISE-3: The following best management practices shall be incorporated into the project:
 Pursuant to the Town of Corte Madera General Plan Municipal Code, restrict noisegenerating activities at the construction site or in areas adjacent to the construction site
to the hours of 7:00 AM to 5:00 PM, Monday through Friday, and to the hours of 10:00
AM to 5:00 PM, Saturday and Sunday. Construction shall be prohibited on legal
holidays.
 Equip all internal combustion engine driven equipment with intake and exhaust mufflers
that are in good condition and appropriate for the equipment.
 Strictly prohibit unnecessary idling of internal combustion engines.
 Locate stationary noise-generating equipment, such as air compressors or portable
power generators, as far as possible from sensitive receptors. Construct temporary
noise barriers to screen stationary noise-generating equipment when located near
adjoining sensitive land uses. Temporary noise barriers could reduce construction noise
levels by 5 dBA.
 Use “quiet” air compressors and other stationary noise sources where technology

mechanical ventilation for all hotel rooms, so that windows could be kept closed at the
discretion of the occupants.

 Building sound insulation requirements shall include the provision of forced-air
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NOISE-2: The project could generate noise in excess of the Town’s
exterior noise guidelines. The proposed project would, therefore, expose
people to and generate noise levels in excess of the Town’s established
guidelines.

TABLE 2-2
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LTS

LTS

Level of Sig.
After
Mitigation

2. SUMMARY

Impact

PS

TRAFFIC-2: The project would add construction-related vehicle trips,
including truck trips, to Town of Corte Madera, City of Larkspur, and other
jurisdictional roadways, creating potential temporary traffic hazards.

TRAFFIC-1: The project shall contribute to fund a study of potential multimodal access and
circulation enhancements along Madera Boulevard between and including the Tamal Vista
Boulevard/Council Crest Drive intersection and the Highway 101 ramps. The study shall
be overseen by the Town of Corte Madera and shall be completed within 12 months. The
study shall identify multimodal enhancements and an applicable funding program to
ensure the improvements are completed within a specified time period. The applicant shall
contribute to the needed improvements based on the results of the recommended study.
TRAFFIC-2: The project shall abide by the Town of Corte Madera’s provisions regarding
transportation and parking management during demolition and construction activities. In
addition, the project applicant shall develop a demolition/construction traffic management

SVCS-1: The project shall comply with all applicable mitigation measures identified in this
EIR. Compliance with these measures would ensure that the impact of recreational
facilities included in the project would be reduced to a less-than-significant level.











11/12/2014

2-16

LTS

LTS

LTS

Level of Sig.
After
Mitigation

CORTE MADERA INN REBUILD EIR

Mitigation Measure
exists.
Route all construction traffic to and from the project site via designated truck routes,
where possible. Prohibit construction-related heavy truck traffic in residential areas,
where feasible.
Control noise from construction workers’ radios to a point where they are not audible at
existing residences bordering the project site.
Require the contractor to prepare and submit to the Town for approval a detailed
construction plan identifying the schedule for major noise-generating construction
activities.
Designate a “disturbance coordinator,” who would be responsible for responding to any
local complaints about construction noise. The disturbance coordinator shall determine
the cause of the noise complaint (e.g., starting too early, bad muffler, etc.) and shall
require that reasonable measures warranted to correct the problem be implemented.
Conspicuously post a telephone number for the disturbance coordinator at the
construction site and include in it the notice sent to neighbors regarding the construction
schedule.
With the incorporation of these practices, the noise impact resulting from project
construction would be reduced to a less-than-significant level.

PS = Potentially Significant; LTS = Less Than Significant; SU = Significant and Unavoidable

PS

TRAFFIC-1: The project would result in increased vehicle turning
movements into the site’s driveway, contributing to multiple turning
movements into several closely spaced driveways along Madera
Boulevard.

Transportation/Traffic

PS

Level of Sig.
Without
Mitigation

SUMMARY OF IMPACTS AND MITIGATION MEASURES

SVCS-1: The project would include recreational facilities that might have
an adverse physical effect on the environment.

Public Services

TABLE 2-2

2. SUMMARY

Compliance with these measures would ensure that the impact of the Monona Drive sewer
improvements would be reduced to a less-than-significant level.

To mitigate the environmental impact of the Monona Drive sewer system improvements,
the project shall comply with all applicable mitigation measures identified in this EIR.

UTIL-1: The project applicant shall advance funding for improvements to the sewer system
in Monona Drive. The Town and applicant shall enter into the Town's standard form
reimbursement agreement so that future development contributing to the need for these
sewer improvements shall pay its fair share of the costs of said improvements. The
applicant shall, to the extent actually collected from future development, be reimbursed for
the amount exceeding the project's fair share of the costs of said sewer improvements.
The Town shall verify that the sewer improvements have been completed before issuing
occupancy permits for the project.

Mitigation Measure
plan, defining hours of operation, specified truck routes, and construction parking
provisions. The plan shall be approved by the Town of Corte Madera Public Works
Department prior to the issuance of grading or building permits.
TRAFFIC-3: To encourage pedestrians to cross Madera Boulevard at the Tamal Vista
Boulevard/Council Crest Drive crosswalk (instead of at a uncontrolled midblock location),
the project shall install a pedestrian barrier between the sidewalk adjacent to the project
site and the roadway curb, along with signs directing pedestrians to the intersection’s
crosswalk. In addition, the project shall contribute to pedestrian-related improvements at
the Tamal Vista Boulevard/Madera Boulevard/Council Crest Drive intersection, including
refreshing the high-visibility crosswalks, installing advance limit lines/stop bars, and
upgrading all of the intersection’s curb ramps to be ADA-compliant. The project shall also
modify the curb ramp adjacent to the west side of the site’s western driveway to bring it in
compliance with ADA standards.
TRAFFIC-4: The project applicant shall remove the obsolete driveway within the Tamal
Vista Boulevard sidewalk and replace it with standard curb, gutter and sidewalk. The
project applicant also shall remove the sidewalk’s tripping hazards by grinding or replacing
sections of the sidewalk. The sidewalk shall be widened and its effective width and crossslope shall abide or exceed with ADA standards prior to issuance of an occupancy permit.
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The project would not have any potentially significant impacts related to energy.

Energy

UTIL-1: The project would require construction of new wastewater
facilities that may have significant environmental effects.

PS

PS

TRAFFIC-4: The project would increase pedestrian traffic along Tamal
Vista Boulevard, where the sidewalk abutting the project site has crossslopes and obstructions that do not comply with Americans with
Disabilities Act (ADA) standards.

Utilities and Service Systems

PS

Impact

Level of Sig.
Without
Mitigation

SUMMARY OF IMPACTS AND MITIGATION MEASURES

TRAFFIC-3: The project would increase the level of pedestrian use,
including the number of pedestrians crossing Madera Boulevard, possibly
resulting in unsafe pedestrian conditions.
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APPENDIX B
MULTIMODAL DESIGN IMPROVEMENTS FOR MADERA BOULEVARD

APPENDIX B
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APPENDIX B
Multimodal Design Improvements for Madera Boulevard
(Between Highway 101 Ramps and Tamal Vista Boulevard/Council Crest Drive)

Purpose
Madera Boulevard, between the U.S. Highway 101 ramps and the Tamal Vista Boulevard/Council Crest
Drive intersection, is approximately 500 feet long, has five vehicular travel lanes including a center two-way
left-turn lane, and has six driveways (three on each side). Multiple left- and right-turning movements occur
at the following locations:


Along Madera Boulevard into and from the Town Center and the Chevron gasoline station to the south;



Into and from TD Ameritrade and the Corte Madera Inn to the north;



At the four-legged intersection with Tamal Vista Boulevard/Council Crest Drive to west; and



To and from the U.S. Highway 101 ramps.

Due to the number of driveways and their locations relative to one another, the Tamal Vista Boulevard/
Council Crest Drive intersection, and the ramps, numerous vehicle merging, weaving, diverging, and
turning movements result. In addition, there are potential conflicts between vehicles. See attached “Existing
Conditions” plan (Figure B1).
The Corte Madera Inn applicant is proposing reconstruction of the hotel to provide additional rooms, which
would add traffic to the Madera Boulevard corridor. The project would consolidate the site’s two existing
driveways into one driveway, located just east of the current western driveway. While the driveway
consolidation would reduce the number of potential conflict points, the proposed project would increase the
number of vehicle turning movements along Madera Boulevard by 7 to 10 percent during weekday peak
periods, potentially affecting traffic safety on the local street system.
The purpose of the proposed multimodal design improvements is to improve existing multimodal access
and circulation, as well as conditions that would result with additional project traffic.
Methods
The development of design concepts entailed field reviews and measurements; review of peak hour vehicle
turning movements to and from each driveway, the intersection and the ramps; observations of motorist,
pedestrian, and bicyclist behaviors; and consideration of best practice design measures. Conceptual
designs were developed using scaled aerial images and appropriate design guidelines and standards. The
conceptual designs were reviewed with Town of Corte Madera Public Works staff, and are recommended
to address existing and future traffic, pedestrian, and bicycle circulation and access.
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Recommendations
Short-term recommendations, which are those that should be funded as part of the proposed hotel project,
are shown on the attached “Short-Term” plan (Figure B2). The improvements consist of the following:


Extended roundabout on Madera Boulevard to minimize vehicular turning conflicts into and from the
Town Center, Corte Madera Inn, and TD Ameritrade driveways. All vehicle movements into and out of
the extended roundabout would be made via right turns, and vehicles already within the roundabout
would have the right-of-way (i.e., entering vehicles would yield to vehicles traveling within the
roundabout). Vehicular turning movement delays would be reduced compared to current conditions.



Slight reconfiguration of the Madera Boulevard/Tamal Vista Boulevard/Council Crest intersection to
enhance vehicular, pedestrian, and bicycle safety; removing the existing “pork chop” island, extending
Madera Boulevard’s curb, converting the free-flow northbound right turn to a stop sign-controlled
movement, extending the northbound bicycle lane to the intersection, and adding stop bars and new
pavement markings, and upgrading curb ramps to comply with the Americans with Disabilities Act
(ADA). These improvements would improve multimodal conditions.

A potential longer-range plan for the Madera Boulevard/Tamal Vista Boulevard/Council Crest intersection
was also developed, as shown on the attached “Long-Term” plan (Figure B3). Although not related to the
proposed Corte Madera Inn project, in the long term, a modern roundabout at the intersection would reduce
the potential for multimodal conflicts, as well as decrease vehicular delays and queuing.
The plans are conceptual and additional design work will be required.
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