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CORTE MADERA TOWN COUNCIL
STAFF REPORT
REPORT DATE:
MEETING DATE:

JULY 15, 2016
JULY 19, 2016

TO:

TOWN MANAGER, MAYOR AND COUNCIL MEMBERS

FROM:

ADAM WOLFF, DIRECTOR OF PLANNING AND BUILDING

SUBJECT:

REVIEW AND POSSIBLE ACCEPTANCE OF THE DRAFT TAMAL VISTA
CORRIDOR STUDY REPORT, INCLUDING POLICY RECOMMENDATIONS

APPLICABILITY: TAMAL VISTA CORRIDOR STUDY AREA - AREA BOUND BY
MADERA BOULEY ARD TO THE SOUTH, TAMAL VISTA
BOULEYARD TO THE WEST, WORNUM ORNE TO THE NORTH,
AND HIGHWAY 101 TO THE EAST.

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

The Corte Madera Town Council is conducting a public meeting to review the Draft Tamal
Vista Corridor Study Report, receive public comment, and consider accepting the report,
including its recommendations to guide land use policy along the Tamal Vista Corridor.
The review and acceptance of the report by the Town Council would not in itself change or
affect any land use regulations. It is expected that an application by the Planning
Department to amend the Corte Madera Zoning Ordinance will follow the Town Council
review of the Study report. Proper noticing and public hearings will be required at both the
Planning Commission and Town Council at that time to review any proposed regulatory
changes. These public hearings are expected to be held in September and October.
STAFF RECOMMENDATION:

Staff recommends that the Town Council review the Study, Planning Commission
comments, and staffs recommendations, receive public comment, make modifications as
necessary to the report's recommendations, accept the report, and direct staff to prepare
zoning ordinance amendments for Planning Commission review.
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TOWN MANAGER'S RECOMMENDATION:

Support staff recommendations.
FISCAL IMPACT:

The acceptance of the report will not have an impact on the Town's General Fund. The
preparation of a zoning ordinance amendment to implement the recommendations outlined
in the report will require significant staff time and costs associated with the preparation of
environmental review (CEQA) documents by an environmental consultant.
BACKGROUND and DISCUSSION:

The Draft Tamal Vista Corridor Study Report contains detailed background and analysis
related to the purpose and goals of the Study, the extensive community outreach conducted
and feedback received, and analysis of existing conditions.
The draft Study
recommendations are listed in Chapter 5 on pages 26-33 and a short explanation of the
intent and rationale is included to provide the reader with important context. The full
Study is attached (Attachment I) and can be accessed at the following web address:
http://www.townofcortemadera.org/579/Tamal-Vista-Corridor-Study.
As discussed in the report, the recommendations stem from the Planning Principles that
were derived from public comment during staff and M-Group's community outreach
efforts.
TRAFFIC
Throughout the Study process, concerns related to vehicular traffic, in and around the Study
area, were cited as one of the most significant issues that should be addressed. As noted in
response to such concerns, the specific focus of this Study - centered around creating new
zoning and land use regulations for the private property subject to the moratorium - can
recommend measures in conjunction with new development intended to facilitate greater
non-vehicular trips and ensure that development of property will not significantly
exacerbate existing conditions, but cannot solve multi-jurisdictional and regional traffic
problems that may already exist.
Nonetheless, in an effort to recognize and address the larger concerns about traffic that have
been raised, staff has worked with the Public Works Department to identify the various
efforts that the Town and others are undertaking or which are planned to help improve
existing and future circulation conditions in the area of the Tamal Vista Corridor.
Attachment 2 contains a list of these various efforts. While significant funding gaps
remain for the completion of many of these projects, and therefore it is not known if
implementation will be successful, these projects are being actively pursued.
Additionally, any proposed changes to the zoning ordinance that follow the Tamal Vista
Corridor Study Report will need to be analyzed in accordance with CEQA for its effect on
transportation/traffic. As noted during public meetings and in Appendix 8 of the Study,
given that the Corridor contains existing commercial uses and already allows commercial
2

2 of 116

development at .34 FAR, the proposed changes may be relatively neutral with respect to
vehicular traffic.
PLANNING COMMISSION COMMENTS

The Corte Madera Planning Commission, at its June 14, 2016 meeting, reviewed the draft
Tamal Vista Corridor Study Report, received public comment, and provided several
comments for Town Council review. Meeting minutes are also available in Attachment 3
and the video recording of the meeting can be accessed on the Town's website at:
https://www.youtube.com/channel/UCXRfUh7k V 4mHV gpEWCRIX w.
In general, the Commission supported the recommendations outlined in the Draft Tamai
Vista Corridor Study Report. The below summarizes the Commission's main comments
expressed at the June 14, 2016 meeting.
Consistent with the report's recommendations, the allowable commercial uses in
the Corridor should better reflect the residential character of the area and
provide neighborhood services and feel.
Housing, as part of mixed commercial and residential projects, is generally
Additional
appropriate in the corridor at the densities recommended.
consideration should be given to ways to incentivize rental housing versus
condominium or "for-sale" housing. Consideration should also be given to
prohibiting housing on portions of the site closest to the highway. The majority
of the Commission recommends allowing housing as a conditional use as
recommended in the report.
The proposed .34 FAR is appropriate for both commercial and residential use
and could be increased to .50 FAR as a way to encourage future redevelopment
with public benefits, while maintaining appropriate massing and scale, but only
if appropriate analyses are done that clearly demonstrate that additional intensity
can be handled by existing roads and other public infrastructure. At this point,
.34 FAR should be maintained.
Beyond the initial public use setback area of approximately 20 feet
recommended in the report, an additional setback should be required so that
buildings are not immediately adjacent to the public use area. Consideration
should be given to requiring different setback distances depending on the use.
The height maximums of 25 feet in the neighborhood zone and 35 feet in the
highway zone are appropriate, and consideration should be given to allowing
some additional height for achieving architectural and/or design quality.
Implementation of pedestrian and bicycle improvements along Tamal Vista
Boulevard is critical to the future success of the corridor as a way to enhance
circulation and the Corridor's aesthetic character. Efforts to obtain funding for
such improvements should continue in parallel to this process and further
consideration should be devoted to coordination between individual site
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redevelopment and Town capital projects so that implementation of streetscape
improvements can be advanced as a comprehensive project.
Parallel efforts to address traffic in the broader area surrounding the Corridor
should be a Town priority.
ENVIRONMENTAL ASSESSMENT:

The review and acceptance of the Draft Tamai Vista Corridor Study Report is not subject
to the California! Environmental Quality Act (CEQA) pursuant to CEQA Guidelines
Section 15060(c)(3) since the activity in question is not a project as defined in CEQA
Guidelines Section 15378.
CONCLUSION

The Tamai Vista Corridor Study Report, and the extensive public outreach that has been
conducted, has resulted in a set of recommendations that staff believes: 1) is responsive to
and representative of the community's input and vision for the Corridor; 2) sets forth sound
and responsible land use policies that will allow redevelopment and reinvestment to occur,
but at a scale and with uses and improvements that better reflect and support the
surrounding residential character of the area; 3) is consistent with the policies and programs
identified in the adopted Corte Madera General Plan and Housing Element; and 4) provide
a potential land use blueprint for other areas of Town.
Staff is hopeful that the process followed to arrive at these recommendations will allow for
their successful implementation with the support of Corte Madera residents, business and
property owners, and other stakeholders.
Written public comments received on the Draft Tamai Vista Corridor Report since its
release on June 7 are included in Attachment 4.
OPTIONS

1. By motion accept the Draft Tamai Vista Corridor Study Report and its
recommendations (as may be modified) and direct Staff to prepare Zoning Ordinance
Amendments based on accepted recommendations
2. Direct staff to revise recommendations or other sections of the report based on Council
input and return to the Council for acceptance at the next opportunity
ATTACHMENTS:
1.
2.
3.
4.

DRAFT T AMAL VISTA CORRIDOR STUDY REPORT
SUMMARY OF PROJECTS TO IMPROVE CIRCULATION
PLANNING COMMISSION JUNE 14, 2016 MEETING MINUTES
PUBLIC COMMENTS
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DRAFT TAMAL VISTA CORRIDOR STUDY REPORT (JULY 14, 2016)
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SUMMARY OF PROJECTS TO IMPROVE CIRCULATION SURROUNDING
TAMAL VISTA CORRIDOR STUDY AREA
JUNE 2016

1)

NELLEN DRIVE CONNECTION AND BIKE GAP CLOSURE PROJECT

Proposed capital project to open Nellen Avenue to southbound traffic at Fifer Avenue and
improve bicycle connectivity along the west side of Highway 101 as part of an improved regional
pathway system.
Preliminary conceptual plans have been prepared by Parisi Transportation Consulting and grant
applications for funding have been submitted in coordination with the City of Larkspur.
2)

TAMAL VISTA BOULEVARD BICYCLE IMPROVEMENTS

Proposed project to create buffered bicycle lanes in both the northbound and southbound
directions on Tamai Vista Boulevard from Madera Boulevard to Fifer Avenue consistent with the
2016 Corte Madera Bicycle and Pedestrian Master Plan. Intended to improve bicycle and
pedestrian circulation and promote multi-modal access to existing and future residences, retail,
and commercial properties.
Conceptual plans have been prepared by Parisi Transportation Consulting and grant applications
for funding have been submitted.
3)

SIGNAL SYNCHRONIZATION PROJECT

Project to update and synchronize the timing of the signals at Redwood Highway and Worn um
Drive, Tamai Vista Boulevard and Worn um Drive, and Tamai Vista and Fifer Avenue.
Studies by Kimley Horn Associates have been completed. Grant applications have been
submitted for synchronization design and implementation. Implementation expected in June
2017.
4)

TAMAL VISTA TRIP PURPOSE STUDY

This project will provide information on the types of automobiles (and bicycles and other modes
of transportation) and drivers (ie. high school children or adults) traveling along Tamai Vista
Boulevard/ Doherty Drive during the am peak period, afternoon school commute (2-4 pm), and
the pm peak (4-6 pm). The information received from this study will help identify who and what
is causing or contributing to traffic and aid in designing appropriate solutions. Similar to recent
studies done in Mill Valley.
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Funded through Safe Routes to School, Parisi Transportation conducted field work in May 2016.
Results expected to be provided later this year.
S)

LUCKY DRIVE BICYCLE LANES

Capital project to add Class 2 bicycle Lanes on both sides of the street from Doherty Drive to
Fifer Avenue. The County of Marin will install a Class 3 facility (sharrows in both directions of
travel) along Lucky Drive from Fifer Avenue to the eastern terminus.
Project will follow the City of Larkspur's Doherty Drive Improvement Project. No grant funding
required.
6)

DOHERTY DRIVE MULTI-USE PATH (Doherty Drive Improvement Project)

The City of Larkspur is proposing to construct a multi-use path along the south side of Doherty
Drive by Redwood High School as well as bike/ pedestrian safety and ADA improvements at the
intersection of Lucky Drive and Doherty Drive.
This project has been designed and awaiting implementation.
7)

RICHMOND-SAN RAFAEL BRIDGE THIRD LANE

Project to create an eastbound third lane on the Richmond-San Rafael Bridge to help increase
vehicular capacity during the pm rush hours.
The project is expected to start construction in late Fall 2016 and take about one year to
complete.
8)

HIGHWAY 101 AND 580 INTERCHANGE IMPROVEMENTS

TAM is proposing long term plans for improvements at the North 101 and East 580 interchanges
at both Bellam Boulevard and Sir Francis Drake to address the traffic backups that occur during
pm rush hours. Long range plans will likely take 15-20 years and rely upon significant funds for
implementation.
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Planning Commission Meeting Minutes
June 14, 2016

6

awnings should there be a change of tenant. Mr. Okazaki said the landscaping in front
of Radio Shack will remain.
Vice-Chair Metcalfe and Mr. Okazaki discussed the Radio Shack design.
Chair Chase opened and then closed the public comment period when no one came
forward to speak.
Vice-Chair Metcalfe said she could make the findings to approve the project; that the
changes are a positive improvement.
Commissioner Bundy said he thought it is a nice design; that the existing awnings look
dated and faded, and that this is a nice upgrade, which he supports. Commissioners
Caldera and Mccadden expressed their approval of the project.
MOTION:
Motioned by Commissioner Caldera, seconded by Vice-Chair
Metcalfe, to approve Precise Plan Amendment No. PL-2016-0060 to modify four
store fronts just north of the town center's west entry, including replacing the
existing fabric awnings with three different awnings types, new siding and new
exterior lighting with the findings and conditions in the staff report:
AYES:

Metcalfe, Bundy, Chase, McCadden, Caldera

Senior Planner Boyle read the appeal rights.
6. BUSINESS ITEMS
A. TAMAL VISTA CORRIDOR STUDY - REVIEW AND CONSIDERATION OF
FORWARDING THE DRAFT TAMAL VISTA CORRIDOR REPORT, WITH ANY
RECOMMENDED CHANGES OR COMMENTS, TO TOWN COUNCIL, FOR ITS
REVIEW. (Planning Director Adam Wolff)
Planning Director Wolff presented the staff report. Mr. Wolff introduced the consultant,
Dave Javid of M Group, whom he said has participated in developing the draft Tamai
Vista Corridor Report. He explained the purpose of tonight's discussions is for the
commissioners to review the draft report, and make any recommendations, comments
or improvements to the report before the Town Council's review.
Mr. Wolff discussed the approval process, including formally noticed public hearings,
where any land use regulations would be implemented and CEQA analysis undertaken.
He discussed the components of the report, including an outreach summary and
recommendations section. Mr. Wolff noted that not all the recommendations were
unanimously supported during the outreach process, particularly those relating to
housing and a higher FAR, which he discussed.
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Mr. Wolff discussed permitted land uses, including allowing residential as a conditionally
permitted use. He discussed the reasons staff believes the corridor currently has the
characteristics of a mixed use area and would be appropriate for housing because of
accessibility to residential services, including transportation and public trails.
Mr. Wolff went on to discuss the recommendations concerning density, including
allowing an FAR of .34 for commercial uses only. He said that staff would recommend
combining this FAR with residential uses of a maximum of 15.1 units per acre for
reasons he discussed, which included the ability to maintain control over the mass and
scale of residential developments and the number of units that would be allowed on a
site.
Mr. Wolff discussed a third density option, which would be to consider increasing the
allowable FAR to .5. He discussed the reasons staff would suggest further analysis to
define the kind of uses that might be appropriate for increased density.
Mr. Wolff discussed the recommendations for development standards, including setback
areas for increased pedestrian and bicycle access. He discussed the option to create
three zones, called the Pedestrian Zone, Neighborhood Zone, and a Higher Intensity
Zone, which would allow more massing and bulk near the highway. Mr. Wolff noted that
FAR and other size controls would still apply.
Mr. Wolff discussed lighting and landscape standard recommendations, noting that
there are unique sites that might need different treatment, including the Corte Madera
Inn, which has two frontages. Mr. Wolff explained that the object of the streetscape
design guidelines is to make them consistent conditions.
Mr. Wolff discussed concerns about traffic throughout the process. Staffs
recommendations would include project-specific traffic analyses and supporting projects
for improved traffic circulation, which he discussed.
Mr. Wolff noted the provision of public comments that have been received since the
staff report was issued.
Mr. Wolff discussed the next steps in the process which would be to implement the
recommendations and move towards Zoning Ordinance amendments.
Vice-Chair Metcalfe and Mr. Wolff discussed uses in the C3 Zone, allowing residential
uses under a conditional use permit and allowing an FAR of .5. Mr. Wolff noted that 5 of
the 7 properties in the area under consideration have greater FARs than .34.
Commissioner Bundy discussed his support of a standard streetscape plan, the
undergrounding of utilities, and creating a pedestrian/bike path along Tamai Vista.
However, he asked how projects could be financed and if an increased FAR is
necessary to provide economic benefit for projects. In response, Mr. Wolff said that
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funding is not a consideration, but the purpose is to develop improved streetscape
standards that can be implemented as property development takes place.
Counsellor Propp noted that the Tamai Vista Plan would be phased in as development
occurs or if funding becomes available.
Commissioner Bundy commented on his preference for the improvements to take place
at a definite time, rather than in a piecemeal fashion.
Chair Chase opened the public comment period.
Barbara Becker, Council Crest Drive, said the focus should be on Tamai Vista, which
she said was not designed to be a major north-south thoroughfare. She said the road is
not sufficiently wide and cannot support any more traffic. Ms. Becker questioned the
ability to add a bike path and asked that setbacks are required for future development
on Tamai Vista.
Jack Jackowski, owner of the Market Place shopping center, discussed the challenges
of permitted uses in the C3 zone and said he is pleased with the direction being
considered. Mr. Jackowski commented on the focus towards community uses and the
ability of businesses such as Book Passage to conform ,to the code. He said that the
uses being considered for C1, C2 and C3 apply to what they are trying to achieve at the
shopping center, which he discussed.
Chair Chase closed the public comment period.
In response to Vice-Chair Metcalfe, Mr. Wolff responded to correspondence that had
been received regarding egress to the Tamai Vista units. He said that allowing south
bound traffic to use Nellen Avenue should alleviate vehicular problems with egress to
the property.
In response to Commissioner Bundy, Mr. Wolff said that staff would need to undertake
an analysis to determine the FAR range for the C1 and C2 zoning districts.
Commissioner Mccadden and Mr. Wolff discussed allowing residential development as
a conditional use, rather than by right. Mr. Wolff said there was concern about
developing residential uses close to the highway and that the requirement would enable
the Town to study the specific use requested. Mr. Wolff confirmed that density would
remain the same if a higher FAR is chosen.
Chair Chase and Mr. Wolff discussed the recommendation of a 20 foot front setback,
which Mr. Wolff noted was part of the discussions on the Corte Madera Inn project and
related to the pedestrian and streetscape enhancement plans.
Chair Chase discussed the potential for including a bike lane on one side of the road
and a buffer zone. He noted that the report does not include the possibility of acquiring
8
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additional land, which he discussed. Mr. Wolff discussed a grant application for a
bicycle and pedestrian master plan on Tamai Vista. He noted the Town is working on
conceptual plans.
Chair Chase led a discussion on whether the allowable FAR of .34 should be increased
and under what circumstances a higher FAR should be allowed. Mr. Javid noted that
staff has not set parameters and Mr. Wolff suggested allowing additional FAR for certain
uses that might be beneficial, which he discussed.
Vice-Chair Metcalfe discussed the desirability of allowing commercial space on a first
floor and live/work units above, and she referred to a specific project on Miller Avenue,
Mill Valley.
Commissioner Bundy said he supports staff's recommendations to allow residential
development in addition to commercial uses to serve the locals.
Commissioner Mccadden discussed the importance of establishing whether a traffic
issue exists, since he believes that it would be inadvisable to increase the FAR if a
problem exists.
Mr. Wolff discussed the reasons he believes the stretch of property under discussion is
not solely responsible for traffic problems, and Commissioner Mccadden discussed the
reasons he believes that an analysis is necessary in order to find solutions for traffic
issues. He would recommend leaving the FAR at .34, which should only be increased
after a traffic study has confirmed that there is capacity. Commissioner Mccadden
noted that the area is suitable for housing, given there are nearby transportation
options.
Commissioner Caldera said that a traffic problem exists along the corridor and he
commented on the amount of noise from the Highway that would affect residential
housing nearby. He said the noise Is constant and the freeway generates heat and
pollution as well, and that he would favor a buffer zone between the freeway and
housing for residential uses. Otherwise, he said the report offers a variety of options and
has been well crafted. However, he said he would not favor residential housing
development, especially adjacent to the freeway.
Commissioner Bundy commented on the FAR depending on the type of use for a
building, and noted that traffic and parking studies would be undertaken for individual
applications. Thus, he said he could support an FAR of .5 depending on the traffic
pattern that would be determined at that time.
Vice-Chair Metcalfe commented on the need for traffic studies before deciding upon an
FAR of .5.
Mr. Wolff noted that the analysis would be different for an FAR of .34 compared to an
FAR of .5.
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Chair Chase said that, without traffic studies, the commissioners cannot recommend an
FAR of .5 to the Town Council.
There was general consensus that
conditional use permit for residential
traffic studies are able to confirm that
the reasons he could support an FAR
7.

the recommended height is acceptable with a
uses and maintaining an FAR of .34 until further
.5 is acceptable. Commissioner Bundy discussed
of .5.

ROUTINE AND OTHER MATTERS
A. REPORTS, ANNOUNCEMENTS AND REQUESTS
i. Commissioners

Chair Chase reported on his attendance of the June 5th Town Council meeting, where
there was a discussion on Plan Bay Area and future consideration of Airbnb. He noted
that some towns have made Airbnb illegal. Commissioner Chase also noted that the
Planning Commission will be considering Junior Second Units.
ii. Planning Director
Planning Director Wolff commented on the Town's centenary celebrations and noted
that he will not be attending the June 28th Planning Commission meeting, when Town
Manager Bracken will be addressing encroachment permits in the Town's right of way.
iii. Tentative Agenda Items for June 28, 2016 Planning Commission Meeting
1. DISCUSSION OF ENCROACHMENTS ONTO TOWN RIGHTS OF
WAY AND TOWN-OWNED (BUSINESS ITEM) - DISCUSSION WITH
DAVE BRACKEN, TOWN MANAGER
2. VERIZON STORE AT THE VILLAGE, 1500 REDWOOD HWY TENANT IMPROVEMENTS AND STORE FRONT CHANGES TO
ACCOMMODATE NEW VERIZON WIRELESS STORE.
3. 220 GRANADA DRIVE - MAJOR DEISGN REVIEW PL-2016-0037
FOR THE DEMOLITION OF AN EXISTING ONE STORY RESIDENCE
AND THE CONSTRUCTION OF A NEW TWO STORY SINGLE
FAMILY RESIDENCE.
4. 122 GROVE AVENUE - PRELIMINARY STUDY SESSION FOR THE
DEMOLITION OF AN EXISTING TWO LEVEL RESIDENCE AND THE
CONSTRUCTION OF A NEW THREE LEVEL SINGLE FAMILY
AT 122 GROVE AVENUE.
RESIDENCE
B.

MINUTES
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Adam Wolff
From:

Sent:
To:

Cc:
Subject:
Attachments:

Cheryl Longinotti <cslonginotti@comcast.net>
Monday, June 13, 2016 10:10 AM
Peter Chase; Phyllis Metcalfe; Dan Mccadden; Nicolo Caldera; Bob Bundy
Adam Wolff; Rebecca Vaughn
Comments re Tamai Vista Corridor Study Report
accessl0-01-the-high-cost-of-free-parking.pdf; ATT00002.txt

Dear Commissioners,
Overall I applaud the Report, particularly its recommendation to conditionally allow residential uses and to consider
increasing the allowable FAR to a.so.
I have comments on two specific issues.
1) Section 5.3 A3 "Require minimum setbacks from the rear property line to endure that buildings do not loom over
Highway 101"
Add "and to allow potential construction of a shared-use path from the East end of Madera Blvd north to Wornum
Drive."
This amendment would make the Report consistent with the Bicycle Pedestrian Plan recently approved by the Town
Council. Project 6 of the Plan (page 43) is "Study feasibility of constructing Class I shared-use path ...... along the 101
freeway (requires procurement of easements)."
2) Section 5.3 D3 "Parking standards should ensure that adequate parking is provided for permitted uses and that
parking does not occur in adjacent residential neighborhoods.
Presumably what is meant here is "spillover" parking, not all parking. That said, the Report should note that "Streets are
public right-of-way built for public, not private benefit." Otherwise the Report reinforces a misplaced sense of
entitlement that has all sorts of negative consequences. I refer you to the short article "The High Cost of Free Parking"
by Professor Emeritus Donald Shoup, UCLA Luskin School of Public Policy (attached below).
Cheryl Longinotti
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Scott L. Hochstrasser

IPA, Inc.
E-Mail

slhlipa@aol.com •t41 Bolinas Road " Fairfax. CA 94930 USA• Telet415)459�224 • Cell 415-572-2777

June 14, 2016

Via Email Only

Corte Madera Planning Commission
c/o Adam Wolf, Director
Town of Corte Madera
300 Tamalpais Drive
Corte Madera, CA 94925
RE: Comments - "Tamai Visit Boulevard I Draft Corridor Study Report"
Dear Chair and Commission Members;
My office represents Jack Jakosky, the owner of the Market Place retail shopping center located
at 41-71 Tamai Vista Blvd. Back in 2013 and 2014 on his behalfl filed an application to rezone
the above noted property from C-3 Highway Commercial to C-2 Regional Shopping.
The rezoning was proposed to correct a 1989 General Plan mapping and rezoning error that
resulted in some existing well established land uses in the shopping center (Bookpassage) to
become non-conforming to the list of uses allow in the zone district. The property has remained
as a shopping center with a mix of local serving and region serving uses since before the
rezoning error occurred. The property is best suited for a continuation of the region and local
shopping commercial business it provides today and has provided over the years. The rezoning to
C-2 would correct the historic error and bring existing long established mixed commercial
business on the property (i.e. Bookpassage) into compliance with the land uses permitted in the
zone district.
In fall 2014 the Town elected to adopt an Interim Urgency Ordinance establishing a moratorium
on the approval of land use entitlements within the study area. Although the Market Place
rezoning application was complete and exempt from the moratorium my client elected to work
with the Town and participate in the planning process. I think the work the staff and consultants
have done and the participation and cooperation we have provided in the process has yielded the
results we were looking for. In fact, the Study provides evidence to support the initial rezoning
request made back in 2013-2014. Accorclingly, we are in support of the plan findings and
recommendations specifically as follows:
Page 29 • Addresses the need to expand permitted land uses. Under Recommendation 5.1 A the
plan specifically recommends adding new locally serving land uses found in the C- l& C-2
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district to the C-3 District. The second paragraph specifically mentions bookstores as a locally
serving community use. This recommendation also suggests taking away some of the
inappropriate permitted uses in C-3 that are not consistent with the residential character of the
adjacent area.
Comment: this recommendation is appropriate and supported
Page 30-31 - Recommendation 5 .2 specifies a mix of residential and commercial uses.
Section 5.2 B also recommends considering a bit higher FAR to encourage future redevelopment
if and when appropriate.
Comment: this recommendation is appropriate and supported because is ensures a future
sus1ainable economic Yiable future
the property. in the community interest.

tor

Pages 31-3 2 - Recommendations for new development standards provide a clear focus and
reasonable metrics to encourage redevelopment of the Marketplace site if and when appropriate.
Specifically see 5.3 82 which would allow an additional story of building development height in
a Higher Intensity Zone for the buildings at the rear of the property along Highway 101. See
Figure 15 on Page 33.
omm{mt: these re,·ommendatiom,· are appropriaJe {JJ'ld .\'ueported because it ensures an
incentive for furure redevelopment that focuses new building development to face inward to the
immediate residential community and away from the freeway noise.
Page 35 - The plan Next steps and implementation of the plan is very specific. First. the plan
recommends that the "Town" make zoning amendments to allow additional land uses, rather than
requiring individual property owners to petition the Town to do so. Secondly, and most
specifically see 5.6 A last lines wherein staff is reconunending the zone changes as
recommended in 5.lA, staff notes the recommendation to expedite these changes. These
recommended actions are consistent with the Market Place owner's desires and these changes in
land use for the C-3 Zone should be noted as "first actions" the staff would take to implement the
plan.
Comment: these recommended next steps are supported, ill fact ii would be helpful and timely
given the history ofthe Market Place propertv i[lhe Town initiated rezoning would be scheduled
(or hearing and action as soon as possible. lime is o[lhe essence. Therefore. we respectli1llv
request that the Commission insert a detailed lime. fine for this action.
In summary, the draft plan moves the ball forward finally and the record is replete with
information to support the rezoning my client has been seeking with the Town for the past 3
years. Time is of the essence and inserting a time line for the next step "actions" is needed.
Lastly, I would like to thank the Town staff, consultants and your Commission for kindly
considering the above noted comments.

CC: Jack Jakosky

2
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Subject:

Fred Grange
Adam Wolff: aroedjaer@mudsupply.com: "David Peterson"; slhliPA@aol.com: Martha Heidinger: Celeste Costa
RE: Tamai Vista Corridor Study

Date:

Tuesday, June 14, 2016 9:11:50 AM

From:

To:

Dear Adam,
Thank you for your quick and informative reply.
I'm glad to learn that there are plans to open Nellen and improve traffic on Tamai Vista.
I wish I could attend tonight's meeting but will follow it in the newspaper.
Thanks again,
Fred
-----Original Message----From: Adam Wolff [majito;awoHJ@tcmmajl,org]
Sent: Tuesday, June 14, 2016 8:25
To: Fred Grange <fred@grangebox.com>; aroediger@mudsupply.com; 'David Peterson' <dpeterson307@aol.com>
Subject: RE: Tamai Vista Corridor Study
Thanks for sending these comments. I will pass along to the Planning Commission and the Town Council when
they review the report as well. Regarding traffic, I noted in the staff report for tonight's meeting the various efforts
that are underway to try to help some of the issues you mention. In particular, the Town and Larkspur have put
together a conceptual plan and grant proposal to open Nellen Avenue to southbound traffic from Fifer to Wornum.
This may divert some of the traffic currently using Tamai Vista to get to Wornum to Nellen, which would appear to
help the egress issues at 200 Tamai Plaza. Obviously, significant funding is needed to accomplish this project, but I
think its worthwhile to note. Again, thanks for your comments and input.
Best,
Adam
From: Fred Grange [fred@grangebox.com]
Sent: Monday, June 13, 2016 9:08 PM
To: Adam Wolff; aroediger@mudsupply.com; 'David Peterson'
Subject: RE: Tamai Vista Corridor Study
Gentlemen,
I am the owner of 200 Tamai Plaza.
I agree with parts, and disagree with other parts of what my good neighbor David Peterson has written below.
I agree that there is significant traffic on Tamai Vista but continuing the moratorium won't reduce a significant
amount of traffic.
Now that the off ramp between Tam Ridge and IO I has been eliminated, there is enough additional parking for Tam
Ridge.
We already enjoy a large surplus of empty parking spaces in our Tamai Plaza Complex.
I agree that we need a "Keep Clear" area in both lanes of our exit drive such as the one that serves the DMV a block
away.
I support the Corte Madera Inn Proposal. I developed the new Extended Stay Hotel on Francisco Blvd., in East San
Rafael.
While it was successful with 113 rooms, it could have been much better as a Hilton or higher class hotel if it had
more rooms.
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It would have upgraded the area, increased values, employed more people, charged higher rates, and paid the city
much higher TOT tax.
The area behind the hotel has been called a pond. In reality it is a sump. Any wildlife would be better suited
elsewhere.
Any expert will concur that an acre of infill has much less habitat value than an acre added to a nearby healthy
wildlife preserve.
Preserves belong next to preserves. Hotels belong next to hotels. If accomplished, the wildlife, the property owner,
and the town all win.
Good neighbors don't always agree on everything. But I do respect Mr. Petersons opinion.
Respectfully,
Fred Grange, owner of 200 Tamai Plaza,
Corte Madera, Calif. 94925
ph: 415-456-2712, fx: 415-459-4103
Fred@GrangeBox.Com<mailto·Fred@GranecBox,Com>
From: David Peterson [majlto:dpeterson307@aol.com]
Sent: Tuesday, June 07, 2016 13:24
To: aroediger@mudsupply.com<majlto:arocdj1:¢r@mudsupply.com>
Cc: awolff@tcmmail.org<majlto:awolff�tcmmail,oa:>
Subject: Tamai Vista Corridor Study
I am the owner of 400 Tama Plaza in the office complex across from the Tam Ridge Apartments. I am not a Corte
Madera resident.
As you are well aware, the traffic on Tamai Vista Blvd. is currently a major problem, especially in the afternoons
and early evenings. For this reason the current development moratorium should remain in effect until after Tam
Ridge is leased up and you can make reasonable assessment of the effects on traffic flow in the area.
In reading the workshop summary notes, there is a recognition of the traffic a parking problems in the area, but no
good solutions to the problems. Any further development in the corridor studied and the surrounding area should
make reduced traffic a high priority.
Although the studied corridor does not include the portion of Tamai Vista Blvd. in the area of the Tamai Plaza office
complex and the, yet to be completed Tam Ridge Apartments, I would like to make a suggestion/request that would
help traffic flow considerably in that area. WE desperately need a Keep Clear area painted in the roadway at the
north ingress and egress to Tamai Plaza and Tam Ridge. The driveways are directly opposite each other. Due to the
current level of traffic, it has become very difficult to exit Tamai Plaza in either direction now. It will only become
much more difficult as the apartments become occupied.
There is currently a Keep Clear area just north of our exit accommodating the ingress and egress to the Water
District Corp. Yard. It is not marked well in that it does not have the space painted with hash marking, as is the case
on Lucky Drive at the entrance to the SF Fitness gym at the old ice skating rink.
I suggest/request that a Keep Clear zone should include the area running from the Water District exit all the way to
include the north exit at Tamai Plaza on the west side of Tamai Vista Blvd. and the area on the east side to include
only the exit from Tam Ridge. This whole area should be striped with hash marks to be most effective. If the Keep
Clear area to include the Water District and Tamai Plaza is deemed to be too large an area to block out, the entire
area should be moved to the portion between Tamai Plaza and Tam Ridge. The amount of traffic in and out of
Tamai Plaza during the problem times is far greater than the traffic in and out of the Water District. Improving
traffic flow in the area of Tamai Plaza and Tam Ridge will have a positive effect on the traffic in the study area of
Tamai Vista Blvd.
I would like to provide additional input with regard to the Corte Madera Inn Proposal. I recognize that the
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redevelopment of the Inn was ongoing prior to the moratorium, however I feel very strongly that the foot print and
height of any redevelopment should not be increased. There can be no justification for changing the zoning and
height restrictions solely to accommodate the economic interests of the owners. Many hotels of similar size, and
smaller, operate profitably in the area. Any increase in the current traffic will adversely affect the study area.
While one might contend that the hotel traffic would be primarily to and from 101 and the shopping center(s), there
is still a significant impact from local traffic on Tamai Vista Blvd. in the study area. It should be noted that the
proposed long term hotel usage is much more apt to generate local traffic than the traditional "Motel" usage as is the
current situation. Further, the wet land pond on the property should be preserved and improved as part of any
development plan on the site, be it a hotel or any other use. The pond, properly maintained, could actually be an
attractive asset to a hotel designed to take advantage of the pond as a natural water feature. Providing replacement
wetlands removed from the immediate area does not benefit Corte Madera nor provide habitat for the current
inhabitants.
Thank you for your attention.
David Peterson
Owner 400 Tamai Plaza
dpeterson307@aol.com<mailto:dpeterson30Z@aol.com>
(415) 596-7124 Cell
307 Upper Toyon Rd.
PO Box 1445
Ross, CA 94957
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From:
To:
Cc:

Subject:
Date:

Adam Wolff
"Cheryl Longinotti"
Nisha Patel; Ravasio Bob
RE: Bike-Ped Plan and Tamai Vista Corridor Study
Tuesday, June 21, 2016 10:38:16 AM

Hi Cheryl,
The recommendations seek to facilitate a bike path on Tamai Vista as what I imagine would be the
primary north-south bike route. The setback in the rear, while intended to ensure new buildings are
adequately set back from the highway, could also accommodate a potential bike path, although this
wasn't a primary driver. I think it parallels the discussion that was had when reviewing the Corte
Madera Inn project. Hope that clarifies.
Adam

From: Cheryl Longinotti [mailto:cheryl.longinotti@gmail.com]

Sent: Tuesday, June 21, 2016 10:35 AM

To: Adam Wolff
Cc: Nisha Patel; Ravasio Bob
Subject: Bike-Ped Plan and Tamai Vista Corridor Study

Adam,
The Draft Tamal Vista Corridor Study sent to the Planning Commission on June 14
mentioned rear setbacks but not for the purpose of potentially constructing a shareduse path as stated in the Bicycle Pedestrian Plan recently approved by the
Town Council.
Project 6 of the Bike-Ped Plan (page 43): "Study feasibility of constructing
Class I shared-use path ...... along the 101 freeway (requires procurement of easements)."
Draft Corridor Study Section 5.3 A3: 'Require minimum etbacks from the rear property line
to endure that buildings
do not loom over Highway l O 1"

It is unclear to me whether this inconsistency is an oversight or whether recommended
setbacks and
allocation of space along Tamal Vista are intended to accommodate bicycle and pedestrian
traffic so that a rear path is not necessary.

Can you clarify?
Cheryl
415-7826-1100
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From:
To:

Tracy Hegarty
Peter Hensel

Subject:
Date:

RE: Tamai Vista East Corridor Study: Notice of Public Meeting 7/19/16
Friday, July 08, 2016 12:56:04 PM

Thanks Peter,
Tracy
From: Peter Hensel [mailto:ptrhensel@comcast.net]

Sent: Friday, July 8, 2016 12:24 PM

To: Tracy Hegarty
Subject: RE: Tamai Vista East Corridor Study: Notice of Public Meeting 7/19/16

Hello Planners/Council--This study looks good, but I would like to see---as a #5 Recommendation--specific language voicing the community's desire to retain Century Cinema and
Book Passage.
Both of these establishments are cultural anchors of our community.
Preservation sentiments were clearly articulated in Workshop #1. But
retention of these cultural treasures has not made the final list of
Recommendations---which appears to be mostly about development
opportunities.
Sincerely,
Peter Hensel, 138 Willow Ave., CM

From: Tracy Hegarty [mailto:thegarty@tcmmaH.org]

Sent: Friday, July 8, 2016 10:37 AM
To: Tracy Hegarty <thegart;y@tcmmajLonp

Subject: Tamai Vista East Corridor Study: Notice of Public Meeting 7/19/16
All,
This email is to notify you of the Corte Madera Town Council regular meeting, scheduled for July 19,
2016 at 7:30pm at Corte Madera Town Hall, where the Town Council will review, recommend
possible revisions, and consider accepting the draft Tamai Vista Corridor Study Report. The draft
Tamai Vista Corridor Study Report is available on the Town of Corte Madera Tamai Vista Corridor
Study web page at the following address: htto://www.townofcortemadera.org/579/Tamal-VjstaCorridor-Study. This web page also contains additional information regarding the study process,
including past meeting summaries and background materials. Please see the attached notice for
additional details.
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You are receiving this email because you signed-in with your email address at previous outreach
events related to the Tamai Vista Corridor Study. ff you would like to be removed from this list, kindly
reply to this email with your request.
Thank you,
Tracy
Tracy Hegarty
Town of Corte Madera
Planning & Building Department
300 Tamalpais Drive
Corte Madera, CA 94925
(415) 927-5063

thegarty@tcmmail org
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From:

To:
Cc:
Subject:

Date:

Tracy Hegarty
Adam Wolff; Rebecca Vaughn
David Peterson
RE: Tamai Vist Blvd. Study
Wednesday, July 13, 2016 4:11:13 PM

Adam & Rebecca,
Please see comments below from Mr. Peterson regarding the Tamai Vista Corridor Study item for
the Council meeting next Tuesday.
Tracy

From: David Peterson [mailto:dpeterson307@aol.com]

Sent: Wednesday, July 13, 2016 3:55 PM
To: PL Counter
Subject: Tamai Vist Blvd. Study

I am unable to attend the upcoming Council meeting on July 19, 2016. Please pass my comments to the
Council members.
I am the owner of 400 Tama Plaza in the office complex across from the Tam Ridge Apartments. I am not
a Corte Madera resident.
As you are well aware, the traffic on Tamai Vista Blvd. is currently a major problem, especially in the
afternoons and early evenings. For this reason the current development moratorium should remain in
effect until after Tam Ridge is leased up and you can make reasonable assessment of the effects on
traffic flow in the area.
In reading the workshop summary notes, there is a recognition of the traffic a parking problems in the
area, but no good solutions to the problems. Any further development in the corridor studied and the
surrounding area should make reduced traffic a high priority.
Although the studied corridor does not include the portion of Tamai Vista Blvd. in the area of the Tamai
Plaza office complex and the, yet to be completed Tam Ridge Apartments, I would like to make a
suggestion/request that would help traffic flow considerably in that area. WE desperately need a Keep
Clear area painted in the roadway at the north ingress and egress to Tamai Plaza and Tam Ridge. The
driveways are directly opposite each other. Due to the current level of traffic, it has become very difficult
to exit Tamai Plaza in either direction now. It will only become much more difficult as the apartments
become occupied.
There is currently a Keep Clear area just north of our exit accommodating the ingress and egress to the
Water District Corp. Yard. It is not marked well in that it does not have the space painted with hash
marking, as is the case on Lucky Drive at the entrance to the SF Fitness gym at the old ice skating rink.
I suggest/request that a Keep Clear zone should include the area running from the Water District exit all
the way to include the north exit at Tamai Plaza on the west side of Tamai Vista Blvd. and the area on the
east side to include only the exit from Tam Ridge. This whole area should be striped with hash marks to
be most effective. If the Keep Clear area to include the Water District and Tamai Plaza is deemed to be
too large an area to block out, the entire area should be moved to the portion between Tamai Plaza and
Tam Ridge. The amount of traffic in and out of Tamai Plaza during the problem times is far greater than
the traffic in and out of the Water District. Improving traffic flow in the area of Tamai Plaza and Tam Ridge
will have a positive effect on the traffic in the study area of Tamai Vista Blvd.
I would like to provide additional input with regard to the Corte Madera Inn Proposal. I recognize that the
redevelopment of the Inn was ongoing prior to the moratorium, however I feel very strongly that the foot
print and height of any redevelopment should not be increased. There can be no justification for changing
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the zoning and height restrictions solely to accommodate the economic interests of the owners. Many
hotels of similar size, and smaller, operate profitably in the area. Any increase in the current traffic will
adversely affect the study area.
While one might contend that the hotel traffic would be primarily to and from 101 and the shopping
center(s), there is still a significant impact from local traffic on Tamai Vista Blvd. in the study area. It
should be noted that the proposed long term hotel usage is much more apt to generate local traffic than
the traditional "Motel" usage as is the current situation. Further, the wet land pond on the property should
be preserved and improved as part of any development plan on the site, be it a hotel or any other use.
The pond, properly maintained, could actually be an attractive asset to a hotel designed to take
advantage of the pond as a natural water feature. Providing replacement wetlands removed from the
immediate area does not benefit Corte Madera nor provide habitat for the current inhabitants.
Thank you for your attention.
David Peterson

dpeterson307@aol com
(415) 596-7124 Cell
PO Box 1445
Ross, CA 94957
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