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SUBJECT:

New Mixed Use Zoning District- Consideration and Possible Adoption of the
following: (1) Resolution Adopting a Negative Declaration Pursuant to CEQA
Guidelines Section 15074; (2) Introduction of a Zoning Ordinance Creating a
New Mixed-Use Zoning Distr.ict (MX-1) and Rezoning Seven Properties Along
the East Side of Tamai Vista Boulevard Between Madera Boulevard and
Wornum Drive (the "Tamai Vista Corridor") from C-3 and Public/Semi Public
Facilities to MX-1; and (3) Adoption of a Resolution Approving General Plan
Amendments Changing the Land Use Designation for 75 Tamai Vista
Boulevard from Public/Semi Public Facilities to Mixed-Use Commercial and
Adding MX-1 to the List of Applicable Zoning Districts in the Mixed-Use
Commercial Land Use Designation

APPLICANT:

TOWN OF CORTE MADERA PLANNING DEPARTMENT

************
PURPOSE:
The Town Council of the Town of Corte Madera is conducting a public hearing as required
by the Corte Madera Municipal Code (CMMC) and California Government Code to review
information, including an Initial Study/Negative Declaration prepared in accordance with
the California Environmental Quality Act (CEQA), receive public comments, and evaluate
applications regarding: 1) a Zoning Ordinance Amendment creating a new Mixed Use
Zoning District (MX-1) and rezoning seven properties to MX-1; and 2) a General Plan
Amendment changing the land use designation for 75 Tamai Vista Boulevard to Mixed-Use
Commercial.
STAFF RECOMMENDATION:
Staff recommends that the Town Council, after review of all information, presentations, and
public testimony, and after obtaining responses to any questions, approve Resolution

6.1 1

40/2016, adopting the Negative Declaration, approve Resolution 41/2016, adopting the
proposed General Plan Amendments for 75 Tamal Vista Boulevard, and introduce Draft
Ordinance 958, creating a new Mixed-Use Zoning District (MX-1) and rezoning seven
properties (the "Tamai Vista Corridor") to MX-1 from C-3 and P/SP zoning districts
(Attachment 1 ).
TOWN MANAGER'S RECOMMENDATION:
Town Manager supports staff recommendations.
FISCAL IMPACT:
The adoption of the proposed Zoning Ordinance and General Plan amendments will not
have an impact on the Town's General Fund.
BACKGROUND:
RELATIONSHIP TO TAMAL VISTA CORRIDOR STUDY
The proposed Zoning Ordinance Amendment creating a new Mixed-Use Zoning District
(MX-1) for the Tama! Vista Corridor represents the culmination of a 10 month process
designed to fulfill the purpose of the development moratorium that was adopted by the
Town Council in October 2014, and the goals and objectives of the General Plan that was
adopted in 2009.
The regulations in the proposed Zoning Ordinance Amendment are derived directly from,
and are intended to implement, the land use policy recommendations outlined in the Tamal
Vista Corridor Study Report (the "Report"). As described in detail in the Report, which can
be accessed at: http://www.townofcortemadera.org/579/Tamal-Vi ta-Corridor-Study-andZoning-Am, the Report's land use policy recommendations were the product of a robust
public discussion that included several workshops, neighborhood meetings, online surveys
and comments, and meetings before the Planning Commission and Town Council.
Through the Tama! Vista Corridor Study, staffs intention has been to create a linear and
transparent process that involves public consultation, education, and opportunities for a
dialogue between and amongst community members and staff at every point along the way.
The process was designed to ensure that the rationale and decisions behind the policies and
regulations proposed for the Tamai Vista Corridor are well-understood, if not supported, and
that they do not come as a surprise to those that have been participating and/or otherwise
following the Study process. Figure 1 on page 4 outlines the Study process up to the release
of the Report on June 7, 2016.
The Report detailed several policy recommendations regarding land use for the Tamai Vista
Corridor related to allowable uses, density and intensity of uses, and development standards.
Some of the most significant recommendations included:
1) adjusting the permitted and conditionally permitted commercial uses to better
reflect and complement the existing residential character of the surrounding area;
2) conditionally permit residential uses
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3) setting residential density at a maximum 15.1 dwelling units/acre (not including
State density bonuses);
4) retaining commercial FAR at .34 and setting a residential FAR at maximum .3
with a requirement of .04 FAR of non-residential use;
5) consideration of potential increases in FAR to .50 dependent upon further study;
6) requiring setbacks along Tamai Vista Boulevard to facilitate streetscape
improvements for pedestrians and bicyclists;
7) lowering the maximum height in portion of lots facing Tamai Vista Boulevard;
8) avoiding site plans that don't engage the street or which locate development
entirely at the rear of the property; and
9) creation of new lighting, landscaping, and parking requirments.
A full list of all the policy recommendations and the reasoning behind them can be found on
pages 26-34 of the Report.
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PLANNING COMMISSION REVIEW
On June 14, 2016, the Planning Commission held a public meeting to review, receive public
input, and comment on the draft Report. Meeting minutes are included in Attachment 2. 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 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 Tama! 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
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.
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TOWN COUNCIL REVIEW
On July 19, 2016, the Town Council held a public meeting to review, receive public input
and comments, and provide direction to staff regarding the draft Report. The Town Council
directed staff to prepare zoning ordinance amendments based on the findings of the report
and comments received from the Council. Meeting minutes are included in Attachment 1.
A general summary of comments and feedback is listed below.
Consider creation of a zoning district exclusively for hotels and motels and apply
this new district, instead of a Mixed-Use district, to those sites that are currently
occupied with hotels instead of Mixed-Use.
Warehouses and storage uses which require frequent truck loading is not
appropriate for this area.
Signage requirements should be further considered and particular attention paid
to internally illuminated signs
The rear yard setback should ensure adequate provision for a potential multi-use
path in the future and confirmation should be obtained that the 20-foot front yard
public use area is adequate for pedestrian and bicycle infrastructure
improvements
The inclusion of provisions to create floor area ratio incentives for projects that
provide desired community benefits would be positive additions in new
regulations.
PROPOSED ZONING ORDINANCE AMENDMENT (NEW CHAPTER 18.13 AND MX-1
DISTRICT)
The proposed Zoning Ordinance Amendment would replace the existing C-3 Zoning District
with the new MX-1 Zoning District on the Town Zoning Map for the following properties:
50 Madera Blvd. (APN 024-03 7-16)
56 Madera Blvd. (APN 024-031-15)
21 Tamai Vista Blvd. (APN 024-031-21)
41 Tamal Vista Blvd. (APN 024-031-25)
45 Tamal Vista Blvd. (APN 024-031-28)
47-71 Tamal Vista Blvd. (APN 024-031-36)
and would replace the Public/Semi Public Facilities Zoning District with the new MX-1
Zoning District on the Town Zoning Map for:
75 Tamai Vista Blvd. (APN 024-031-26)
Attachment 3 includes graphics of existing and proposed zoning.
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The proposed Zoning Ordinance Amendment would also create a new Chapter in the Corte
Madera Zoning Ordinance - 18.13 - which would describe the regulations governing
development in Mixed-Use Districts generally and the MX-1 Zoning District specifically
(Attachment 4). This structure is borrowed from Chapter 18.12, Commercial Districts, and
is intended to provide a framework for other potential Mixed-Use Districts that may be
created in the future for other areas of Town (MX-2, MX-3, etc ... ).
Additionally, many of the performance standards, certain development standards, and uses
have been carried into the MX-1 district from Chapter 18.08 - Residential Districts - and
Chapter 18.12 - Commercial Districts. Given that the MX-1 district seeks to allow for a
combination of commercial and residential uses, existing regulations governing such uses
were utilized as a baseline from which to create MX-1 district regulations and to ensure
consistency between existing and proposed regulations for commercial and residential uses
where appropriate.

**********
In order to reinforce the relationship between the policy recommendations within the Tamai
Vista Corridor Study Report and the proposed regulations in the MX-1 district, the below
section lists the policy recommendations from the Report followed by an explanation of how
those recommendations have been implemented in the MX-1 district, including any
adjustments to the policies since the publication of the Report.
A. Add new locally-serving commercial uses found in the C-1 and C-2 district to those currently
allowed in the C-3 zoning district and remove certain inappropriate "highway commercial"
uses from the list of uses currently allowed in the C-3 district.

Section 18.13.020(2) of the proposed MX-1 district lists all of the permitted and
conditionally permitted non-residential uses allowed in the MX-1 district in a similar format
to the list of uses found in Chapter 18.08 (Residential Districts) and 18.12 (Commercial
Districts). In developing the list of permitted and conditionally permitted uses, staff
eliminated uses from the existing C-3 district that were believed to no longer be appropriate
in the Tamai Vista Corridor and anachronistic uses no longer relevant in today's commercial
markets. This includes uses such as automobile painting, automobile sales and service
agencies, carwash/mini-lube, ice vending stations, mail order and catalog sales offices,
packing and crating, and refrigeration equipment sales and services, among others. At the
same time, staff included uses that are currently allowed in C-1 and C-2 districts that would
more likely provide services and amenities to surrounding residential communities and be
more appropriate in a mixed residential and commercial context. These uses include
bookstores, candy and ice cream stores, delis, drug stores and pharmacies, hobby shops,
video and audio sales and service, and philanthropic and religious institutions not providing
sleeping accommodations, among others.
Staff did not attempt to modify existing permitted and conditionally permitted use
classifications. For example, drug stores and pharmacies are currently permitted uses in C-1
and C-2 districts and would remain permitted uses in the MX-1 district. Similarly, banks
and savings and loans are conditionally permitted uses in C-1, C-2, C-3, and C-4 districts
today, and would remain conditionally permitted uses in the MX-1 district. Staff notes that
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changing such use classifications in the MX-1 district without changing the use
classifications in C-1, C-2, and/or C-3 districts could create inconsistencies between similar
commercial areas in Town and therefore decided not to alter existing use classifications at
this time. A future effort to reclassify all commercial uses in Town could be undertaken if
deemed needed.
Finally, a few new uses ( either classified as permitted or conditionally permitted) that are
not currently listed in any commercial district were added to recognize today's commercial
environment. These uses include juice and smoothie shops, breweries with restaurants,
chiropractic offices, co-working spaces and offices, showrooms, and schools - private for
children (i.e. nursery, preschools, day or after school care, dance, language, and art).
The Planning Commission recommended that certain uses classified as conditional uses be
permitted by-right, including tanning salons and aerobics studios, and recommended
restaurants with less than 4,000 square feet of floor area, and juice and smoothie shops, be
classified as permitted uses. See page 15 for full list of Planning Commission modifications.
B. Permit new residential uses as a conditionally permitted use provided such uses meet the
proposed density and development standards described in Section 5.2 below.

Section 18.13.020(1) of the proposed MX-1 district permits residential uses consistent with
the regulations governing residential uses in R-2 and R-3 zoning districts. These districts
consist of the Town's multi-family residential zoning districts, and are generally found along
Casa Buena and Meadowsweet Drives, Pixley, Redwood, and Willow Avenues, and at
multi-family subdivisions such as Casa Madera (Sandpiper Circle) and Meadowcreek
Station.
Importantly, these districts allow single family dwellings and multiple dwellings, defined as
a building designed for two or more dwelling units for rent or lease, as a permitted use, but
multiple houses, defined as a building designed as a multiple dwelling, for use as
condominium units, co-ops, or other forms of for-sale housing, as a conditionally permitted
use. After further consideration, staff believed it would be appropriate to replicate the
existing regulatory framework for multi-family housing, rather than requiring a conditional
use permit for all housing types. Staff also noted that the existing framework may provide
some incentive for development of rental housing versus for-sale housing, something that
was expressed as a positive at the Planning Commission meeting in June.
The Planning Commission recommended that the proposed provisions governing residential
uses in the MX-1 district be modified to require that all residential uses, whether for rent or
for-sale, be conditionally-permitted rather than by-right. See page 15 for full list of Planning
Commission modifications.
C. Preserve the existing allowable intensity of .34 FAR for commercial development.

Section 18.13.145(a) of the proposed MX-1 zoning district preserves the existing allowable
intensity of .34 for non-residential development.
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D. Allow residential uses at a maximum 15.1 dwelling units/acre exclusive of a density bonus. and
limit total residential floor area to 0.3 FAR. For sites that include residential uses. a minimum
0.04 FAR must be utilized for locally-serving commercial or other community serving uses.

Section 18.13.145(b) of the proposed MX-1 zoning district sets the maximum residential
density at 15.1 dwelling units/acre exclusive of a density bonus, but limits total residential
floor area to 0.36 FAR rather than 0.3 FAR. The requirement that 0.04 FAR must be
utilized for non-residential uses intended to serve the local community is included in this
section as well.
During the review of the Report at the Planning Commission and Town Council meetings,
staff re-evaluated the rules governing residential development in the MX-1 district and
concluded that the 0.3 FAR cap on residential construction would likely fail to produce
housing at the 15 .1 dwelling units/acre density allowed in the district. For example, for a
theoretical 2.5 acre lot, approximately 32,670 square feet of residential floor area could be
constructed to accommodate 38 housing units. This equates to approximately 860 square
feet per unit not including floor area devoted to common areas or other floor area not
actually devoted to housing.
In order to allow additional flexibility in housing design, and a greater ability to provide for
a range of unit sizes, staff believes a slight increase in allowable residential FAR is
warranted. By allowing up to .36 FAR for residential uses, a 2.5 acre lot could yield 39,204
square feet for the same 38 units or an average of 1,032 square feet per unit not including
floor area devoted to common areas or other floor area not actually devoted to housing. In
staffs view, .36 FAR makes the MX-1 housing goals more realistic, while still maintaining
a tight cap on overall building size and scale. To summarize, the maximum number of units
and development standards would not change for any given site; only the size of the
building(s) containing the units would be allowed to be slightly larger.
E.

Consider increasing the allowable FAR in the Corridor up to .50 (with a consistent max of 15.1
DU/AC of residential} to encourage projects that include desired community benefits or
otherwise achieve Town goals.

Section 18.13 .150 of the proposed MX-1 district provides three opportunities for potential
development to achieve up to 0.50 FAR.
Senior Housing: A proposal for development of senior housing would be allowed to
increase FAR up to a maximum 0.50, with 0.05 FAR required to be utilized for nonresidential uses. In order to provide an additional incentive for the development of such use
when compared to other potential development allowed by the MX-1 district, staff is
proposing to allow an increase in density to 20 dwelling units/acre. The creation of housing
for seniors is a stated need and desired goal in the Town as described in its Housing
Element.
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Affordable Housing: Housing development that receives density increases through the State
density bonus law, may propose to increase FAR up to 0.50 in order to accommodate the
additional housing intended to be produced on-site. A minimum 0.05 FAR would still be
required to be utilized for non-residential uses. The creation of affordable housing is a
stated need and desired goal in the Town as described in its Housing Element.
Please see Additional Staff Recommendations on page 16. Staff is recommending removing
the potential increases in FAR up to 0.50 for Senior Housing and Affordable Housing since
these increases would be more appropriately requested through the concession process
associated with an application for a State Density Bonus.
Community Services or Extraordinary On-Site Public Amenities: As a way to encourage
private property owners to consider developing community amenities as part of their
projects, non-residential FAR may be increased from 0.34 up to 0.50 provided the Planning
Commission finds that the increase in intensity is necessary to support the provision of onsite community services by a not-for-profit provider or that the proposed project provides
extraordinary on-site amenities for public use and/or enjoyment.
In response to concerns raised by the Planning Commission regarding potentially increasing
FAR to 0.50, a traffic study was conducted as part of the Initial Study prepared for the
proposed zoning ordinance and general plan amendments. The traffic study analyzed a
build out of the Tamal Vista Corridor assuming increases in FAR up to 0.50 and concluded
that no .intersection level of service would be reduced to a point that it would meet
significant impact criteria as defined in the General Plan, primarily because the replacement
of existing commercial uses with residential uses would generally reduce expected vehicle
trips in the area.
Nonetheless, project-specific traffic analysis would be required by any of the proposed
projects seeking to utilize the provisions of Section 18.13 .150 to take into consideration the
existing mix of uses and potential changes in circulation that exist at the time of application
submittal.
F.

SETBACKS

1.

Require a minimum setback from the front property line of approximately 20 feet to be
dedicated for streetscape improvements and public use. This setback would allow
flexibility for future pedestrian and bike oriented improvements along the corridor (e.g .•
bike lanes. wider sidewalks that include amenities such as street trees, bike racks. benches.
and lighting).

Section 18.13.115 of the proposed MX-1 district would require private property owners to
set aside or construct at the Town's direction a maximum 20 foot wide area at the front of
their property for pedestrian, bicycle, and visual streetscape improvements. This section
describes the criteria that would trigger a property owner's obligation to comply with this
requirement recognizing that this requirement may require significant reconfiguration of
10
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parking and circulation areas on existing properties and that the requirement should not act
as a disincentive to property owners who wish to make relatively modest
upgrades/alterations to their existing buildings.
2. Beyond the minimum setback require a maximum building setback to ensure buildings
along the corridor engage with the sidewalk and street or "public realm." This would also
require parking lots to be placed along the side or rear of buildings, as opposed to the large
parking fields that front upon Tamai Vista Boulevard today.

Section 18 .13 .120 of the proposed MX-1 district sets a minimum setback distance from the
above-mentioned public use area of 20 feet and a maximum setback distance of 40 feet. In
addition, Section 18.13.160 requires a building to occupy a minimum 25% - 33% of the
linear street frontage. These provisions are intended to ensure that buildings are located in
relatively close proximity to the Tamai Vista Boulevard rather than set back in the rear of
properties behind large parking fields. In addition, ample room is provided to include
generous landscaping and other public amenities at the street. Since all development would
be subject to Design Review (Section 18.13.197), the proper location of proposed buildings
within the front setback area could be evaluated on a case by case basis.
3. Require minimum setbacks from the rear property line to ensure that buildings do not
loom over Hwy. 101.

Section 18.13.135 of the proposed MX-1 district requires a minimum 50 foot setback from a
property line abutting Highway 101. This is equivalent to the existing setback of the Marin
Suites building ( 45 Tamai Vista Boulevard) from its rear property line abutting the highway.
In addition, a 15 foot wide landscaped area is required adjacent to the highway that is
intended to provide for plantings that would help visually screen buildings when viewed
from Highway 101.
Provisions are included in this section that would allow a reduction of the setback distance
to 30 feet only with approval from the Planning Commission. In either case, the setbacks
required would be sufficient to allow for the construction of a potential multi-use path
without impacting buildings, if the Town seeks to pursue that conceptual plan further.
In order to gain a better understanding of the various setback distances required by the
proposed MX-1 zoning district, staff, with the cooperation of the property owner, has taped
markers on the ground indicating various distances from the front and rear property lines at
41 Tamai Vista Boulevard (the "Cinema site"). Staff recommends visiting the site to gain a
better understanding of the proposed requirements. The specific location of the markers is
indicated on the graphic in Attachment 5.

G. HEIGHT AND MASSING
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1. Require street facing buildings along Tamai Vista Boulevard ... be a maximum of twostories in height (at approximately 25-30 feet) to respect the scale of surrounding
development, particularly the single family homes along the west side of the corridor.
2. Allow buildings at the rear of the parcel along Highway 101 ... to be larger in scale with a
maximum of three-stories and a height of 35-40 feet.
3. Require upper stories to be setback (or step backs) to reduce mass and bulk on both the
Tamai Vista Boulevard and Highway 101 portions of the lots

Sections 18.13.110, 18.13.165, and 18.13.170 define a "Neighborhood Zone" and "Highway
Zone" in the Tamal Vista Corridor and sets maximum height limits of 25 feet and 35 feet
respectively. Height limits may be increased by five feet in each zone only with approval of
specific findings by the Planning Commission. Additionally, upper stories in the
"Neighborhood Zone" must be no closer than 30 feet from the public use area and stories
above 25 feet in height or two stories, must be no closer than 65 feet ( or 45 feet if permitted
by the Planning Commission) from the property line abutting Highway 101.
H. DISTRIBUTION OF FLOOR AREA

1. Require that a minimum percentage of total floor area and/or lot coverage on the site be
distributed between the "Neighborhood Zone" and "Higher Intensity Zone" to avoid the
design of large expansive parking lots and to distribute floor area across relatively deep
lots.

Section 18 .13 .15 5, in combination with Sections 18 .13 .120 and 18 .13 .160 related to
setbacks cited above, would require at least one establishment of no greater than 5,000
square feet to be constructed in the "Neighborhood Zone" with uses intended to activate and
engage the street. Establishments greater than 5,000 square feet would be allowed only with
approval by the Planning Commission. These provisions would also have the effect of
avoiding the development of projects that place all buildings at the rear of the property
behind large parking fields.
I.

OTHER STANDARDS
1.

Lighting: Given the proximity of commercial uses to residential neighborhoods, lighting
requirements should require the minimum necessary for safety purposes, should be Dark
Sky compliant, and should incorporate features that allow for minimum impacts when not
needed, such as dimmers and timers.

Section 18.13.040(4) of the proposed MX-1 district creates performance standards for
exterior lighting in conjunction with new development.
2. Landscaping: Additional landscaping requirements that soften the visual mass and scale of
development from the highway and Tamai Vista Boulevard should be considered.
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Several sections of the proposed MX-1 district (18.13.120- 18.13.140) require landscaping
within required front, rear and side setback areas intended to buffer development from
adjacent uses and provide a natural aesthetic and scale modulator for new buildings. In
addition, findings associated with Design Review permits require consideration and
approval of landscape plans.
3. Parking: Parking standards should ensure that adequate parking is provided for permitted
uses and that parking does not occur in adjacent residential neighborhoods.

Section 18 .13 .18 5 of the proposed MX-1 district describes the requirements for off-street
parking. The parking requirements were taken directly from the existing off street parking
regulations in Section 18.20 of the Corte Madera Zoning Ordinance with the exception that
parking requirements for efficiency or studio residential units were reduced from 1.5 parking
spaces per unit to 1.0 parking spaces per unit. Existing provisions in Section 18.20 related
to shared use of parking and the Planning Commission ability to require additional parking
were referenced to clearly indicate the applicability of those provisions in the MX-1 district.
J.

SPECIAL CONDITIONS

1. Account for unique site conditions of TD Ameritrade site given its small lot size, access from
Madera Boulevard, and lack of highway frontage.

Section 18.13.195 of the proposed MX-1 district makes exceptions to several of the
development standard otherwise applicable in the MX-1 district for lots with less than
20,000 square feet of net lot area. This would apply only to the TD Ameritrade site (50
Madera Boulevard).
2. Account for unique site conditions of Best Western Inn site given it is accessed from
Madera Boulevard, has frontage on both Tamai Vista Boulevard and Madera Boulevard,
and the Madera Boulevard frontage is not adjacent to residential uses. As a result. the
conceptual approach to the development standards described above may not fit the site
conditions of this site.

Sections 18.13.125, 18.13.140, and 18.13.160 include provisions that recognize the different
orientation of the lot at 56 Madera Boulevard.
3. Consider the instances in which potential exceptions or variances to the development
standards may be justified and add specific findings as necessary.

As described above, the proposed MX-1 district includes several provisions in several
sections which provide flexibility provided that specific findings are met by the Planning
Commission.
K. TRAFFIC
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1. Require project-specific traffic analysis for all new redevelopment proposals in the Corridor
and ensure proposals mitigate significant impacts if they exist.

As discussed on pages 7 and 79 the Initial Study prepared for the proposed general plan and
zoning ordinance amendments, project-specific traffic analysis will be prepared for all new
redevelopment proposals and proper mitigation measures will be required if necessary.
2. Consider requiring proiect-specific measures. such as incentivizing employee carpools or
use of public transit. providing bike share programs. or shuttles, in conjunction with new
commercial development proposals to reduce the number of vehicular trips associated
with a proposed project.

For projects which require mitigation measures pursuant to project-specific CEQA analysis,
and projects which require conditional use permits or other discretionary actions, projectspecific measures described above may be considered as part of project approvals.
3. Continue to work independently and with the City of Larkspur and the Transportation
Authority of Marin (TAM} to fund local studies and capital projects aimed at improving
vehicular. bicycle and pedestrian circulation along the Tamai Vista Corridor and
immediately adjacent areas.
4. Support regional efforts to improve highway interchanges and connections between
Highways 101 and 580 that can reduce afternoon congestion on Corte Madera's local
streets such as Wornum Drive.

In the staff reports for the June 14, 2016 Planning Commission meeting and July 19, 2016
Town Council meeting, staff included an attachment describing the various efforts underway
to improve circulation surrounding the Tamai Vista Corridor area. An updated attachment,
Attachment 6, has been included in this staff report.
GENERAL PLAN AMENDMENT
The proposed project includes an application to amend the General Plan by changing the
General Plan land use designation for 75 Tamai Vista Boulevard (the "DMV site") from
Public and Semi-Public Facilities to Mixed-Use Commercial. This land use designation
change is necessary so that the application of the new MX-1 zoning district to 75 Tamai
Vista Boulevard would be consistent with the General Plan. The General Plan amendment
would also make minor changes to the General Plan Land Use Chapter in two instances.
Attachment 7 includes graphics describing the proposed General Plan map change and the
proposed text changes.
The DMV has not expressed any interest in making changes to the existing use on the site or
selling the property in the near future. Nonetheless, staff believes the change in zoning and
in the General Plan is warranted at this time in order to set land use policy direction
comprehensively for the entire Tamai Vista Corridor as a whole. This would ensure that if
the DMV at some point in the future does entertain sale of the property, new owners would
14
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have a clear understanding of the Town's expectations and development would be subject to
the same requirements as other properties subject to the MX-1 zoning.
Alternatively, a decision could be made to leave this site out of the rezoning area, leaving
the existing zoning and general plan designations in place. If the site were to be sold at
some point in the future, a use other than that qualifying under the Public/Semi-Public
Facilities zoning district, would require a zoning and general plan amendment at that time.
PLANNING COMMISSION RECOMMENDATION
At its September 13, 2016 regularly-scheduled meeting, the Corte Madera Planning
Commission recommended, by a vote of 3-1, that the Town Council adopt the Negative
Declaration and approve the proposed General Plan Amendments and Zoning Ordinance
Amendments with modifications. The Planning Commission Resolution 16-026 and
minutes from the meeting are included in Attachment 8. The video recording of the meeting
can also be viewed at: https://www.youtube.com/watch?v=XehyOFYc6HI. The Planning
Commission made the following modifications:
Incorporation of edits and clarifications included in the revised MX-1 district text
provided by staff;
Require all residential uses be conditionally permitted uses (requiring a
conditional use permit) rather than allowing rental housing by right and for-sale
multi-family housing as a conditional use;
Changing aerobics studios, tanning salons, and waxing establishments from
conditionally permitted uses to permitted uses as recommended by staff;
Allowing juice bars, smoothie shops, and restaurants without drive thru windows
and less than 4,000 square feet of floor area as permitted uses;
Changing the definition of "substantial remodel" from "75%" of exterior walls,
including roof, to "50%" of exterior walls, including roof and clarifying intent of
streetscape improvement threshold in Section 18.13.115.
The proposed MX-1 district text, as modified by the Planning Commission, is included in
Attachment 4.
ENVIRONMENTAL ASSESSMENT
The Town, through the Planning Department, hired Metropolitan Planning Group (M-Group)
to conduct an environmental assessment pursuant to the California Environmental Quality
Act (CEQA) for the proposed zoning and general plan amendments described above. In
compliance with CEQA, the Town, as the lead agency, conducted an Initial Study, and on
August 24, 2016, released a Notice oflntent to Adopt a Negative Declaration, which notified
the public of the Planning Department's determination that the proposed General Plan and
Zoning Ordinance amendments do not have a significant effect on the environment, and of
the opportunity to comment on the Initial Study. The notice, which was sent by mail to all
property owners in the Tamal Vista Corridor and within 600 ft. of the Tamal Vista Corridor
15

15

(and remaining properties on Chickasaw Court), was sent by email to all those who signed up
to receive information regarding the Tamal Vista Corridor Study, was posted on the Town's
website and sent by email to all those signed up for Planning and Building and Weekly
Newsletter newsflash items, and posted at the Town's fire stations, Town Hall, library and
post office, included notice of the Planning Commission public hearing on September 13,
2016.
The Negative Declaration and Appendices can be accessed on the Town's website at:
http ://townofcortemadera.org/DocumentCenterNiew/2269. Resolution
In response to comments by Planning Commissioner Caldera at the September 13, 2016
Planning Commission meeting and those received on September 26, 2016 by a member of
the public, staff has prepared a memo in response (Attachment 9). No other comments have
been received on the Initial Study/Negative Declaration.

ADDITIONAL STAFF RECOMMENDATIONS
Since the Planning Commission public hearing, staff has continued to review the proposed
Zoning Ordinance amendments and recommends a couple of additional modifications to the
proposed MX-1 district. The recommended modifications include:
Revisions to Section 18.13.150(b) striking language allowing projects seeking a
State Density Bonus to increase FAR to .50 since such potential increase in FAR
would be more appropriately requested through the concession process. The
proposed modification would read as follows:
a) Notwithstanding the provisions of Section 18.13.145, residential density
may be increased to 20.0 units/acre for projects that include senior
housing, as defined in California Civil Code Section 51.3 (b )(1 ), fflffi:
wmeh provided that such project include deed restrictions ensuring
continued use of the site for senior housing and-; In eoajl.fRetiOfl ·.vith. a
projeet meeti:B:g tee abo-.ze eriteria, floor area ratio may be increased up to
.5 FA.R provided that a minimum .05 FAR includes non-residential uses
permitted or conditionally permitted in the MX-1 district.
b) Applications to increase density pursuant to the State Density Bonus
Law (California Government Code Section 65915 - 65918) shall be
made in accordance with Section 18.24.125. In ooRjlfRetioe with saeh
applieatioa. tfl:a.t ineh1:des aff.oTdable housing on site, floor area ratio may
be inereased up to .5 FAR pro•,ided that a mi.niml:lfl'l: .05 FAR includes
00.e. residential uses permitted in the MX I district.
Adding certain mental health offices, specifically psychologist, psychiatric, and
counseling offices, to the list of permitted uses. This would differentiate such
uses from "medical offices" which require a conditional use permit.
Modification of Section 18.13.185 related to required off-street parking adding a
requirement that 2.5 spaces be provided for residential units containing 4 or more
bedrooms.
16
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CONCLUSION
The proposed General Plan and Zoning Ordinance amendments, including the creation of the
new MX-1 district, is the product of an iterative public process 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 and regulation 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 robust public 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 proposed MX-1 zoning district are included in
Attachment 10.

OPTIONS
1. Adopt Resolution 40/2016 recommending adoption of the Negative Declaration,
Resolution 41/2016 recommending adoption of the proposed General Plan amendment,
and introduce Draft Ordinance 958, incorporating specific modifications or commentary
as necessary.
2. Request that staff provide additional information, or make modifications to the proposed
General Plan and/or Zoning Ordinance amendments, and continue the public hearing to
the October 18th Town Council meeting, or to date uncertain, for further review and
public comment.

ATTACHMENTS
DRAFT RESOLUTIONS 40/2016 AND 41/2016 AND ORDINANCE 958
MEETING MINUTES FROM JUNE 14, 2016 PLANNING COMMISSION MEETING AND JULY 19,
2016 TOWN COUNCIL MEETING
3. EXISTING AND PROPOSED ZONING MAPS
4. PROPOSED ZONING ORDINANCE AMENDMENT (MX-1 DISTRICT), AS MODIFIED BY
PLANNING COMMISSION
5. SETBACK MARKERS GRAPHIC FOR 41 T AMAL VISTA BOULEY ARD
6. SUMMARY OF PROJECTS TO IMPROVE CIRCULATION SURROUNDING TAMAL VISTA
CORRIDOR
7. EXISTING AND PROPOSED GENERAL PLAN LAND USE MAPS AND TEXT CHANGES
8. PLANNING COMMISSION RESOLUTION 16-2016 w/o ATTACHMENTS
9. MEMO IN RESPONSE TO COMMENTS ON INITIAL STUDY/NEGATIVE DECLARATION
10. PUBLIC COMMENT RECEIVED SINCE AUGUST 24, 2016
1.

2.

17
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ATTACHMENT 1
DRAFT RESOLUTIONS 40/2016 AND 41/2016 AND ORDINANCE 958
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RESOLUTION NO. 40/2016
RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF CORTE MADERA
DETERMINING THAT THE ZONING ORDINANCE AMENDMENT (ORDINANCE
958) CREATING A NEW MIXED-USE ZONING DISTRICT (MX-1) AND REZONING
SEVEN PROPERTIES LOCATED WITHIN THE "TAMAL VISTA CORRIDOR"
FROM C-3 AND PUBLIC/SEMI-PUBLIC FACILITIES DISTRICTS TO MX-1, AND
THE GENERAL PLAN AMENDMENT PURSUANT TO TOWN COUNCIL
RESOLUTION 41/2016 WILL NOT HAVE A SIGNIFICANT EFFECT ON THE
ENVIRONMENT PURSUANT TO CALIFORNIA ENVIRONMENTAL QUALITY
REVIEW ACT (CEQA) GUIDELINES ARTICLE 6 AND SECTION 15074.
WHEREAS, On April 21, 2009, the Town Council did conduct a public hearing on the Town of
Corte Madera 2009 General Plan (the "2009 General Plan"), including the Revised Final
Environmental Impact Report (FEIR) and its accompanying Mitigation Monitoring and
Reporting Program, and did consider all oral and written testimony submitted to the Town
regarding the same prior to taking its action. By Resolution No. 3595, the Town Council did
certify the FEIR for the General Plan, and did consider the FEIR and identified mitigation
measures prior to taking action to adopt the 2009 General Plan, including its related goals,
policies and programs, by separate Resolution No. 3594; and
WHEREAS, many commercial properties adjacent to Highway 101 were re-classified from
Region-Serving Commercial or Commercial Services land use designations, which did not allow
residential uses, to the Mixed-Use Commercial land use designation in the Land Use Element of
the 2009 General Plan; and
WHEREAS, the Mixed-Use Commercial land use designation is intended to "support infill
activities, and site and building redevelopment of existing neighborhood commercial centers and
along commercial corridors. Allowable uses include office, light industrial (non-manufacturing),
and commercial services, as well as new housing developments;" and
WHEREAS, the 2009 General Plan, and 2011 and 2015 Housing Element updates included
specific policies and programs to create a new Mixed-Use zoning district through the adoption of
amendments to the Corte Madera Zoning Ordinance to implement the policies of the Mixed-Use
Commercial land use designation, including allowances for residential uses, for those areas so
designated; and
WHEREAS, on June 4, 2016, the Planning Department released the draft Tamai Vista Corridor
Study Report ("Report") which included a detailed review of existing conditions, analytic tools,
public outreach efforts and comments, and land use policy recommendations for the Tamai Vista
Corridor; and
WHEREAS, on June 14, 2016 and July 19, 2016, the Planning Commission and Town Council
respectively, held duly-notice public meetings to review, receive public comment, and provide
direction regarding the draft land use policy recommendations for the Tamal Vista Corridor
detailed in the Report; and
WHEREAS, the Town Council, at its July 19, 2016 public meeting, directed staff to proceed
l
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with the development of draft zoning ordinance amendments for review and consideration by the
Planning Commission based on the policy recommendations included in the report and
comments received by the Town Council and Planning Commission; and
WHEREAS, on August 24, 2016, the Planning Department published a Notice of Intent to adopt
a Negative Declaration/Initial Study, and public hearing notice for proposed Zoning Ordinance
and General Plan amendments in compliance with CEQA Guidelines Section 15072 and
California Government Code Section 65854, Section 65090, and Section 65091; and
WHEREAS, The above-mentioned notice was sent by mail to all property owners in the Tamai
Vista Corridor and within 600 ft. of the Tamai Vista Corridor (and remaining properties on
Chickasaw Court), was sent by email to all those who signed up to receive information regarding
the Tamai Vista Corridor Study, was posted on the Town's website and sent by email to all those
signed up for Planning and Building and Weekly Newsletter newsflash items, was posted at the
Town's fire stations, Town Hall, library and post office, and posted at the Marin County Clerk's
Office.
WHEREAS, on September 2, 2016, notice of the Planning Commission public hearing was
published in the Marin Independent Journal in compliance with California Government Code
Section 65090; and
WHEREAS, on September 13, 2016, the Planning Commission held a public hearing on the
Initial Study/Negative Declaration, proposed Zoning Ordinance and General Plan amendments
(the "Project"), received the staff report and a reviewed a presentation from the Planning
Department, received comments from the public, and
WHEREAS, by Resolution No. 16-026, the Planning Commission did consider and recommend,
by a vote of 3-1 (with one recused) that the Town Council find that the Project, and the policies
and regulations contained therein will not have a significant effect on the environment pursuant
to CEQA Guidelines Section 15074; and
WHEREAS, by same Resolution No. 16-026, the Planning Commission did consider and
recommend the Town Council adopt amendments to the Town of Corte Madera Zoning
Ordinance and General Plan; and
WHEREAS, on September 22, 2016, notice of the Corte Madera Town Council public hearing
on the Initial Study/Negative Declaration, and proposed Zoning Ordinance and General Plan
amendments was sent by mail to all property owners in the Tamai Vista Corridor and within 600
ft. of the Tamai Vista Corridor (and remaining properties on Chickasaw Court), was sent by
email to all those who signed up to receive information regarding the Tamal Vista Corridor
Study, was posted on the Town's website and sent by email to all those signed up for Planning
and Building and Weekly Newsletter newsflash items, was posted at the Town's fire stations,
Town Hall, library and post office, and posted at the Marin County Clerk's Office, in compliance
with California Government Code Section 65854, Section 65090, and Section 65091; and
WHEREAS, on October 4, 2016, the Town Council of the Town of Corte Madera did conduct a
public hearing on the Project, including the environmental determination, and did consider all
oral and written testimony submitted to the Town regarding the same prior to taking its actions
on the environmental determination pursuant to CEQA Guidelines Article 6 and Section 15074.
2
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NOW, THEREFORE, BE IT RESOLVED, that the Town Council of the Town of Corte
Madera does hereby find and resolve as follows:
1. Recitals
The foregoing recitals are true and correct and are incorporated into the findings herein.
2. Record
The Record of Proceedings ("Record") upon which the Planning Commission makes its
recommendation includes, but is not limited to:
(1) the 2009 General Plan, (2) the FEIR certified for the 2009 General Plan, including the
appendices and technical reports cited in and/or relied upon in preparing the FEIR, (3) the
Housing Element update adopted by the Town Council in 2015, including the adopted
environmental determination (4) the Tamal Vista Corridor Study Report, (5) all staff reports,
Town files and records and other documents prepared for and/or submitted to the Town Council
relating to the Tamal Vista Corridor Study Report and Zoning Ordinance and General Plan
amendments, including the Initial Study/Negative Declaration prepared to evaluate the
environmental effects of the Project ( 6) the recommendation of the Planning Commission (7) all
documentary and oral evidence received at public hearings or submitted to the Town relating to
the Tamal Vista Corridor Study Report and Zoning Ordinance and General Plan amendments
related to the creation of new Zoning Ordinance Chapter 18.13 and the MX-1 zoning district, and
(8) all matters of common knowledge to the Planning Commission and the Town, including, but
not limited to, Town, state, and federal laws, policies, rules, regulations, reports, records and
projections related to development within the Town and its surrounding areas.
The location and custodian of the Record is the Planning Director of the Town of Corte Madera,
300 Tamalpais Drive, Corte Madera, CA 94925.
3. Compliance with the California Environmental Quality Act (CEOA)
Pursuant to CEQA Guidelines Section 15074, prior to adopting the Negative Declaration
prepared for the Project, the Town Council must consider the proposed Negative Declaration.
The following findings must be made by the Town Council prior to adoption of the Negative
Declaration:
1.

The Negative Declaration was prepared in accordance with the California Environmental
Quality Review Act.

2.

The Town Council has considered the proposed Negative Declaration, together with all
public comments received during the public review process, and based on the whole
record, does not find substantial evidence that the project will have a significant effect on
the environment.

3.

The Negative Declaration reflects the lead agency's independent judgement and analysis.
3
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4.

Pursuant to §21081.6(a)(2) of the Public Resources Code, the Corte Madera Planning
Department, located at 300 Tamalpais Drive, Corte Madera, CA, is the custodian and
location of the documents and other materials that constitute the record of proceedings
upon which the Town Council's decision memorialized in this Resolution is based.

The Town Council of the Town of Corte Madera has reviewed the Negative Declaration and
based on its independent judgement and analysis determines that the Negative Declaration was
prepared in accordance with the California Environmental Quality Review Act and that based on
the whole record, including public comments received during the public review process, there is
not substantial evidence that the project will have a significant effect on the environment.
In particular, the Town Council has reviewed the Mandatory Findings of Significance (Chapter
4.18 of the Initial Study/Negative Declaration) and concurs with the findings that the Project will
have a less than significant impact on the environment for the reasons specified.
I HEREBY CERTIFY that the foregoing resolution was duly and regularly adopted by the
Town Council of Corte Madera at a regular meeting held on the 4th day of October, 2016, by the
following vote, to wit:

AYES:

Councilmembers:

NOES:

Councilmembers:

ABSENT:

Councilmembers:

Sloan Bailey, Mayor

ATTEST:

Rebecca Vaughn, Town Clerk
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RESOLUTION NO. 41/2016
A RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF CORTE
MADERA AMENDING THE TOWN OF CORTE MADERA GENERAL PLAN
BY AMENDING THE LAND USE DIAGRAM OF THE LAND USE ELEMENT,
CHANGING THE LAND USE DESIGNATION FOR 75 TAMAL VISTA
BOULEVARD FROM PUBLIC/SEMI-PUBLIC FACILITIES TO MIXED-USE
COMMERCIAL AND ADDING THE MX-1 ZONING DISTRICT AS AN
APPLICABLE ZONING DISTRICT IN THE MIXED-USE COMMERCIAL
LAND USE DESIGNATION
WHEREAS, the Town Council of the Town of Corte Madera adopted a comprehensive
update to the Corte Madera General Plan on April 21, 2009 (the "2009 General Plan");
and
WHEREAS, many commercial properties adjacent to Highway 101 were re-classified
from Region-Serving Commercial or Commercial Services land use designations, which
did not allow residential uses, to the Mixed-Use Commercial land use designation in the
Land Use Element of the 2009 General Plan; and
WHEREAS, the Mixed-Use Commercial land use designation is intended to "support
infill activities, and site and building redevelopment of existing neighborhood
commercial centers and along commercial corridors. Allowable uses include office, light
industrial (non-manufacturing), and commercial services, as well as new housing
developments;" and
WHEREAS, the 2009 General Plan, and 2011 and 2015 Housing Element updates
included policies and programs to create a new Mixed-Use zoning district through the
adoption of amendments to the Corte Madera Zoning Ordinance to implement the
policies of the Mixed-Use Commercial land use designation, including allowances for
residential uses, for those properties so designated; and
WHEREAS, in response to concerns raised by members of the Corte Madera community
about potential development projects and the level of redevelopment activity in the Tamai
Vista Corridor, the Town Council of the Town of Corte Madera adopted an Urgency
Ordinance (No. 942) on October 7, 2014, prohibiting the granting of land use
entitlements within the area bounded by Tamal Vista Boulevard to the west, Womum
Drive to the north, Hwy. 101 to the east, and Madera Boulevard to the south (the "Tamai
Vista Corridor"), other than those applications for land use entitlement already deemed
complete by the Planning Department. This Ordinance was extended twice, on
November 18, 2014 and September 15, 2015, and will expire on October 7, 2016; and
WHEREAS, in approving and extending the Urgency Ordinance, the Town Council
declared that "the Town has a responsibility to move forward with studies necessary to
implement General Plan policies relating to the Tamai Vista East Corridor area in order
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to identify the regulations necessary to foster an appropriate mix of uses and harmonize
and prioritize the various policies relating to land use, including circulation, economic
development, housing, and community design. It is important for the Town to fulfill this
responsibility and look carefully at implementing regulations that balance all of the
Town's policies prior to approving additional changes in land use on an individual parcel
by parcel basis;" and
WHEREAS, Corte Madera Planning Department engaged the services of Metropolitan
Planning Group (M-Group) in the summer of 2015 and embarked upon a comprehensive
analysis and public consultation process in September 2015 (the "Tamai Vista Corridor
Study"), designed to fulfill the purpose of the Urgency Ordinance and the goals and
objectives of the 2009 General Plan; and
WHEREAS, the Town, through the efforts of the Planning Department, Planning
Commission, and Town Council, facilitated public participation, education, significant
public input, and opportunities for dialogue between and amongst various community
stakeholders, Planning Department staff, and Town decision-makers, to help identify
appropriate land use policy recommendations for the Tamai Vista Corridor, including
policies applicable to 75 Tamai Vista Boulevard. Six community-wide meetings and
approximately 10 "stakeholder" meetings with individuals, groups of Corte Madera
residents, Corte Madera organizations, and property-owners were convened for this
purpose; and
WHEREAS, public meetings related to the Tamai Vista Corridor Study were generally
noticed on the Town's website, sent via email to subscribers of the Tamai Vista Corridor
Study email group list and the Town's e-notification system, sent via mail to property
owners within and within 500 feet of the Tamai Vista Corridor, and posted on the Town's
Community Center reader board; and
WHEREAS, on June 4, 2016, the Planning Department released the draft Tamai Vista
Corridor Study Report ("Report") which included a detailed review of existing
conditions, analytic tools, public outreach efforts and comments, and land use policy
recommendations for the Tamai Vista Corridor; and
WHEREAS, on June 14, 2016 and July 19, 2016, the Planning Commission and Town
Council respectively, held duly-notice public meetings to review, receive public
comment, and provide direction regarding the draft land use policy recommendations for
the Tamai Vista Corridor detailed in the Report; and
WHEREAS, the Town Council, at its July 19, 2016 public meeting, directed staff to
proceed with the development of draft zoning ordinance amendments for review and
consideration by the Planning Commission based on the policy recommendations
included in the report and comments received by the Town Council and Planning
Commission; and
WHEREAS, on August 24, 2016, the Planning Department published a Notice of Intent
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to adopt a Negative Declaration/Initial Study, and public hearing notice for proposed
Zoning Ordinance and General Plan amendments in compliance with CEQA Guidelines
Section 15072 and California Government Code Section 65854, Section 65090, and
Section 65091; and
WHEREAS, the above-mentioned notice was sent by mail to all property owners in the
Tamai Vista Corridor and within 600 ft. of the Tamai Vista Corridor (and remaining
properties on Chickasaw Court), was sent by email to all those who signed up to receive
information regarding the Tamai Vista Corridor Study, was posted on the Town's website
and sent by email to all those signed up for Planning and Building and Weekly
Newsletter newsflash items, was posted at the Town's fire stations, Town Hall, library
and post office, and posted at the Marin County Clerk's Office.
WHEREAS, on September 2, 2016, notice of the Planning Commission public hearing
was published in the Marin Independent Journal in compliance with California
Government Code Section 65090; and
WHEREAS, on September 13, 2016, the Planning Commission held a public hearing on
the Initial Study/Negative Declaration, proposed Zoning Ordinance and General Plan
amendments (the "Project"), received the staff report and a reviewed a presentation from
the Planning Department, received comments from the public, and
WHEREAS, by Resolution No. 16-026, the Planning Commission did consider and
recommend, by a vote of 3-1 (with one recused) that the Town Council find that the
Project, and the policies and regulations contained therein, will not have a significant
effect on the environment pursuant to CEQA Guidelines Section 15074; and
WHEREAS, by same Resolution No. 16-026, the Planning Commission did consider and
recommend the Town Council adopt amendments to the Town of Corte Madera Zoning
Ordinance and General Plan; and
WHEREAS, on September 22, 2016, notice of the Corte Madera Town Council public
hearing on the Initial Study/Negative Declaration, and proposed Zoning Ordinance and
General Plan amendments was sent by mail to all property owners in the Tamal Vista
Corridor and within 600 ft. of the Tamal Vista Corridor (and remaining properties on
Chickasaw Court), was sent by email to all those who signed up to receive information
regarding the Tamai Vista Corridor Study, was posted on the Town's website and sent by
email to all those signed up for Planning and Building and Weekly Newsletter newsflash
items, was posted at the Town's fire stations, Town Hall, library and post office, and
posted at the Marin County Clerk's Office, in compliance with California Government
Code Section 65854, Section 65090, and Section 65091; and
WHEREAS, on September 24, 2016, notice of the Planning Commission public hearing
was published in the Marin Independent Journal in compliance with California
Government Code Section 65090, and
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WHEREAS, on October 4, 2016, the Town Council of the Town of Corte Madera did
conduct a public hearing on the Project, including the environmental determination, and
did consider all oral and written testimony submitted to the Town regarding the same
prior to taking its actions on the Project, including the proposed General Plan
amendment.
NOW, THEREFORE, BE IT RESOLVED, that the Town Council of the Town of
Corte Madera does hereby find and resolve as follows:
1. Recitals
The foregoing recitals are true and correct and are incorporated into the findings herein.
2. Record
The Record of Proceedings ("Record") upon which the Planning Commission makes its
recommendation includes, but is not limited to:
(1) the 2009 General Plan, (2) the FEIR certified for the 2009 General Plan, including the
appendices and technical reports cited in and/or relied upon in preparing the FEIR, (3) the
Housing Element update adopted by the Town Council in 2015, including the adopted
environmental determination (4) the Tamal Vista Corridor Study Report, (5) all staff
reports, Town files and records and other documents prepared for and/or submitted to the
Town Council relating to the Tamal Vista Corridor Study Report and Zoning Ordinance
and General Plan amendments, including the Initial Study/Negative Declaration prepared
to evaluate the environmental effects of the Project, (6) the recommendation of the
Planning Commission (7) all documentary and oral evidence received at public hearings
or submitted to the Town relating to the Tamal Vista Corridor Study Report and Zoning
Ordinance and General Plan amendments related to the creation of new Zoning
Ordinance Chapter 18.13 and the MX-1 zoning district, and (8) all matters of common
knowledge to the Planning Commission and the Town, including, but not limited to,
Town, state, and federal laws, policies, rules, regulations, reports, records and projections
related to development within the Town and its surrounding areas.

The location and custodian of the Record is the Planning Director of the Town of Corte
Madera, 300 Tamalpais Drive, Corte Madera, CA 94925.
3. Compliance with the California Environmental Quality Act (CEQA)
Based on the fact, analysis and findings contained in Town Council Resolution 40/2016,
the General Plan amendment will not have a significant effect on the environment.
4. General Plan Consistency
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The Town Council of the Town of Corte Madera does hereby find that the proposed
General Plan amendment to the Land Use Element to change the land use designation of
75 Tamal Vista Boulevard from Public/Semi-Public Facilities to Mixed-Use Commercial,
as described in Exhibit A, is in the best interest of the Town because it sets appropriate
land use policy in the event that the site, currently owned by the State of California, may
be sold and/or reused in the future, however unlikely. The Town Council notes that the
site has been analyzed and assessed along with all the other properties in the Tamai Vista
Corridor Study and that the Report does not distinguish this site from others. The site
characteristics are similar to other sites within the Tamai Vista Corridor and any potential
redevelopment of the site would benefit from the requirements placed on development by
the MX-1 district, particularly those related to the reservation of property adjacent to
Tamai Vista Boulevard for public use.
The General Plan Amendment to add MX-1 to the list of applicable zoning districts in the
Land Use Element of the General Plan, as described in Exhibit B, would update the
General Plan to recognize the creation of the MX-1 zoning district and its consistency
with the Mixed-Use land use designation.
NOW, THEREFORE, BE IT FURTHER RESOLVED that the Town Council of the
Town of Corte Madera herby adopts the General Plan Amendment, attached hereto as
"Exhibits A and B."

* * * * * * * * * * * *
I HEREBY CERTIFY that the foregoing resolution was duly and regularly adopted by
the Town Council of Corte Madera at a regular meeting held on the 4th day of October,
2016, by the following vote, to wit:
AYES:

Councilmembers:

NOES:

Councilmembers:

ABSENT:

Councilmembers:

Sloan Bailey, Mayor

ATTEST:

Rebecca Vaughn, Town Clerk
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EXHIBIT A
AMENDMENT TO GENERAL PLAN LAND USE DIAGRAM
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FIGURE 4
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EXHIBITB
GENERAL PLAN TEXT AMENDMENT
The following General Plan Amendments are proposed as shown in stFikethFough
and underline below:
PG. 2-21

Mixed-Use Commercial:
This designation is intended to support infill activities, and site and building
redevelopment of existing neighborhood commercial centers and along
commercial corridors. Allowable uses include office, light industrial (nonmanufacturing), and commercial services, as well as new housing developments.
The designation is intended to encourage a variety of community activities and
services to co-exist in close proximity to one-another (such as jobs, housing and
services), thereby reducing the need for extensive automobile travel. Reduced
parking standards may be allowed when the site is located within .25 mile of a
transit stop.
Minimum Lot Size: 20,000 square feet
Floor Area Ratio: Up to .34
Approximate Development Density: From 15.1 to 25.0 dwelling units per gross
acre, and up to 31. 0 dwelling units per gross acre if meeting State requirements
for density bonus
Approximate Population Density: From 33 to 70 persons per gross acre
Applicable Zoning Districts: 0 (Professional and Administrative Office District);
C-1 (Local Shopping District); C-3 (Highway Commercial); C-4 (Commercial
Service District); MX-1 (Mixed Use - Tamai Vista Corridor): M (Light Industrial
District): AHMU (Affordable Housing Mixed-Use District); PD (Planned
Development Overlay District); BRNH (Bay/ands Risk Zone and Natural Habitat
Overlay District): also, the Town will amend the Zoning Code to include MRX
(Mixed Use District),
PG. 2-21

Public and Semi-Public Facilities:
This designation includes uses that service a public or semi-public function,
including public and private schools, places ofreligious assembly, and public
buildings such as Town Hall and the California Departm.eet of Motor Vehleles. It
also allows areas necessary for public service installations, including public and
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private drainage ways, retention ponds and flood control facilities, such as pump
stations, floodgates and floodwalls, and other sites necessary for public facilities
and services. Uses accessory to public facilities, including recreational pathways,
are also allowed in this designation.
Minimum Lot Size: None
Floor Area Ratio: Up to .35
Applicable Zoning Districts: P/SP (Public and Semi-Public Facilities District);
FC (Flood Control and
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ORDINANCE NO. 958
AN ORDINANCE OF THE TOWN COUNCIL OF THE TOWN OF CORTE
MADERA AMENDING CHAPTER 18 OF THE CORTE MADERA MUNICIPAL
CODE BY CREATING A NEW CHAPTER 18.13 AND MIXED-USE ZONING
DISTRICT (MX-1: 18.13.100 THROUGH 18.13.198) AND THE REZONING OF
THE SEVEN PROPERTIES BOUNDED BY T AMAL VISTA BOULEYARD TO
THE WEST, WORNUM DRIVE TO THE NORTH, HIGHWAY 101 TO THE
EAST, AND MADERA BOULEVARD TO THE SOUTH (THE "TAMAL VISTA
CORRIDOR")
WHEREAS, from time to time it is necessary to amend the Zoning Ordinance to reflect
changes in state and federal laws and/or local philosophies towards land use and
development controls; and
WHEREAS, the Town did update the Corte Madera General Plan in 2009 and did cause
to be prepared a Final Environmental Impact Report ("Final EIR") for the General Plan
including all policies and implementation measures set forth therein ("Related Actions"),
in compliance with CEQA, Public Resources Code §21000, et seq., and the CEQA
Guidelines, and on April 21, 2009, the Town Council did, by the adoption of Resolution
3594 certify said Final EIR for the adoption of the 2009 General Plan and its Related
Actions; and
WHEREAS, On April 21, 2009 by the adoption of Resolution 3594 the Town Council
did adopt the 2009 General Plan (the "2009 General Plan"); and
WHEREAS, many commercial properties adjacent to Highway 101 were re-classified
from Region-Serving Commercial or Commercial Services land use designations, which
did not allow residential uses, to the Mixed-Use Commercial land use designation in the
Land Use Element of the 2009 General Plan; and
WHEREAS, the Mixed-Use Commercial land use designation is intended to "support
infill activities, and site and building redevelopment of existing neighborhood
commercial centers and along commercial corridors. Allowable uses include office, light
industrial (non-manufacturing), and commercial services, as well as new housing
developments;" and
WHEREAS, the 2009 General Plan, and 2011 and 2015 Housing Element updates
included policies and programs to create a new Mixed-Use zoning district through the
adoption of amendments to the Corte Madera Zoning Ordinance to implement the
policies of the Mixed-Use Commercial land use designation, including allowances for
residential uses, for those properties so designated; and
WHEREAS, in response to concerns raised by members of the Corte Madera community
about potential development projects and the level of redevelopment activity in the Tamai
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Vista Corridor, the Town Council of the Town of Corte Madera adopted an Urgency
Ordinance (No. 942) on October 7, 2014, prohibiting the granting of land use
entitlements within the Tamai Vista Corridor, other than those applications for land use
entitlement already deemed complete by the Planning Department. This Ordinance was
extended twice, on November 18, 2014 and September 15, 2015, and will expire on
October 7, 2016; and
WHEREAS, in approving and extending the Urgency Ordinance, the Town Council
declared that "the Town has a responsibility to move forward with studies necessary to
implement General Plan policies relating to the Tamai Vista East Corridor area in order
to identify the regulations necessary to foster an appropriate mix of uses and harmonize
and prioritize the various policies relating to land use, including circulation, economic
development, housing, and community design. It is important for the Town to fulfill this
responsibility and look carefully at implementing regulations that balance all of the
Town's policies prior to approving additional changes in land use on an individual parcel
by parcel basis;" and
WHEREAS, Corte Madera Planning Department engaged the services of Metropolitan
Planning Group (M-Group) in the summer of 2015 and embarked upon a comprehensive
analysis and public consultation process in September 2015 (the "Tamai Vista Corridor
Study"), designed to fulfill the purpose of the Urgency Ordinance and the goals and
objectives of the 2009 General Plan; and
WHEREAS, the Town, through the efforts of the Planning Department, Planning
Commission, and Town Council, facilitated public participation, education, significant
public input, and opportunities for dialogue between and amongst various community
stakeholders, Planning Department staff, and Town decision-makers, to help identify
appropriate land use policy recommendations for the Tamai Vista Corridor. Six
community-wide meetings and approximately 10 "stakeholder" meetings with
individuals, groups of Corte Madera residents, Corte Madera organizations, and propertyowners were convened for this purpose; and
WHEREAS, public meetings related to the Tamai Vista Corridor Study were generally
noticed on the Town's website, sent via email to subscribers of the Tamai Vista Corridor
Study email group list and the Town's e-notification system, sent via mail to property
owners within and within 500 feet of the Tamai Vista Corridor, and posted on the Town's
Community Center reader board; and
WHEREAS, on June 4, 2016, the Planning Department released the draft Tamai Vista
Corridor Study Report ("Report") which included a detailed review of existing
conditions, analytic tools, public outreach efforts and comments, and land use policy
recommendations for the Tamai Vista Corridor; and
WHEREAS, on June 14, 2016 and July 19, 2016, the Planning Commission and Town
Council respectively, held duly-notice public meetings to review, receive public
comment, and provide direction regarding the draft land use policy recommendations for
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the Tamai Vista Corridor detailed in the Report; and
WHEREAS, the Town Council, at its July 19, 2016 public meeting, directed staff to
proceed with the development of draft zoning ordinance amendments for review and
consideration by the Planning Commission based on the policy recommendations
included in the report and comments received by the Town Council and Planning
Commission; and
WHEREAS, on August 24, 2016, the Planning Department published a Notice of Intent
to adopt a Negative Declaration/Initial Study, and public hearing notice for proposed
Zoning Ordinance and General Plan amendments in compliance with CEQA Guidelines
Section 15072 and California Government Code Section 65854, Section 65090, and
Section 65091; and
WHEREAS, on September 2, 2016, notice of the Planning Commission public hearing
was published in the Marin Independent Journal in compliance with California
Government Code Section 65090; and
WHEREAS, on September 13, 2016, the Planning Commission held a public hearing on
the Initial Study/Negative Declaration, proposed Zoning Ordinance and General Plan
amendments (the "Project"), received the staff report and a reviewed a presentation from
the Planning Department, received comments from the public, and
WHEREAS, by Resolution No. 16-026, the Planning Commission did consider and
recommend, by a vote of 3-1 (with one recused) that the Town Council find that the
Project, and the policies and regulations contained therein, will not have a significant
effect on the environment pursuant to CEQA Guidelines Section 15074; and
WHEREAS, by same Resolution No. 16-026, the Planning Commission did consider and
recommend the Town Council adopt amendments to the Town of Corte Madera Zoning
Ordinance and General Plan; and
WHEREAS, on September 22, 2016, notice of the Corte Madera Town Council public
hearing on the Initial Study/Negative Declaration, and proposed Zoning Ordinance and
General Plan amendments was sent by mail to all property owners in the Tamai Vista
Corridor and within 600 ft. of the Tamai Vista Corridor (and remaining properties on
Chickasaw Court), was sent by email to all those who signed up to receive information
regarding the Tamai Vista Corridor Study, was posted on the Town's website and sent by
email to all those signed up for Planning and Building and Weekly Newsletter newsflash
items, was posted at the Town's fire stations, Town Hall, library and post office, and
posted at the Marin County Clerk's Office, in compliance with California Government
Code Section 65854, Section 65090, and Section 65091; and
WHEREAS, on September 24, 2016, notice of the Planning Commission public hearing
was published in the Marin Independent Journal in compliance with California
Government Code Section 65090, and
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WHEREAS, on October 4, 2016, the Town Council of the Town of Corte Madera did
conduct a public hearing on the Project, including the environmental determination, and
did consider all oral and written testimony submitted to the Town regarding the same
prior to taking its actions on the Project, including the proposed Ordinance 958.
NOW, THEREFORE, the Town Council of the Town of Corte Madera hereby finds and
ordains as follows:
1. Recitals

The foregoing recitals are true and correct and are incorporated into the findings herein.
2. Record
The Record of Proceedings ("Record") upon which the Planning Commission makes its
recommendation includes, but is not limited to:
(1) the 2009 General Plan, (2) the FEIR certified for the 2009 General Plan, including the
appendices and technical reports cited in and/or relied upon in preparing the FEIR, (3) the
Housing Element update adopted by the Town Council in 2015, including the adopted
environmental determination (4) the Tamai Vista Corridor Study Report, (5) all staff
reports, Town files and records and other documents prepared for and/or submitted to the
Town Council relating to the Tamal Vista Corridor Study Report and Zoning Ordinance
and General Plan amendments, including the Initial Study/Negative Declaration prepared
to evaluate the environmental effects of the Project, (6) the recommendation of the
Planning Commission (7) all documentary and oral evidence received at public hearings
or submitted to the Town relating to the Tamai Vista Corridor Study Report and Zoning
Ordinance and General Plan amendments related to the creation of new Zoning
Ordinance Chapter 18.13 and the MX-1 zoning district, and (8) all matters of common
knowledge to the Planning Commission and the Town, including, but not limited to,
Town, state, and federal laws, policies, rules, regulations, reports, records and projections
related to development within the Town and its surrounding areas.

The location and custodian of the Record is the Planning Director of the Town of Corte
Madera, 300 Tamalpais Drive, Corte Madera, CA 94925.
3. General Plan Consistency
The Planning Commission of the Town of Corte Madera does hereby find that the
proposed Zoning Ordinance Amendments for the creation of new Zoning Ordinance
Chapter 18.13 and a new MX-1 zoning district, and to rezone the seven properties that
comprise the Tamai Vista Corridor, is consistent with the 2009 General Plan policies and
programs, as modified by the General Plan amendment included in this resolution. The
specific policies and programs on which the Planning Commission makes this finding
include, but are not limited to:

36

Implementation Program LU-1.Ja Ordinance Revisions
Prepare and adopt revisions to the Municipal Code, including the Zoning and
Subdivision Ordinances, that organize and update existing resolutions and ordinances of
the Town to ensure consistency with the General Plan, including land uses, lot sizes and
floor area ratios. Uses and structures made non-conforming by adoption of the General
Plan will be allowed to be continued, and further addressed in the Zoning Ordinance
update.

The proposed Zoning Ordinance amendments to create a new Zoning Ordinance Chapter
18.13 and MX-1 zoning district, and rezone the Tamal Vista Corridor will update the
existing Zoning Ordinance to make it consistent with the General Plan land use
designations identified in the General Plan Land Use Diagram. The performance and
development standards of the MX-1 district will ensure that the many of the design and
operational goals for mixed-use development are required.
Implementation Program LU-I.lb Mixed-Use Zone
Amend the Corte Madera Zoning Ordinance to add a Mixed-Use Zone to implement the
Mixed-Use designations, and apply this Zoning to lands so designated on the Land Use
Diagram. Corollary changes to parking provisions of the Zoning Ordinance shall also
be made to ensure adequate set-aside ofparking spaces for residential uses in mixed-use
developments.

The proposed Zoning Ordinance amendment to create new Zoning Ordinance Chapter
18.13 and the MX-1 zoning district responds directly to this implementation program in
the General Plan and as noted in the recitals of this resolution, was the impetus for Tamai
Vista Corridor Study and the proposed MX-1 district. The new Chapter 18.13 and MX-1
district will apply to six properties designated Mixed-Use Commercial on the General
Plan Land Use Diagram and another that would be designated Mixed-Use Commercial
with the adoption of the General Plan amendment proposed in conjunction with the
zoning ordinance amendment.
Parking standards have been included in the MX-1 district to ensure that all uses within a
mixed-use project are required to set aside parking for their particular use.
Policy LU-2.12
Lands designated Medium Density Residential, High Density Residential or Mixed Use
shall be located in proximity to a range of supporting services and activity centers,
including transit stops, schools, commercial centers, employment centers and parks.
Implementation Program 2.12a: Location of High Density Sites
Designate Medium-Density Residential, High-Density Residential and Mixed Use lands
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on the Land Use Diagram in accordance with this Policy.

As described in the Tamai Vista Corridor Study Report, the Tamai Vista Corridor is
located in close proximity to a variety of residential amenities including Town Center,
Redwood High School, the Sandra Marker Trail, and several employment centers
including the office buildings at 200 Tamai Plaza and 41 Tamai Vista Boulevard.
Policy LU-4.1
Encourage revitalization of the Town 's older commercial and office centers, including
Park Madera Center and Casa Buena Drive area.
Implementation Program LU-4.1.c: Commercial/Office Centers
Revise the Zoning Ordinance to provide for multiple land uses on individual lots that will
complement commercial and office center activities. Multiple uses may include: retail,
general commercial, restaurants, administrative and medical offices, personal services,
and second-story residential uses.

The proposed MX-1 zoning district would revise the Zoning Ordinance to allow for a
greater variety, and more appropriate mix of uses in the Tamai Vista Corridor area
compared to what is currently allowed pursuant to the existing C-3 zoning district. The
MX-1 district is consistent with the above policy and program intended to allow for the
revitalization of commercial areas by permitting uses such as small cafes and restaurants
and other neighborhood serving uses by right. Opportunities are also created for housing
above commercial uses.
4. Relationship to Existing Applications Deemed Complete and Existing Uses
The Town Council of the Town of Corte Madera recognizes that two specific land use
entitlement applications were excluded from the Town Council's Urgency Ordinance in
2014. These include land use entitlements, including General Plan and Zoning Ordinance
amendments, associated with the proposed redevelopment of the Corte Madera Inn site
(56 Madera Boulevard) and an application to re-zone the Market Place property (47-71
Tamai Vista Boulevard).
The Town Council, in adopting Ordinance 958 and rezoning the Tamai Vista Corridor to
MX-1, does not intend to preclude these existing applications from being processed and
acted upon by the Planning Commission or Town Council, if desired by the applicants.
In addition, the Town Council, despite adopting new land use policy for all properties
within the Tamai Vista Corridor through this Ordinance, shall review and make
recommendations on the above applications without prejudice in consideration of new or
different land use policy than that proposed in the MX-1 district, and base decisions on
the evidence presented .
Additionally, uses made non-conforming or non-complying by adoption and enactment
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of the General Plan and Zoning Ordinance amendments shall be regulated by the
provisions of the Section 18.32 of the Corte Madera Zoning Ordinance (Nonconforming
Uses, Structures and Sites).
5. Complfance with the California Environmental Quality Act (CEOA)
Based on the fact, analysis and findings contained in Town Council Resolution 40/2016,
the adoption of Ordinance 958 will not have a significant effect on the environment.
6. Amendment
Title 18 of the Corte Madera Municipal Code is hereby amended by adding Chapter
18.13 MX Mixed-Use Districts (18.13.010 - 18.13.030) and Section 18.13.100 MX-1
Mixed Use Tamal Vista Corridor District (18.13.100 - 18.13.198) as shown in Exhibit
"A."
Additionally, the Town Zoning Map is hereby amended by changing the existing C-3
Zoning District with the MX-1 Zoning District forthe following properties:
50 Madera Blvd. (APN 024-037-16)
56 Madera Blvd. (APN 024-031-15)
21 Tamal Vista Blvd. (APN 024-031-21)
41 Tamal Vista Blvd. (APN 024-031-25)
45 Tamal Vista Blvd. (APN 024-031-28)
47-71 Tamal Vista Blvd. (APN 024-031-36)
and changing the Public/Semi Public Facilities Zoning District with the MX-1 Zoning
District on the Town Zoning Map for:
75 Tamal Vista Blvd. (APN 024-031-26)
These changes are described in Exhibit "B."
7. Severability
If any section, subsection, sentence, clause, phrase or portion of this ordinance is for any
reason held invalid or unconstitutional, such decision shall not affect the validity of the
remaining portions of this ordinance. The Town Council hereby declares that it would
have passed this and each section, subsection, phrase or clause thereof irrespective of the
fact that any one or more sections, subsections, phrase or clauses be declared
unconstitutional on their face or as applied.

8. Effective Date
This ordinance shall become effective 30 days after the date of adoptions.
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9. Posting
The Town Clerk shall cause this ordinance to be published and/or posted within fifteen
days after adoption.

* * * * * * * * * * * *
This ordinance was introduced on the 4th day of October, and adopted on the xx= day of
:XXXX, by the following vote, to wit:
AYES:

Councilmembers:

NOES:

Councilmembers:

ABSENT:

Councilmembers:

Sloan Bailey, Mayor

ATTEST:
Rebecca Vaughn, Town Clerk
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EXHIBIT A
ZONING ORDINANCE AMENDMENT (NEW CHAPTER 18.13 AND MX-1
DISTRICT)
SEE ATTACHMENT 7 OF THIS STAFF REPORT
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EXHIBITB
AMENDMENT TO TOWN ZONING MAP
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FIGURE 6
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JULY 19, 2016 TOWN COUNCIL MEETING
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Planning Commission Meeting Minutes

5

June 14, 2016

AYES:
NOES:

Metcalfe, Bundy, Chase, McCadden
Caldera

B. CORTE MADERA TOWN CENTER - PRECISE PLAN AMENDMENT NO. PL2016-0060 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. (Senior Planner Phil Boyle)

Senior Planner Boyle presented the staff report. Mr. Boyle explained that the request to
amend the Precise Plan consists of the modification to four store fronts at the west
entry, between Wells Fargo and Safeway. He said the changes should provide greater
articulation with the addition of cornices and window details. Mr. Boyle noted the height
will not change and that a materials board has been provided. He said that any sign
changes will be requested under a separate application.
Mr. Boyle said that landscaping is not included in the application, but that there is an
exterior lighting plan, which will be night-sky compliant with LED outdoor sconces, and
will also be on dimmers and timers. Mr. Boyle concluded the staff report by confirming
staff can make the findings to approve the Precise Plan Amendment and recommend
that the Planning Commission does the same.
Carl Okazaki, 505 Design, explained that the changes are to the vertical surfaces on the
storefront; that the height, width and footprint will not change. Mr. Okazaki said they
wish to enhance the west entry with the use of materials to create visual interest and
that a number of tenants are turning over and are not in a position to go through a major
·
renovation.
Vice-Chair Metcalfe said she likes design and colors and that the changes will be an
improvement.
Commissioner Bundy and Mr. Okazaki discussed second floor windows above the
cleaners, which Mr. Okazaki said would provide balance to the design. In response to
Mr. Bundy, Mr. Okazaki confirmed the paving and mural will remain.
Commissioner Caldera and Mr. Okazaki discussed a new material that is being
introduced.
In response to Chair Chase, Mr. Okazaki confirmed the awnings above Radio Shack will
be removed to provide more visibility, although there may be a preference for new
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.
5
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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 RP.rnrt 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.
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.

6
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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. Staff's
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
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.

7
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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
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
8
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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 an increase in the FAR
without more studies.
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.
Chair Chase said that, without traffic studies, the commissioners cannot recommend an
FAR of .5 to the Town Council.
There was general consensus that the recommended height is acceptable with a
conditional use permit for residential uses and maintaining an FAR of .34 until further
9
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traffic studies are able to confirm that .5 is acceptable. Commissioner Bundy discussed
the reasons he could support an FAR of .5.
7.

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 281h 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 RFSIDENCE
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
RESIDENCE
AT 122 GROVE AVENUE.
B.

MINUTES
i. Planning Commission Meeting Minutes of May 10, 2016

Page 8, second paragraph: "pedestrian crossing flags" in place of "orange flags".

ii. Planning Commission Meeting Minutes of May 24, 2016

IO
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Councilmember Andrews made a motion to approve a supplemental appropriation to fund
a Crossing Guard at the Seawolf/Paradise Drive intersection for this year and request that
District staff look for alternative ways to fund the Crossing Guard for next year. There was
no second and the motion died.
MOTION:

Moved by Condon, seconded by Andrews, and approved unanimously by the
following vote: 5-0 (Ayes: Andrews, Condon, Furst, Lappert and Bailey; Noes:
None)
To Approve a Supplemental Appropriation to Fund a Crossing Guard at the
Seawolf/Paradise Drive Intersection for Fiscal Year 2016/17.

Mayor Bailey took a poll to determine audience members in attendance for items on the
agenda. He proposed re-arranging the agenda to hear Item 7.V ahead of Item 7.JV.
MOTION:

Moved by Condon, seconded by Furst, and approved unanimously by the
following vote: 5-0 (Ayes: Andrews, Condon, Furst, Lappert and Bailey; Noes:
None)
To Re-Arrange the agenda to hear Item 7.V ahead of Item 7.IV

7.V

� and Possible Acceptance of the Draft Jamal Vista Corridor Study

Report Including Policy Recommendatjons

(Report from Adam Wolff, Director of Planning and Building)
Director of Planning and Building Adam Wolff stated staffs recommendation tonight is that
the Council direct staff to take the recommendations in this report as modified by the
Council and direct staff to prepare zoning amendments based on the report.
Mayor Bailey asked if there was any flexibility in the proposed schedule. Mr. Wolff said
staff's goal is to get a zoning amendment adopted as close to as possible to the October 7th
moratorium deadline. Practically speaking, the Town has some time after that date to get
something adopted; however, he did not want to extend this too far, as the Town has begun
environmental assessment and two readings of the ordinance are required.
Mayor Bailey interjected and apologized to both Libby Seifel and Craig Hill. He said while
the upcoming matter is very important, the meeting will go late, and he suggested the item
be continued to the next meeting.
7.JV

MOTION:

Receive and Discuss Status Report on Long Term Financial Plan

(Report from David Bracken, Town Manager, and Presentation by
Consultants Libby Seifel and Craig Hill)
Moved by Bailey, seconded by Furst, and approved unanimously by the
following vote: 5-0 (Ayes: Andrews, Condon, Furst, Lappert and Bailey; Noes:
None)
To continue Item 7.JV; the Status Report on the Long Term Financial Plan to
August 2, 2016

Mr. Wolff referred to the Draft Tamai Vista Corridor Study Report, stating that staff is
recommending the Council accept the report and its recommendations with any
modifications and direct staff to prepare the ordinance amendments for the Planning
Commission's review. The Council will ultimately decide to take the next step and turn the
recommendations in the report into new zoning regulations that will guide land use policy
along the Tamai Vista Corridor in the near and long term. He said public hearings at both
the Planning Commission and Town Council will be required for the proposed amendments
, and staff expects documents will be ready for consideration in September and October.
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Mr. Wolff said the purpose of the corridor study was to engage residents, business and
property owners and other stakeholders in a very public, Town-led process to come up
with a series of specific community-supported policy regulations that would directly
inform new zoning regulations. The study was undertaken with the assistance Dave Javid
from the Metropolitan Planning Group (M-Group) who attended the joint Town Council and
Planning Commission meeting in April.
Staff feels the process has been successful to guide land use policies along the corridor and
the process and outreach will make the new regulations following this report successful.
He said he would not go through the entire report this evening, noting that it has been
posted on the Town's website since June 7th and he expects the final report to be completed
in July.
The report is broken down into 5 chapters with much of the content being a compilation of
documents used during public outreach efforts to discuss existing conditions and
regulations. Chapter 4 reviews those efforts made and the feedback received. The
recommendations on pages 26 to 33 are where much of the attention this evening should
focus on. He presented summary slides of the meetings held and a robust outreach effort
occurred over the last 8 months.
Mr. Wolff said generally the recommendation chapter was organized into land use policy
themes. The first three themes related to permitted land uses, intensity /density and
development standards would be used to directly guide the development of new zoning
regulations which can then be translated into zoning amendments. Other
recommendations would complement recommended changes to the zoning regulations but
would not have to be implemented in parallel with the zoning ordinance amendment.
He said the recommendations can be viewed as a menu of policies that can either be
advanced as a whole or individually, given circumstances. Staff also included in the report
under each recommendation the rationale and intention behind each recommendation to
bring that sense of clarity as to why they are being proposed.
•

•

•

Recommendalion 1: To allow locally serving uses. This garnered widespread
support, as well as removing some uses from the C3 district such as car washes,
used car lots, etc. to make it more compatible with the residential character of the
area.
Recommendation 2: To allow residential uses in the area as a permitted use
through a CUP. There were concerns expressed about housing in close proximity to
the highway, and the CUP would provide that site specific analysis to evaluate the
appropriateness of location of residential uses on a particular site.
Recommendation 3: This relates to the intensity and density of development on the
sites. Staff recommends preserving the existing allowable commercial floor area
ratio. Regarding the concept of mixed use, staff recommends a maximum of 15.1
residential dwelling units per acre, which is the minimum range as stated in the
General Plan and combining that density with an FAR cap. This provides more
predictability in terms of the total size of a project built at that density would look
like.
Also proposed is to require that a minimum of some commercial development is
included in development that proposes residential at .04 FAR, which would have to
occupy the same space and be locally serving commercial. This is to keep the
commercial character of the corridor intact as development occurs.

Mr. Wolff stated the third recommendation acknowledged that more consideration or
thought be given to the idea of allowing FAR to increase to .5. He noted that this is
something the Planning Commission discussed and they thought the .5 FAR could be
appropriate; however, as to how this density affects traffic and potential strains on the
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infrastructure, it was not recommended at this time. If studies came back and showed it .5
FAR could be accommodated, it may be acceptable.
Regarding development standards most relate to an idea during the meetings held of
creating three distinct zones on each property on the corridor, which most are narrow and
deep, stretching from Tamai Vista Corridor to the highway. There is an idea of a front
setback of 20 feet to allow for public use enhancements. Beyond that, there should be
another setback beyond that before a building could be located, giving it more of a
neighborhood zone, a maximum height of 25 feet and a higher intensity or height zone back
towards the highway end of the properties which could have more height up to about 35
feet. The Planning Commission discussed getting up to 30 or 40 feet for architectural
reasons, which could be flushed out during zoning ordinance amendments.
•
•
•

Other standards were recommended for lighting, landscaping and parking in terms
of development standards.
There were also needs to consider special conditions for sites that did not conform
to the standard.
Other recommendations that could be helpful moving forward include: 1)
Streetscape design guidelines and 2) considering mixed use in non-residential
design guidelines.

Mr. Wolff stated throughout the process there were concerns about traffic both in and
around the study area. These were cited as some of the most significant issues that should
be addressed and staff emphasized they were dealing with 7 properties where new land
use regulations needed to be developed for those properties and they could not address
broader traffic issues in the entire area through this process. However, the Town could
require traffic analysis to ensure proposals mitigate impacts, consider requiring project
specific measures, and continue to work on broader issues and ways to try to help alleviate
some of the traffic concerns in the surrounding area. These are expressed in the report, as
well as in the Attachment Z to the staff report which is a list of things which require
funding.
Next steps are to move forward to get new regulations in place as quickly as possible and in
consideration of the expiration of the moratorium. Another important result is that the
Town should have a follow-up effort to determine which policies may be applicable to
other areas in town that have similar situations.
The draft report was presented to the Planning Commission on June 14, 2016 and the
minutes of that meeting are attached to the staff report, along with a staff summary. The
Commission supported the recommendations in general as outlined in the draft report.
The main comments expressed included an interest in incentivizing rental housing versus
for sale housing, further study an increase of FAR and encourage reinvestment in
properties, additional setbacks beyond 20 feet given the use proposed, height maximums,
identify funding opportunities, coordinate individual site and Town capital projects so
implementation of streetscape improvements can be advanced as a comprehensive project,
and to determine how best to implement bike and pedestrian improvements along Tamai
Vista Boulevard, as this was seen as a way to enhance circulation and the corridor's
aesthetic character. Lastly, there was support for parallel efforts to address traffic concerns.
In conclusion, Mr. Wolff said that given the extensive public outreach conducted, the report
has resulted in a set of recommendations that is responsive and representative of the
community's input. It 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. It is
consistent with policies and programs identified in the General Plan and Housing Element,
it provides a potential blueprint for other areas in town and it will allow for successful
implementation with the support of residents, businesses, property owners and other
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stakeholders.
Mayor Bailey asked if an applicant could submit an application for development in the C-3
zone after the moratorium expires. Mr. Wolff explained that the Town has been in a process
that is clearly stating an intention to change regulations. Staff has reviewed vesting rights
and there is no viable way that an applicant can claim they can develop something under
the C-3 regulations. No permits would be granted under those regulations and the Town is
in the midst of changing those regulations.
Mayor Bailey asked for the Town Attorney's opinion.
Town Attorney Riddle said their firm discussed this today about this issue. The real issue is
whether someone has a vested right to continue under the current rules when the
moratorium expires. When that arises, where the risk lies is when someone has received
some type of entitlement from the Town already under the current rules, such as a
development agreement or permit of some type and pursuant to that entitlement they may
have spent funds in furthering that project.
He said his view is that people have been on notice that the rules are changing and
ultimately what gets approved will be governed by the new rules that are in place at the
time that application is approved or permits are issues and not at the time they actually
submit their application. He thinks it is unlikely someone will have a viable claim between
the time that the zoning ordinance might be finally adopted and when someone submits an
application that they are entitled to develop under the previous rules.
Councilmember Andrews asked and confirmed with Mr. Wolff that regulations under the C3 zoning would be modified and only applicable to the 7 properties in town.
Councilmember Andrews questioned when the Town would implement a zoning ordinance
amendment for hotels, as 2 of the 7 parcels are hotels/motels.
Mr. Wolff stated staff is proposing changing the rules to allow for more broad uses and not
specify hotel zoning only for those particular sites. What is being proposed here is to
clearly have zoning which would allow hotel uses as a permitted use.
Councilmember Andrews asked if hotel zoning could apply to all parcels in the study area
to varying degrees. Mr. Wolff stated what is being recommended is a district where hotels
are allowed and are zoned appropriately.

Vice Mayor Furst asked if what Councilmember Andrews was getting at could be
accomplished through a change in conditional use and not through zoning. She thought
Councilmember Andrews was trying to codify the FAR that is allowed for hotels and motels,
and maybe that is not done through zoning but through another planning mechanism such
as a CUP.
Councilmember Andrews asked that within the study area, the definition of mixed use be a
variety of existing zonings, such as C-1, C-2 and C-3 so the Town is doing spot zoning in the
area, and two additional zones would be a zone for hotels/motels and another one would
be mixed use for housing with commercial.
Mr. Wolff said the idea here is to create a list of uses that should be allowed in this corridor,
for example, ranging from bakeries to hotels. These are all things that are permitted or
some conditionally permitted. When proposing a new development, they should all be
governed with the new rules associated with the FAR and the intensity/density
requirements, setbacks, and development standards proposed. He thinks they are
recommending zoning for hotels here in this area as one of the permitted uses, and in fact,
those uses would be conforming to the recommendations.
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Councilmember Andrews said his idea is to take a parcel and if it is a hotel, to zone it as a
hotel parcel, so within the study area there is a mosaic of different zonings to reflect the
best use for a particular parcel.
Councilmember Condon referred to the hotel/motel parcels and said the Town is very
strongly dependent upon the TOT from hotels/motels She asked if the current Best
Western and Marin Suites could be limited to just hotel/motel use and also asked what is
considered as light industrial uses.
Mr. Wolff responded that light industrial uses could be such things as woodworking uses or
certain types of warehouses.
Councilmember Condon asked not to be able to implement warehouse uses across the
street from what is residential. She noted the variety of uses by the OMV, the Marin Suites
and Century Theater. Such a use would invite large truck traffic, affect traffic circulation
and negatively impact residential areas. She asked if staff could consider eliminating light
industrial use.
Mr. Wolff said warehouses are currently allowed in C-4 districts; the commercial service
area. He said staff can definitely eliminate light industrial or warehouse uses. Regarding
restricting the zoning to the hotel/motel use, Mr. Wolff said he did not see anything
preventing a zoning ordinance amendment recommending that sites should be zoned for
hotel only. He does think the narrower the zoning the more limitations are placed on what
can happen on any given site. There are concerns about potential unintended
consequences, but potentially this would limit the uses that can go on a particular site.
Mayor Bailey opened the public comment period.
DAVID KUNHARDT, Hill Path, said he thinks the effort has been terrific in eliciting
comments on what works for nearby neighbors and what constitutes what is called "local
serving and community serving" but asked that car-oriented uses be eliminated. He noted
that the area was downzoned over 20 years ago to .34 FAR and there are a number of
mistakes in that which are both legal, organizational and design related. Two properties
conform to the .34 FAR which are the movie theater and the OMV. He asked if this is the
design the Town was going for its future.
Mr. Kunhardt also disagreed with the idea that the Town should separate the conditions
and design for commercial and for housing. He would go to point 5 today which will make
more of the properties in this zone legal. He referred to page 29 or what is also called 35, 5
of the properties are developed at .34 FAR or above, and the whole corridor is developed at
.39 FAR. He asked that the town not continue the illegality of the FAR because it will take
much more time to resolve. Lastly, if the Town is serious about developing senior or
affordable housing, 15 units to the acre will not work. The Town already has an affordable
housing project at 30 units to the acre here. The two senior properties in Marin that are
most successful are at 28 units to the acre (The Redwoods)and 60 units to the acre (Tamai
Vista Ridge Apartments.)
ROBBIE PAULSON, Mohawk, said recently he learned that someone who was the only
homeowner left who grew up on the block sold his house, which he said is a cycle. No one
on their block was born there except him and his brother and some of the children and he
hopes the Town thinks about increasing the FAR for the residential use because it is
important. If the Town does not move with the times, it causes unnecessary suffering and it
takes a lot out of their community.
JANE LEV!NSOHN, Tamai Vista, said she is very concerned as to what the Town will turn
Tamai Vista into, stating the Tamai Ridge Apartment project will not be able to rent units
until after January 2017. No one knows what traffic will result from that project, said the
development reminds her of a container ship that has gone ashore, and questioned what
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would happen with the motel property which extends down into Tamai Vista. She asked
the Council to know details about what will happen with all 7 parcels, said she would like to
see more residential on the west side of Tamai Vista, but cannot imagine anything that
creates more traffic on Tamai Vista.
BARBARA GARCIA, Walnut Avenue, said some recommendations in the report are very
thoughtful such as the long list of uses for C-3 zoning; however, she voiced concerns
regarding density going from 15.1 to 25 dwelling units per acre and up to 31 dwelling units
per gross acres anr] meeting StiltP requirements for density bonuses. She likes the idea of
smaller retail businesses along the Tamai Vista Corridor and ones that do not produce a lot
of traffic. Another concern is reducing parking requirements if a development is within 14
mile of a transit stop and she thinks people will still drive their cars
Vice Mayor Furst requested that Mr. Wolff comment on the reduced parking requirements
when development is within % mile of a transit stop.
BECKY REED, Council Crest, referred to the two hotels and possibly designating them to be
hotels, she asked how the Town could retroactively designate the zoning if one is sold and
said she did not know how this could be done.
PETER CHASE, Chair of the Planning Commission, said the Commission spent a lot of time
reviewing the report and said the issue of the FAR was important to them, as well as traffic
studies. Getting beyond the current .34 FAR and assigning a .50 density would be
irresponsible without a proper traffic study in place, and it is Corte Madera's and
Larkspur's responsibilities to help resolve congestion. He hoped for funding for a bicycle
and pedestrian walkway and that it be overlaid on the corridor so when anything
transpires, a plan is in place for anything along the corridor. He strongly supports the work
that has been done on the study and as a blanket C-3 zone, new uses are covered and there
is enough information to write the ordinances carefully and know the intent of the
Commission and the Council.
Councilmember Andrews asked Mr. Chase if the Commission was looking at the area having
a little bit of housing or housing with commercial.
Mr. Chase said community input revealed that bottom floors ought to be commercial and
possibly up to the street or a bit back from the street, with some incentivized housing on
top if possible. He thinks if someone brought that before the Town, a mixed use could work
and it could be incentivized. Also, that if not used for housing, it could be office space or
somethmg similar.
JACK JACKOWSKI, Managing Partner of the Marketplace Shopping Center, thanked Mr.
Wolff and others for examining the C-3 usage and making modifications. They have owned
the center for 12 years and have been working 5 years with the Town to modify the zoning
on the site because so much of the C-3 use has automotive or boat components which do
not fit with the Marketplace has had and currently has. They are very much in favor of the
work done to date in trying to get Book Passage out of its legal non-conforming status and
get some of the other uses that are neighborhood serving within the C-1 and C-2 zoning
which is where they should be, and he hoped that the Town will continue to work on this.
JIMMY TURNER, Store Designer for Scandinavian Designs, owner who purchased the
Century Cinema site, said they recently purchased the property at the end of last year
because the cinema could not operate profitably. They are currently operating as their
tenant on the site and he has reviewed the draft plan which he thinks is flexible. They have
no plans at this time, but want to relocate their downtown San Rafael furniture store to the
site which will most likely be positioned against Highway 101 and stepping down with
more public space and community-serving smaller tenants close to Tamai Vista Boulevard.
He supported the draft plan and noted that since they took over the site it was in their deed
that they are restricted from operating a cinema or theater on the site. Based on the size of
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their furniture store, it should allow them to rent to two or three small tenants and he
hoped to further work with the Town as to those businesses.
Mayor Bailey asked if Mr. Turner considered simultaneously having both the Scandinavian
Design and continuing any entertainment or movie venue. Mr. Turner said they have
considered entertainment but are not allowed to operate a theater per the deed put on it by
Century Cinema.
Mayor Bailey announced that the Town's rules allow for the Town Council meetings to end
at 11:00 p.m.; however, the meeting can be extended by motion for another one-half hour.
Mr. Wolff said in answering questions of speakers, he had the following comments:
•

•

•

Regarding the density bonus question, the maximum density would be 15.1 units
per acre. If one provides a certain number of units that are affordable depending on
income levels and benchmarks, the State legislature approved allowing this to
developers who would qualify automatically for a density bonus which can range
from 20% to 35%.
Regarding parking, generally there are provisions that allow for the reduction of
parking when housing is located in proximity to public transit He did not believe
this was a requirement, but for instance if a second unit is within 14 mile of a transit
stop, the Planning Director may not require a parking space for that second unit
This could be changed or modified in this zoning district
Regarding designating hotels, staff is going through a lengthy process based on
existing conditions and the Town's ability to designate sites as hotel sites. This is not
to say there might not be challenge to this, but there is a case one could make that it
is appropriate, and the Town would need to create a zoning district that only allows
for hotels/motels. Staff is not recommending this approach, but he recognized this is
part of the discussion.

Vice Mayor Furst asked the Town Attorney if the Town could designate the existing hotel
sites could be designated as hotel only zoning. precluding other uses of those properties
and legalities.
Town Attorney Riddle said if the Town is choosing particular parcels and saying for
instance two parcels are going to be zoned in a different way as opposed to a larger area, he
thinks the Town would want to review this in terms of whether that might constitute spot
zoning which could create problems.
Vice Mayor Furst relayed the following comments:
•
•

•

•
•

Signage was not addressed in the report at all for the Tamai Vista side and the
freeway side, including the internally illuminated signage, and she thinks this would
be useful to consider in a future draft.
It is important to have a rear setback on the freeway side which is in the report to
prevent massing up against the freeway. However, there has been talk about setting
aside a space for a potential future multi-use path. The benefit on that side is that
they are not directing all bicyclists in front of driveways. She suggested considering
identifying the amount the Town might need for a multi-use path.
She would want to ensure that the 20 foot front setback for pedestrians and
pathways is sufficient to allow what the Town is envisioning. along with a green
space buffer. There has been some talk about what exactly the Town would want,
but now is the time to ensure it is enough space for bicyclists in both directions, as
well as a walkway for pedestrians and that they are separated by a small planting
area or other means.
She appreciated including consideration of a .5 FAR for projects with desirable
community benefits, and she thought about senior housing.
She recognizes the Planning Commission was concerned about traffic, and she said
there are several grant proposals the Town Is working on. The last one listed in the
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report referred to a David Parisi study of traffic along Tamai Vista. The report shows
that single occupancy vehicles during the a.m. and p.m. peak hours constitutes about
70% of all vehicles. The Town needs to apply multiple solutions to reduce traffic in
small increments with the goal of getting it back to free flowing.
Encourage carpooling and ensure bike paths and walkways are used by students.
The report was easy to read and she thanked staff for conducting all public outreach.

Mayor Bailey agreed with Vice Mayor Furst's comments, and confirmed with Mr. Wolff that
thP r=rommendation would be direction to staff to proceed with preparing ordinance

amendments based on comments heard, as well as implement revisions and/or suggestions
heard this evening.
EXTEND MEETING

MOTION:

Moved by Furst, seconded by Condon, and approved unanimously by the
following vote: 4-0-1 (Ayes: Andrews, Condon, Furst and Bailey; Noes:
Lappert)
To extend the meeting for one-half hour to 11:30 p.m.

7.VI

Considetr!lion and Possible At;tion to Approve AgreemeoL Car Shared Eire
Services
(Report from Todd Cusimano, Chief of Police)

Chief of Police Todd Cusimano said he and Fire Chief Shurtz are present to answer any
questions, stating the item is a follow-up from the last joint Council meeting with the City of
Larkspur. He pointed out on page 2 at the top under Fiscal Impact, it speaks to Vice Mayor
Furst's concerns and direction which is to ensure they manage and pay attention to how
they spend and share monies to ensure it is equal on both sides. They have met with the
managers and Chief Shurtz and they recommend managing reimbursement of overtime on
a payroll basis. Also, on a monthly basis, they will evaluate the sharing of all costs.
They also recommend that one page 3, next steps of the Ad-Hoc Committee, that many
items are concerns and expectations that were made clear from the last meeting and they
will work towards these. On a monthly basis they recommend coming back to the Council
and provide an update on work as well as ensuring the sharing of costs are equal. If they
become unbalanced at a 5% or more increment, staff will work towards a solution and
report back.
Mayor Bailey opened the public comment period, and there were no speakers.
Councilmember Condon referred to number 13 on page 4, and said Chief Shurtz reports to
the Larkspur City Manager and not to the Corte Madera Town Manager. She wanted to be
sure this does not continue if there is consolidation.
Councilmember Condon also said she felt that doing a formal consolidation by December
31, 2016 may be premature, as she has not seen any fiscal benefits to the Town. Lastly, on
number 14; "Shared Services of Battalion Chief and Fire Marshal", she asked that Marshal
be spelled with one "L".
Chief Cusimano said he works closely with the Police Council Attorney, and he said the way
the consolidation is set up is that he works closer with Fire Chief Shurtz than anyone in
both cities and towns. In choosing the December date in Section 18 on page 6; "Evaluation
of formal consolidation of fire services" they will not be able to consolidate in December
2016, but chose this date because they felt it was enough time to merge operations,
evaluate the sharing of costs and service delivery and provide feedback and update to the
Councils as to whether they believe a consolidation works or not.
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Chapter 18.13 - MX MIXED USE DISTRICTS

I. - General Provisions

18.13.010 - Purposes for all mixed use districts.
In addition to the objectives prescribed in Section 18.02.030, the mixed use districts are established
by this chapter to achieve the following purposes:
(1)

To provide appropriately located areas for retail stores, offices, services, and other commercial
uses offering various ranges of commodities and services scaled to meet the needs of a diverse
range of customers and employers;

(2)

To provide appropriately located areas for residential uses to meet the demand for housing in
close proximity to residential services and amenities, and employment opportunities.

(3)

To ensure adequate light, air, privacy, and open space for each dwelling;

(4)

To provide space for community facilities and institutions which may be appropriately located
in mixed use areas;

(5)

To provide adequate space to meet the needs of commercial and residential development,
including off-street parking and truck loading areas;

(6)

To minimize traffic congestion and to avoid the overloading of utilities by preventing the
construction of buildings of excessive size in relation to the amount of land around them;

(7)

To ensure that the appearance of commercial and residential structures and uses
complements existing development and is consistent with the visual character of the town;

(8)

To provide employment opportunities close to home for residents of the Town and the
surrounding area, thereby minimizing the length or necessity of vehicular commuting;

(9) To encourage the production of housing in close proximity to residential services and amenities
thereby minimizing the need for vehicular trips;
(10) To provide adequate pedestrian and bicycle infrastructure in commercial areas to encourage
alternative modes of transportation;
(11) To improve the visual appearance of development from the street by promoting the location
of parking to sides and rear of !ots and by encouraging landscaping and amenities that
facilitate public interaction with and use of private property; and
(12) To provide predictable building sizes and forms irrespective of use.

18.13.020 - Permitted and conditional uses in Mixed Use districts.
1} Residential Uses

a) Ali uses in Section 18.08.020 listed in the Permitted Uses Tables shall be permitted, except
that the following uses shall be conditionally permitted:
Single-family dwellings
Multiple dwellings
2
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Residential care facilities as defined in Section 18.04.650
Group homes for six or fewer persons
b) All uses in Section 18.08.020 listed in the Conditional Uses Table shall be conditionally
permitted.
2) Non-residential Uses
The following table indicates permitted (P) and conditionally permitted (C) uses in Mixed Use
Districts

Mixed Use1
(MX-1)

Uses

1

Accessory structures and uses on the same site

p

Accessory structures and uses located on the same site with,
and necessary for, the operation of a conditional use.

c

Animal boarding

C*

Apparel stores

p

Appliance stores

p

Art and artists' supply stores

p

Art galleries

p

Arts and crafts schools and colleges

P*

Automobile supply stores without automobile servicing

P*

Banksandsa�ngsandloans

c

Bakeries, including baking for sale on-premises only

p

Bar/cocktail lounges

c

Barbershops and beauty shops

p

Barber and beauty schools

P*

Bed and breakfast inns

c

Uses with an asterisk(*) may not be located in the Neighborhood Zone (see Section 18.13.155).
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Mixed Use1
(MX-1)

Uses

Bicycle shops

p

Blueprint and photocopy services

p

Bookstores and rental libraries

p

Bowling alleys

p

Brewery with restaurant

c

Business and professional schools

P*

Business and office services, including copy services

p

Butcher shops

p

Churches & other religious institutions without sleeping
facilities

c

Camera and photography shops

p

Candy stores and confectioneries

p

Catering establishments without restaurant or cafe

P*

Catering establishments with restaurant or cafe

c

China and glassware stores

p

Chiropractic offices

p

Christmas-tree-sale lots

p

Cleaning service and pick-up agencies without bulk cleaning
service

p

Clothing stores

p

I

Commercial amusement devices (two or fewer)

p

I

Commercial amusement devices (three or more)

c

Commercial recreation

c

j

1

I

''

I
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Mixed Use1
(MX-1)

Uses

Convenience store

c

Copy service, including Faxing

p

Co-working spaces and offices

p

Curtain and drapery shops, size

p

Delicatessen stores

p

Department stores

C*

Drug stores and pharmacies

p

Electrical appliance sales and repair stores

p

Electronic parts and equipment sales

c

Employment agencies

P*

Establishments with live and/or amplified music or sound

C*

Finance companies

P*

Floor covering shops

p

Florists

p

Furniture stores

p

Gift shops and greeting card shops

p

Grocery stores

p

Gymnasium and athletic clubs, including health studios,
aerobics studios, and weight reducing salons

p

Hardware and paint stores

p

Hobby shops

p

Hospices

c

Hotels and motels

c
5
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Mixed use'
(MX-1)

Uses

Ice cream and frozen yogurt stores

p

Interior decorating shops, with incidental retail sales

p

Jewelry stores

I'

Juice and smoothie shops

p

Keeping of chickens excluding roosters, quacking ducks, guinea
fowl or pea fowl) per Chapter 18.21

p

Keeping of chickens (excluding roosters, quacking ducks, guinea
fowl or pea fowl) and/or honey bees (a pis Mellifera) per
Chapter 18.21

c

Laundries, self-service or coin-operated

p

Laundry service and pick-up agencies without bulk laundering
service

p

Leather goods and luggage stores

p

Liquor stores and bottle shops

c

Locksmiths

p

Mailing service

p

Medical and orthopedic appliance stores

p

Medical and dental offices and clinics

c

Medical, dental and optical laboratories

P*

Mobile food catering

c

Mortuaries

C*

Music and dance studios

p

Music stores

p

Musical instrument repair shops

p

6
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Mixed Use1
(MX-1)

Uses

Nurseries and garden supply stores, provided all equipment,
supplies, and merchandise other than plants are kept within a
completely enclosed building, or a fully screened enclosure,
and fertilizer of any type is stored and sold in package form
only

p

Office and business machine stores

p

Offices and office buildings

P*

Optician and optometric shops

p

Paint, glass and wallpaper stores

p

Parking lots improved in conformity with the provisions
of Chapter 18.20

c

Pet and bird stores

p

Philanthropic and eleemosynary institutions which do not
provide sleeping accommodations

c

Photographic developing and printing

p

Photographic supply stores and studios

p

Picture framing shops

p

Postal box rentals

p

Prescription pharmacies

p

Printing, publishing, lithography and engraving
C*
Pumpkin patch display and sales

p

Private clubs and lodges which do not provide sleeping
accommodations

c

Public utility and public service structures or installations when
found by the planning commission to be necessary for the
public health, safety or welfare

c
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Mixed Use1
(MX-1)

Uses

Radio and television broadcasting studios

p

Radio, stereo and television sales and repair

p

Restaurants and cafes, without drive-up windows

c

Restaurants and cafes, without drive-up windows, limited to
4,000 gross square feet of floor area

p

Scientific instrument shops

p

Schools - private for children (i.e. nursery, preschools, day or
after school care, dance, language, art)

p

Shoe repair shops

p

Shoe stores

p

Showrooms

P*

Skating rinks within buildings

p

Spa, health and beauty salon, including waxing and tanning

p

Specialty retail stores not otherwise listed

c

Sporting goods store

p

Stationery stores

p

I Stock brokerages

c

.

j

Supermarkets (greater than ten thousand square feet in area)

C*

T-shirt shops

p

Tailor and dressmaking shops

p

Ticket and travei agencies

p

Theaters and auditoriums within buildings

c

Tool and cutlery sharpening or grinding

p

8
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Mixed Use1
(MX-1)

Uses

Toy stores

p

Tutoring spaces

p

Upholstery shops

p

Uses open for business after 11 p.m. and 6 a.m.

c

Variety stores

p

Veterinarians' offices and small animal hospitals, including
short-term boarding of animals and incidental care such as
bathing and trimming, provided all operations are conducted
entirely within completely enclosed building which complies
with specifications of soundproof construction which shall be
prescribed by the planning commission.

C*

Video stores

p

Video and audio sales and service

p

Watch and clock repair shops

p

Word processing offices

P*

Yard goods stores

p

C*

Large family day care home

Nonprofit library, nonprofit art gallery, or nonprofit museum

p

Noncommercial community center or similar facility (i.e. senior

c

center, intergenerational center)

Noncommercial recreation center, park, swim club or similar

c

facility

Public utility or public service structure or installation, when

c

found by the planning commission to be necessary for the

9
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Uses

Mixed Use1
(MX-1)

Speculative grading and certain structures as defined in Section

c

function of a conditional uses

18.24.100

18.13.030 - Required standards in mixed use districts.
The following conditions shall be required for all permitted uses and conditional uses:
(1)

Except as otherwise provided in the district regulations, required yards adjoining streets may
be used for landscaping, including landscape design elements such as benches, art, and water
features, access drives, walkways, lighting standards, guard railings and signs, in accord with
the provisions of Chapter 18.22, Signs.

(2)

All service areas, refuse collection areas and trash bins shall be completely screened by a
landscaped solid fence, landscaped masonry wall or compact evergreen hedge not less than six
feet in height, with solid gates, or shall be enclosed within a building.

(3)

All off-street loading facilities shall provide for direct loading or transfer of materials and
equipment directly to or from vehicles into a building. All loading facilities shall be screened to
limit visual impacts on residential uses either on the same site or adjacent sites, and from
public streets.

(4)

All exterior lighting shall be dark sky compliant, and designed, located and lamped in order to
prevent overlighting, energy waste, glare, light trespass, and unnecessary skyglow. All parking
lot area lights shall be full cutoff luminaires, as certified by the manufacturer, with the light
source directed downward and away from residences with the fixture level with the horizontal
plane; shall not exceed 20 feet in height; shall be equipped with timers and motion sensors
that are utilized to reduce energy use when not necessary. Parking area tights are encouraged
to be greater in number, lower in height and lower in light level, as opposed to fewer in
number, higher in height and higher in light level. All other luminaires shall be shielded with
an opaque material and located or directed so as to not produce glare or direct illumination
across a property line. Bollard lighting may be used to light walkways and other landscape
features, but shall cast its light downward.
No internally illuminated fascia, wall, roof, awning or other building part shall be allowed.
Floodlights are not permitted and aii nonessential exterior lighting associated with
nonresidential uses shall be turned off within Yi hour after the close of business or when the
non-residential use is not in use.

(5)

No use shall be permitted and no process, equipment or material shall be employed which is
found by the planning commission to be objectionable to persons residing or working in the
vicinity by reason of odor, fumes, dust, smoke, cinders, dirt, refuse, water-carried wastes,
10
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noise, vibration, illumination, glare, or heavy truck traffic, or to involve any hazard of fire or
explosion.
(6)

All mechanical, heating and air conditioning equipment located on the roof of a structure shall
be screened from public view.

(7)

No exterior loudspeaker shall be allowed.

(8)

Recycled water and double piping may be required for any new development.

(9)

All businesses, services and processes shall be conducted entirely within a completely enclosed
structure, except off-street parking and loading areas, outdoor dining areas, nurseries, garden
supply stores, Christmas-tree-sales lots, and pumpkin patch displays and sales. A use not
conducted entirely within a completely enclosed structure may be required by the planning
commission to be wholly or partially screened by a solid fence, masonry wall, or compact
evergreen hedge not less than six feet in height.

(10) All products produced on the site of any of the permitted or conditional uses shall be sold
primarily at retail on the site where produced.
(11) Outdoor product displays raised above the ground and not screened from view by a fence,
wall, or hedge, and equipment raised into a display position above the peak of the roof, shall
not be permitted.
(12) Convenient, continuous, and safe pedestrian walkways shall be provided for any new
development, linking businesses and residential entries to on-site parking areas, and public
areas, including public sidewalks.
(13) A maximum of one access driveway and curb cut shall be permitted per street frontage for all
new development
(14) All landscaped areas shall feature water conserving landscape design and be equipped with an
automatic irrigation system and shall comply with the provisions of Section 18.24.110
(Maintenance of Landscaped Areas). A landscape plan, showing the locations and varieties of
plants, materials and specifying provisions for maintenance, shall be submitted for design
review approval as prescribed in Chapter 18.30, Design Review.
(15) For all sites that include residential uses, the provisions of 9.36.030 (Specific Maximum Noise
Levels) related to R-1-A, R-1, R-2 shall apply to all uses on such site. For all sites that include
commercial-only uses, the provisions of 9.36.030 related to Commercial districts shall apply.

II. - MX-1 Mixed Use Tamai Vista Corridor District
18.13.100 - Purpose
The MX-1 district is intended to implement General Plan land use policies adopted for the Tamai
Vista Boulevard commercial area between Madera Boulevard and Wornum Drive and the
recommendations of the Tamai Vista Corridor Study Report. The MX-1 district is intended to create a
mixed residential and non-residential district, where such uses coexist on a single site or across multiple
sites, while reinforcing and supporting existing commercial uses and enhancing the amenities available
to surrounding residential communities.
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A primary purpose of the district is to facilitate the improvement of the eastern Tamai Vista
Boulevard streetscape by ensuring that new development facilitates upgrades to sidewalks and bicycle
infrastructure, and add pedestrian scaled development that serves to enhance the vitality and
appearance of the adjacent properties. Such improvements are also intended to facilitate greater
pedestrian and bicycle traffic along the corridor and provide a suitable means of travel between new
and existing residential development and the retail services, shops, and restaurants at the Town Center,
thereby reducing otherwise needed vehicle trips.
The MX-1 district is also intended to result in development that is better integrated into the existing
residential neighborhoods along Tamai Vista Boulevard by limiting the scale of development closest to
Tamai Vista Boulevard, requiring adequate setbacks, and defining a range of commercial uses more
appropriate in a residential setting.
18.13.105 - Generally
The regulations set forth in Sections 18.13.110 through 18.13.198 shall apply to the site of a
permitted use or a conditional use in the MX-1 district.
18.13.110 - Definitions
1) Streetscape Improvement Area
A maximum 20 foot wide area, measured parallel to any property line adjoining the Tamai Vista
Bouievard right of way, provided for the purpose of constructing streetscape improvements in
accordance with Section 18.13.115.
2) Neighborhood Zone
The area of a site between the Streetscape Improvement Area and the Highway Zone.
3) Highway Zone
The area of a site measured from a line 125 feet from and parallel to any property line adjoining the
Tamai Vista Boulevard right of way to any property line adjoining the Highway 101 right of way. The
Highway Zone may be modified in accordance with Section 18.13.175.
4) Substantial Remodel
The removal and reconstruction or reconfiguration of more than 50% of a structure, or portion of a
structure, measured by the total surface area of exterior walls and roof removed over any
consecutive five-year period of time. Removal of a structure which does not include reconstruction
or reconfiguration of any portion of such structure shall not be deemed a substantial remodel.
18.13.115 - Stteetscape
a) For any development that increases the existing floor area on any lot by more than 25 percent,
or for reconstruction or reconfiguration of existing buildings that includes a substantial remodel and
effects 25 percent or more of the existing gross floor area on a lot, a maximum 20 foot wide area,
measured parallel to any property line adjoining the Tamai Vista Boulevard right of way ("Streetscape
Improvement Area"), shall be provided for the purposes of providing streetscape improvements. The
Town Engineer or his/her designee shall determine the required Streetscape Improvement Area, not to
exceed 20 feet in width, necessary to accommodate the required improvements.
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73

b) As part of any development meeting the requirements of 18.13.llS(a), development of
streetscape improvements, including but not limited to, pedestrian and bicycle circulation paths,
landscaping, and the undergrounding of utility poles, shall be completed to the satisfaction of the Town
Engineer or his/her designee. Streetscape improvements shall be made available for public use and
shall provide convenient access to commercial and/or residential property located on the site.
Alternatively, at the sole discretion of the Town Engineer or his/her designee, a Streetscape
Improvement Area may be held in reserve, landscaped, and an in-lieu fee collected equal to the
estimated cost of otherwise required streetscape improvements, for the sole purpose of constructing
streetscape improvements in conjunction with other street improvement projects planned for Tamai
Vista Boulevard adjacent to the MX-1 district. Cost estimates shall not include costs associated with
realigning the Tamai Vista Boulevard roadbed or curb lines. The cost estimation shall be conducted by a
certified construction cost estimator.
Streetscape improvements or an in-lieu fee shall not be required if the Town Engineer or his/her
designee determines that adequate streetscape improvements, in conjunction with prior Tamai Vista
Boulevard improvement projects, have already been made on the project site or adjacent right of way.
c) For the purpose of calculating floor area ratio, residential density, lot coverage, or any other
development standard that relies upon a calculation of lot area, the Streetscape Improvement Area shall
be included in the total lot area of the site.
18.13.120- Yards adjoining Tamai Vista Boulevard
a) A front or side yard adjoining Tamai Vista Boulevard shall be measured from the eastern
boundary of the Streetscape Improvement Area required in Section 18.13.115.
b) The minimum required front or side yard adjoining the Streetscape Improvement Area shall be
20 feet.
c) The maximum required front yard adjoining the Streetscape Improvement Area shall be 40 feet.
d) The uses listed in 18.13.030(1) may be permitted within a required front or side yard adjoining
the Streetscape Improvement Area. In addition, publicly accessible seating areas, bicycle parking, and
outdoor dining or seating areas limited to 500 square feet, associated with a restaurant, cafe, grocery
store, delicatessen, or other use with food or drink service, may be permitted, provided that if such use
requires a conditional use permit pursuant to Section 18.13.115, the outdoor dining or seating area shall
also be subject to a conditional use permit.
e) Required Front or side yards adjoining the Streetscape Improvement Area shall be generously
landscaped with plant materials, including trees, pedestrian pathways, and other features and amenities
designed to engage pedestrians and create a comfortable and enjoyable pedestrian environment.
Landscape plans shall be reviewed as part of applications for Design Review pursuant to Section
18.13.030(14).
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18.13.125 - Front yards not adjoining Tamai Vista Boulevard
Front yards not adjoining Tamai Vista Boulevard shall be 20 feet of which the 10 feet adjoining
the property line shall be landscaped with permanently maintained plant materials.
18.13.130 - Side yards.
a) Where the side property line of a site adjoins property that includes residential uses, the
minimum required side yard shall be 20 feet, of which the 10 feet adjoining the property line shall be
landscaped with permanently maintained plant materials, including screening elements not less than six
feet in height.
The Planning Commission may allow a reduction of the required side yard required in this paragraph to
10 feet, of which a minimum of five feet adjoining the property line shall be landscaped with
permanently maintained plant materials, including screening elements not less than six feet in height,
provided that it finds that adequate separation - for the purposes of light and air, noise, or other
potential incompatible conditions - between commercial and residential uses on adjoining property
exists. Such finding shall be made in addition to the findings for Design Review required in Section
18.30.070 and appropriate conditions may be made part of any approved reduction.
A landscaped solid fence or masonry wall not less than six feet in height may be required by the
Planning Commission if necessary to adequately screen adjacent uses on adjoining property.
b) Where the side property line of a site adjoins property that does not contain residential uses, the
minimum required side yard shall be 10 feet, of which a minimum of five feet adjoining the property line
shall be landscaped with permanently maintained plant materials, including screening elements not less
than six feet in height. In addition, a landscaped solid fence or masonry wall not less than six feet in
height may be required by the planning commission if necessary to adequately screen the use.
c) For side yards on the street side of a corner lot, the side yard shall be 20 feet of which the 10 feet
adjoining the property line shall be landscaped with permanently maintained plant materials, including
screening elements not less than six feet in height.
d) Side yards shall also be provided in accordance with Sections 18.13.135 (Yards Adjacent to
Highway 101), and/or 18.13.120 (Yards adjoining Tamai Vista Boulevard) as applicable.
18.13.135 -Yards adjacent to Highway 101
Where a property line of a site adjoins the Highway 101 right of way, the minimum required rear
or side yard shall be 50 feet, of which a minimum of 15 feet adjoining the property line shall be
landscaped with permanently maintained plant materials, including screening elements not less than 10
feet in height at time of planting. The Planning Commission may allow a reduction of the required rear
yard required in this paragraph to 30 feet, of which a minimum of 10 feet adjoining the property line
shall be landscaped with permanently maintained plant materials, including screening elements not less
than 10 feet in height at the time of planting, provided that it finds that the reduction of required rear
yard is necessary to accommodate special programmatic requirements or superior site planning or
project design consistent with the purposes and objectives of this title, and provided that adequate
design measures are taken to minimize the visual bulk and mass of any structure when viewed from
Highway 101. Such findings shall be made in addition to the findings for Design Review required in
Section 18.30.070 and appropriate conditions may be made part of any approved reduction.
18.13.140 - Rear Yards
14
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The following rear yards shall be required:
a) Where the rear property line of a site adjoins property with residential uses, the minimum
required rear yard shall be 35 feet, of which a minimum of 10 feet adjoining the property line shall be
landscaped with permanently maintained plant materials, including screening elements not less than six
feet in height.
The Planning Commission may allow a reduction of the required rear yard required in this paragraph to
25 feet, of which a minimum of 10 feet adjoining the property line shall be landscaped with permanently
maintained plant materials, including screening elements not less than six feet in height, provided that it
finds that adequate separation - for the purposes of light and air, noise, or other potential incompatible
conditions - between commercial and residential uses on adjoining property exists. Such finding shall be
made in addition to the findings for Design Review required in Section 18.30.070 and appropriate
conditions may be made part of any approved reduction.
In addition, a landscaped solid fence or masonry wall not less than six feet in height may be required by
the planning commission if necessary to adequately screen adjacent uses.
b) Where the rear property line of a site adjoins property that does not contain residential uses, the
minimum rear yard shall be 25 feet, of which a minimum 10 feet adjoining the property line shall be
landscaped with permanently maintained plant materials, including screening elements not less than six
feet in height. In addition, a landscaped solid fence or masonry wall not less than six feet in height may
be required by the planning commission if necessary to screen the use adequately.
18.13.145 - Floor Area Ratio (FAR) and Residential Density
a) Gross floor area of all non-residential uses permitted and conditionally permitted in the MX-1
district shall not exceed .34 FAR.
b) The gross floor area for sites that include residential uses shall not exceed .4 FAR, provided that
a minimum .04 FAR includes non-residential uses permitted or conditionally permitted in the MX-1
district and that such uses are located in the Neighborhood Zone, as defined herein. The maximum
permitted residential density shall be 15.1 units/acre. For the purpose of calculating residential density,
portions of the site developed with non-residential uses shall be included in the calculation of gross area
of land. If, after calculating the permitted number of units, a remainder of more than .5 units exists, the
total number of units shall be rounded up to the next greater whole number; remainders of .5 units or
less, shall be rounded down to the next lower whole number.
c) Gross floor area devoted to required parking for either residential or non-residential uses shall
not be counted toward FAR.
18.13.150 - Provisions for Increasing Residential Density and/or Floor area Ratio
a) Notwithstanding the provisions of Section 18.13.145, residential density may be increased to
20.0 units/acre for projects that include senior housing, as defined in California Civil Code Section 51.3
(b)(l), and which include deed restrictions ensuring continued use of the site for senior housing. In
conjunction with a project meeting the above criteria, floor area ratio may be increased up to .5 FAR
provided that a minimum .OS FAR includes non-residential uses permitted or conditionally permitted in
the MX-1 district.
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b) Applications to increase density pursuant to the State Density Bonus Law (California
Government Code Section 65915 - 65918) shall be made in accordance with Section 18.24.125. In
conjunction with such application that includes affordable housing on-site, floor area ratio may be
increased up to .5 FAR provided that a minimum .05 FAR includes non-residential uses permitted in the
MX-1 district.
c) Notwithstanding the provisions of Section 18.13.145, non-residential intensity may be increased
up to .5 FAR if the Planning Commission finds that the increase in intensity is necessary to support the
provision of on-site community services by a not-for-profit provider or that the proposed project
provides extraordinary on-site amenities for public use and/or enjoyment.
18.13.155 - Floor Area Distribution
a) A minimum of one permitted or conditionally permitted non-residential use listed in Section
18.13.020 without an asterisk shall be located in the Neighborhood Zone.
b) Any permitted or conditionally permitted non-residential use, any portion of which is located in
the Neighborhood Zone, shall be located in an establishment that does not exceed 5,000 gross square
feet of floor area. Such establishment shall have a primary entrance opening onto the front yard and
areas of transparency facing Tamai Vista Boulevard.
c) The Planning Commission may allow an establishment with greater than 5,000 gross square feet
of floor area in the Neighborhood Zone, provided that the Commission finds that such use serves to
promote the purposes and goals of the MX-1 district, including providing services or activities
appropriate in a mixed use area and provided that such use and/or site design, including landscape
features, encourages an engaging pedestrian environment. Such finding shall be made in addition to the
findings for a conditional use permit required in Section 18.26.050.
18.13.160 - Frontage Requirements
For any lot with a front yard adjoining the Streetscape Improvement Area, an establishment meeting the
requirements of Section 18.13.155 shall contain a building wall within the maximum required front yard
area with a minimum length equal to one-third of the lot's linear Tamai Vista Boulevard street frontage
and shall be occupied by a non-residential estabhshment(s) meeting the requirements ot Section
18.13.155. For developments that include residential uses listed in Section 18.13.020, a minimum onequarter of the lot's linear street frontage adjoining Tama! Vista Boulevard shall be occupied by a nonresidential establishment meeting the requirements of Section 18.13.155.
18.13.165 - Height
(a) No structure in the Neighborhood Zone, as defined herein, shall exceed 25 feet in height or two
stories, whichever is lower.
(b) No structure within the Highway Zone, as defined herein, shall exceed 35 feet in height or three
stories, whichever is lower.

(c) Notwithstanding paragraphs (a) and (b) of this section, the height of a structure may be
increased by 5 feet above the maximum permitted height, provided that the Planning Commission finds
that the additional height is necessary to accommodate special programmatic requirements or design
elements consistent with the purposes and objectives of this District. Such finding shall be made in
addition to the findings required for Design Review in Section 18.30.070.
16
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(d) Additional height allowances permitted by Section 18.24.070 and Section 18.19.040 for certain
structures shall be measured from the maximum height permitted in paragraphs (a) and (b) above.

18.13.170- Upper Story Setbacks
(a) In the Neighborhood Zone, any story above the first story shall be setback from the Streetscape
Improvement Area a minimum of 10 additional feet beyond the front or side yard required in 18.13.125.
(b) In the Highway Zone, any story located above the second story or any portion of a building
above 25 feet in a two-story building, shall be setback from the rear property line a minimum of 15
additional feet beyond the required rear yard in 18.13.140.

18.13.175- Boundary between Neighborhood Zone and Highway Zone
The boundary between the Neighborhood Zone and Highway Zone may be adjusted by 25 feet if the
Planning Commission finds that the adjustment is necessary to accommodate special programmatic
requirements, including locational needs of particular uses, or achieve enhanced site planning or design
goals, consistent with the purposes and objectives of this District. Such finding shall be made in addition
to the findings for Design Review required in Section 18.30.070.

18.13.180 - landscaped areas
Each off-street parking area having 10 or more spaces shall have landscaped areas equivalent to at least
10 percent of the area of the parking lot. Such additional landscaping may be required as is appropriate
to the design and function of the structures.

18.13.185 - Off-street parking and loading
Off-street parking facilities and off-street loading facilities shall be provided for each use as prescribed in
the following table:
Use

Required Parking

Studio

1 space per unit

1 bedroom

1.5 space per unit

2 bedroom or more

2 spaces per unit

Guest Parking

1 space for every 10 dwelling units

Commercial and Other Uses

As required in Chapter 18.20.030

Notwithstanding the above requirements, a parking plan for shared use of required parking spaces may
be provided in accordance with the provisions of Section 18.20.020(4) and 18.20.030 (Required Number
of Parking Spaces) related to multiple dwellings. The Planning Commission may require additional
parking spaces in accordance with 18.20.030. A parking area shall not be located in a front yard.

18.13.190 - Bicycle Parking
Bicycle parking shall be provided in compliance with Section 18.20.040 (Required Number of Off-Street
Bicycle Parking Spaces), except that for residential uses, .4 spaces shall be provided per unit, which shall
be provided in a secure indoor parking facility for the exclusive use of residential tenants.
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18.13.192 - Continued Affordability
Prior to approval of building permits, the applicant shall execute an agreement with the Town ensuring
the continued affordability of any affordable dwelling units developed in the MX-1 district for a period of
55 years.
18.13.193- Residential Open Space
Open space shall be required for residential uses in accordance with Section 18.08.120(b), except that a
minimum 50 percent of the required open space shall be common open space accessible to all residents
of the development for which common open space is required.
18.13.195 - Exceptions for small lots
For lots with a net area of land less than 20,000 square feet, the provisions of Sections 18.13.155
through 18.13.175 shall not apply.
Alternatively, the maximum height of structures on such lots shall be two stories or 25 feet, whichever is
less. The maximum height may be increased 5 feet in accordance with the provisions of 18.13.lGS(c).
18.13.196 - Signs
No sign, outdoor advertising structure, or display of any kind shall be permitted except as prescribed in
Chapter 18.22, Signs.
18.13.197 - Design review
Design review approval as prescribed in Chapter 18.30, Design Review, is required for any exterior
modification of structures or site, except that replacement in-kind of exterior structures, amenities, or
other site features, and modifications to the site landscaping may be allowed by approval of the
Planning Director. The Planning Director, at his/her sole discretion may refer such items to the Planning
Commission for Design Review.
18.13.198 - General provisions and exceptions
All uses shall be subject to the general provisions and exceptions prescribed in Chapter 18.24, General
Provisions and Exceptions.
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ATTACHMENT 5
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SUMMARY OF PROJECTS TO IMPROVE CIRCULATION SURROUNDING
TAMAL VISTA CORRIDOR STUDY AREA
JUNE 2016 (Updated September 8, 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 for updated minimum yellow and green light, and don't walk pedestrian crossing timing
by Kimley Horn Associates have been completed. A grant for synchronization design and
implementation was awarded in July 2016. Design of the project has started. Field
implementation is expected in February 2017.
4}

TAMAL VISTA TRIP PURPOSE STUDY

This project provides information on the types of automobiles (and bicycles and other modes of
transportation) and drivers (i.e. high school children or adults) traveling along Tamai Vista
Boulevard

I Doherty Drive during the am peak period, afternoon school commute (2-4 pm), and

the pm peak (4-6 pm). The information provided from the study helps identify who and what is
causing or contributing to traffic and can aid in designing appropriate solutions. This study is
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.
A draft report was provided to Corte Madera and Larkspur in July 2016. It determined that the
largest share of vehicular traffic during the morning, afternoon school, and evening peak periods
consists of single-occupancy vehicles (not including high school students). In the morning and
afternoon peak, School traffic (automobiles and non-commercial pick-up trucks with at least one
school age child, including single-occupancy vehicles driven by high school students) represents
the second highest share of vehicular traffic. In the evening peak, high occupancy vehicles
represented the second highest share of vehicular traffic. The study recommends further
analysis to determine what share of the single occupancy vehicle trips may be school related
traffic. However, the additional will likely not change the percentages greatly.
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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ATTACHMENT 7
EXISITNG AND PROPOSED GENERAL PLAN LAND USE MAPS AND TEXT
CHANGES
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PROPOSED GENERAL PLAN TEXT
AMENDMENT

1
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The following General Plan Amendments are proposed as shown in striketluewgtl and underline
below:
PG. 2-21
Mixed-Use Commercial:
This designation is intended to support infill activities, and site and building redevelopment of
existing neighborhood commercial centers and along commercial corridors.

Allowable uses

include office, light industrial (non-manufacturing), and commercial services, as well as new
housing developments.

The designation is intended to encourage a variety of community

activities and services to co-exist in close proximity to one-another (such as jobs, housing and
services), thereby reducing the need for extensive automobile travel.

Reduced parking

standards may be allowed when the site is located within .25 mile of a transit stop.
Minimum Lot Size: 20,000 square feet
Floor Area Ratio: Up to .34
Approximate Development Density: From 15.1 to 25.0 dwelling units per gross acre, and up to
31.0 dwelling units per gross acre if meeting State requirements for density bonus
Approximate Population Density: From 33 to 70 persons per gross acre
Applicable Zoning Districts: 0 (Professional and Administrative Office District); C-1 (Local
Shopping District); C-3 (Highway Commercial); C-4 (Commercial Service District); MX-1 {Mixed
Use - Tamai Vista Corridor}; M (Light Industrial District); AHMU (Affordable Housing Mixed-Use
District); PD (Planned Development Overlay District); BRNH (Bay/ands Risk Zone and Natural
Habitat Overlay District}; also, the Town will amend the Zoning Code to include MRX (Mixed Use
District),

PG. 2-21
Public and Semi-Public Facilities:
This designation includes uses that service a public or semi-public function, including public and
private schools, places of religious assembly, and public buildings such as Town Hall aRe tl:le
CaliforRia OeJ;)artFReRt of Motor 1/el:licles. It also allows areas necessary for public service
installations, including public and private drainage ways, retention ponds and flood control
facilities, such as pump stations, floodgates and floodwalls, and other sites necessary for public
facilities and services. Uses accessory to public facilities, including recreational pathways, are
also allowed in this designation.
Minimum Lot Size: None
2
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Floor Area Ratio: Up to .35
Applicable Zoning Districts: P/SP (Public and Semi-Public Facilities District); FC (Flood Control and
Drainage Facilities District)

3
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ATTACHMENT 8
PLANNING COMMISSION RESOLUTION 16-2016 w/o ATTACHMENTS
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CORTE MADERA PLANNING COMMISION
RESOLUTION NO. 16-026
A RESOLUTION OF THE PLANNING COMMISSION OF THE TOWN OF CORTE
MADERA RECOMMENDING ADOPTION OF A NEGATIVE DECLARATION
PURSUANT TO CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)
GUIDELINES SECTION 15074, ADOPTION OF A ZONING ORDINANCE
AMENDMENT CREATING A NEW CHAPTER 18.13 AND MIXED-USE ZONING
DISTRICT (MX-1) AND THE REZONING OF THE SEVEN PROPERTIES BOUNDED
BY TAMAL VISTA BOULEVARD TO THE WEST, WORNUM DRIVE TO THE
NORTH, HIGHWAY 101 TO THE EAST, AND MADERA BOULEVARD TO THE
SOUTH (THE "TAMAL VISTA CORRIDOR''), AND A GENERAL PLAN
AMENDMENT CHANGING THE LAND USE DESIGNATION FOR 75 TAMAL VISTA
BOULEVARD TO MIXED-USE COMMERCIAL TO BE CONSISTENT WITH THE MX1 ZONING DISTRICT.
WHEREAS, the Town Council of the Town of Corte Madera adopted a comprehensive
update to the Corte Madera General Plan on April 21, 2009 (the "2009 General Plan"):
and

WHEREAS, many commercial properties adjacent to Highway 101 were re-classified
from Region-Serving Commercial or Commercial Services land use designations, which
did not allow residential uses, to the Mixed-Use Commercial land use designation in the
Land Use Element of the 2009 General Plan; and
WHEREAS, the Mixed-Use Commercial land use designation is intended to "support
infill activities, and site and building redevelopment of existing neighborhood commercial
centers and along commercial corridors. Allowable uses include office, light industrial
(non-manufacturing), and commercial services, as well as new housing developments;"
and

WHEREAS, the 2009 General Plan, and 2011 and 2015 Housing Element updates
included policies and programs to create a new Mixed-Use zoning district through the
adoption of amendments to the Corte Madera Zoning Ordinance to implement the
policies of the Mixed-Use Commercial land use designation, including allowances for
residential uses, for those properties so designated; and

WHEREAS, in response to concerns raised by members of the Corte Madera community
about potential development projects and the level of redevelopment activity in the
Tamai Vista Corridor, the Town Council of the Town of Corte Madera adopted an
Urgency Ordinance (No. 942) on October 7, 2014, prohibiting the granting of land use
entitlements within the Tamai Vista Corridor, other than those applications for land use
entitlement already deemed complete by the Planning Department. This Ordinance was
extended twice, on November 18, 2014 and September 15, 2015, and will expire on
October 7, 2016; and

WHEREAS, in approving and extending the Urgency Ordinance, the Town Council
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declared that "the Town has a responsibility to move forward with studies necessary to
implement General Plan policies relating to the Tamai Vista East Corridor area in order
to identify the regulations necessary to foster an appropriate mix of uses and harmonize
and prioritize the various policies relating to land use, including circulation, economic
development, housing, and community design. It is important for the Town to fulfill this
responsibility and look carefully at implementing regulations that balance all of the
Town's policies prior to approving additional changes in land use on an individual parcel
by parcel basis;" and
WHEREAS, Corte Madera Planning Department engaged the services of Metropolitan
Planning Group (M-Group) in the summer of 2015 and embarked upon a comprehensive
analysis and public consultation process in September 2015 (the "Tamai Vista Corridor
Study''), designed to fulfill the purpose of the Urgency Ordinance and the goals and
objectives of the 2009 General Plan; and
WHEREAS, the Town, through the efforts of the Planning Department, Planning
Commission, and Town Council, facilitated public participation, education, significant
public input, and opportunities for dialogue between and amongst various community
stakeholders, Planning Department staff, and Town decision-makers, to help identify
appropriate land use policy recommendations for the Tamai Vista Corridor. Six
community-wide meetings and approximately 10 "stakeholder" meetings with
individuals, groups of Corte Madera residents, Corte Madera organizations, and
property-owners were convened for this purpose; and
WHEREAS, public meetings related to the Tamai Vista Corridor Study were generally
noticed on the Town's website, sent via email to subscribers of the Tamai Vista Corridor
Study email group list and the Town's e-notification system, sent via mail to property
owners within and within 500 feet of the Tamai Vista Corridor, and posted on the
Town's Community Center reader board; and
WHEREAS, on June 4, 2016, the Planning Department released the draft Tamai Vista
Corridor Study Report ("Report'') which included a detailed review of existing conditions,
analytic tools, public outreach efforts and comments, and land use policy
recommendations for the Tamai Vista Corridor; and
WHEREAS, on June 14, 2016 and July 19, 2016, the Planning Commission and Town
Council respectively, held duly-notice public meetings to review, receive public
comment, and provide direction regarding the draft land use policy recommendations for
the Tamai Vista Corridor detailed in the Report; and
WHEREAS, the Town Council, at its July 19, 2016 public meeting, directed staff to
proceed with the development of draft zoning ordinance amendments for review and
consideration by the Planning Commission based on the policy recommendations
included in the report and comments received by the Town Council and Planning
Commission; and
WHEREAS, on August 24, 2016, the Planning Department published a Notice of Intent
to adopt a Negative Declaration/Initial Study, and public hearing notice for proposed
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Zoning Ordinance and General Plan amendments in compliance with CEQA Guidelines
Section 15072 and California Government Code Section 65854, Section 65090, and
Section 65091; and

WHEREAS, on September 2, 2016, notice of the Planning Commission public hearing
was published in the Marin Independent Journal in compliance with California
Government Code Section 65090; and
WHEREAS, on September 13, 2016, the Planning Commission held a public hearing,
received the staff report and a reviewed a presentation from the Planning Department,
and received comments from the public; and
NOW, THEREFORE, BE IT RESOLVED, that the Town of Corte Madera Planning
Commission does hereby find and resolve as follows:

1. Recitals
The foregoing recitals are true and correct and are incorporated into the findings herein.
2. Record
The Record of Proceedings (''Record'') upon which the Planning Commission makes its
recommendation includes, but is not limited to:
(1) the 2009 General Plan, (2) the General Plan EIR, (3) the 2015 Housing Element
update, ( 4) the Tamai Vista Corridor Study Report, (5) all staff reports, Town files and
records and other documents prepared for and/or submitted to the Planning Commission
relating to the Tamai Vista Corridor Study Report and Zoning Ordinance and General
Plan amendments related to the creation of new Zoning Ordinance Chapter 18.13 and
the MX-1 zoning district, (6) all documentary and oral evidence received at public
hearings or submitted to the Town relating to the Tamai Vista Corridor Study Report and
Zoning Ordinance and General Plan amendments related to the creation of new Zoning
Ordinance Chapter 18.13 and the MX-1 zoning district, and (7) all matters of common
knowledge to the Planning Commission and the Town, including, but not limited to,
Town, state, and federal laws, policies, rules, regulations, reports, records and
projections related to development within the Town and its surrounding areas.
The location and custodian of the Record is the Planning Director of the Town of Corte
Madera, 300 Tamalpais Drive, Corte Madera, CA 94925.
3. General Plan Consistency
The Planning Commission of the Town of Corte Madera does hereby find that the
proposed Zoning Ordinance Amendments for the creation of new Zoning Ordinance
Chapter 18.13 and a new MX-1 zoning district, and to rezone the seven properties that
comprise the Tamai Vista Corridor, is consistent with the 2009 General Plan policies and
programs, as modified by the General Plan amendment included in this resolution. The
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specific policies and programs on which the Planning Commission makes this finding
include, but are not limited to:
Implementation Program LU-1.la Ordinance Revisions
Prepare and adopt revisions to the Municipal Code, including the Zoning and Subdivision
Ordinances, that organize and update existing resolutions and ordinances of the Town to
ensure consistency with the General Plan, including land uses, lot sizes and floor area
ratios. Uses and structures made non-conforming by adoption of the General Plan will
be allowed to be continued, and further addressed in the Zoning Ordinance update.

The proposed Zoning Ordinance amendments to create a new Zoning Ordinance Chapter
18.13 and MX-1 zoning district, and rezone the Tamai Vista Corridor will update the
existing Zoning Ordinance to make it consistent with the General Plan land use
designations identified in the General Plan Land Use Diagram. The performance and
development standards of the MX-1 district will ensure that the many of the design and
operational goals for mixed-use development are required.
Implementation Program LU-1.lb Mixed-Use Zone
Amend the Corte Madera Zoning Ordinance to add a Mixed-Use Zone to implement the
Mixed-Use designations, and apply this Zoning to lands so designated on the Land Use
Diagram. Corollary changes to parking provisions of the Zoning Ordinance shall also be
made to ensure adequate set-aside of parking spaces for residential uses in mixed-use
developments.

The proposed Zoning Ordinance amendment to create new Zoning Ordinance Chapter
18.13 and the MX-1 zoning district responds directly to this implementation program in
the General Plan and as noted in the recitals of this resolution, was the impetus for
Tamai Vista Corridor Study and the proposed MX-1 district. The new Chapter 18.13 and
MX-1 district will apply to six properties designated Mixed-Use Commercial on the
General Plan Land Use Diaqram and another that would be designated Mixed-Use
Commercial with the adoption of the General Plan amendment proposed in conjunction
with the zoning ordinance amendment.
Parking standards have been included in the MX-1 district to ensure that all uses within
a mixed-use project are required to set aside parking for their particular use.
4. General Plan Findings
The Planning Commission of the Town of Corte Madera does hereby find that the
proposed General Plan amendment to the Land Use Element to change the land use
designation of 75 Tamai Vista Boulevard from Public/Semi-Public Facilities to Mixed-Use
Commercial is in the best interest of the Town because it sets appropriate iand use
policy in the event that the site, currently owned by the State of California, may be sold
and/or reused in the future, however unlikely. The Planning Commission notes that the
site has been analyzed and assessed along with all the other properties in the Tamai
Vista Corridor Study and that the Report does not distinguish this site from others. The
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site characteristics are similar to other sites within the Tamai Vista Corridor and any
potential redevelopment of the site would benefit from the requirements placed on
development by the MX-1 district, particularly those related to the reservation of
property adjacent to Tamai Vista Boulevard for public use.
5. Relationship to Existing Applications Deemed Complete and Existing Uses
The Planning Commission recognizes that two specific land use entitlement applications
were excluded from the Town Council's Urgency Ordinance in 2014. These include land
use entitlements, including General Plan and Zoning Ordinance amendments, associated
with the proposed redevelopment of the Corte Madera Inn site (56 Madera Boulevard)
and an application to re-zone the Market Place property (47-71 Tamai Vista Boulevard).
The Planning Commission, in recommending adoption of a new zoning district (MX-1) for
the Tamai Vista Corridor, does not intend to preclude these existing applications from
being processed and acted upon by the Planning Commission or Town Council, if desired
by the applicants.
In addition, the Planning Commission, despite recommending
adoption of new land use policy for all properties within the Tamai Vista Corridor
through this resolution, shall review and make recommendations on the above
applications without prejudice in consideration of new or different land use policy than
that proposed in the MX-1 district, and base decisions on the evidence presented .
Additionally, uses made non-conforming or non-complying by adoption and enactment
of the General Plan and Zoning Ordinance amendments shall be regulated by the
provisions of the Section 18.32 of the Corte Madera Zoning Ordinance (Nonconforming
Uses, Structures and Sites).
6. Compliance with the California Environmental Quality Act (CEOA)
Pursuant to CEQA Guidelines Section 15074, prior to a recommendation that the Town
Council adopt the Negative Declaration prepared for this project, the Planning
Commission must consider the proposed Negative Declaration. The following findings
must be made by the Town Council prior to adoption of the Negative Declaration:
1.

The Negative Declaration was prepared in accordance with the California
Environmental Quality Review Act.

2.

The Town Council has considered the proposed Negative Declaration, together
with all public comments received during the public review process, and based on
the whole record, there is not substantial evidence that the project will have a
significant effect on the environment.

3.

The Negative Declaration reflects the lead agency's independent judgement and
analysis.
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4.

Pursuant to §21081.6(a)(2) of the Public Resources Code, the Corte Madera
Planning Department, located at 300 Tamalpais Drive, Corte Madera, CA, is the
custodian and location of the documents and other materials that constitute the
record of proceedings upon which the Town Council's decision memorialized in
this Resolution is based.

The Planning Commission has reviewed the Negative Declaration and based on its
independent judgement and analysis determines that the Negative Declaration was
prepared in accordance with the California Environmental Quality Review Act and that
based on the whole record, including public comments received during the public review
process, there is not substantial evidence that the project will have a significant effect
on the environment.
In particular, the Commission has reviewed the Mandatory Findings of Significance
(Chapter 4.18 of the Initial Study/Negative Declaration) and concurs with the findings
that the proposed project (Zoning and General Plan amendments) will have a less than
significant impact on the environment for the reasons specified.
NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning Commission
herby recommends that the Town Council approve the Zoning Ordinance Amendment,
attached hereto as "Exhibit A," amend the Town Zoning Map as shown in "Exhibit B,"
approve the General Plan Amendment, attached hereto as "Exhibit C," and amend the
Land Use Diagram of the Land Use Element of the 2009 General Plan as shown in
"Exhibit D."

* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on
September 13, 2016, by the following vote:

AYES: .. _ . __ Chase, Metcalfe, Bundy ...
NOES:

Caldera

ABSTAIN:
ABSENT:
RECUSED:

Freedman
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ATTACHMENT 9
MEMO IN RESPONSE TO COMMENTS ON INITIAL STUDY/NEGATIVE
DECLARATION
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DATE:
TO:
FROM:

September 22, 2016
Adam Wolff, Town of Corte Madera
Olivia Ervin, Environmental Planner

SUBJECT:

RESPONSE TO COMMENTS ON DRAFT NEGATIVE DECLARATION
TAMAL VISTA CORRIDOR GP AND ZONING AMENDMENTS

A Draft Negative Declaration (ND) for the Tamai Vista Corridor General Plan and
Zoning Amendments (Project) was circulated for public review between August 24,
2016 and September 13, 2016. The Town of Corte Madera distributed the Notice of
Intent to Adopt (NOi) a Negative Declaration by mail to all property owners in the
Tamai Vista Corridor and within a 600-foot radius. An email of the NOi was also
sent to all interested parties who signed up to receive information regarding the
Tamai Vista Corridor Study and to those who signed up for Planning and Building
and Weekly Newsletter newsflash items. Additionally, the NOi was posted at the
Town's fire stations, Town Hall, library and post office. The ND was publically posted
on the Town's website and made available for public review at the Town's Planning
Department. On September 13, 2016 the Project was considered by the Planning
Commission during a duly noticed public hearing. The following summarizes the
comments received on the Draft Negative Declaration and provides a response to
comments. This Response to Comment Memo, along with the Draft Negative
Declaration constitutes the Final Negative Declaration.
Federated Indians of Graton Comment Letter
One comment letter was received from the Federated Indians of Graton Rancheria
on September 20, 2016. The Tribe confirms receipt of the Notice of Intent and
acknowledges that Tribal Heritage Preservation Office staff reviewed the project
information. The letter states that the Tribe does not have any comments at this
time, but requested to be informed should the project be modified.

Response: Comment Noted.

m-group.us
707 259.1790

1303 Jefferson Street, Suite 100-B, Napa, CA 94559
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Planning Commission Comments
Commissioner Caldera stated his opposition to locating residential uses and other
sensitive land uses (schools, parks, day care facilities) in close proximity to the
freeway due to air quality, dust exposure, and concerns about related health
effects. Specifically Commissioner Caldera cited recommendations provided by the
California Air Resources Board (CARB) for siting new sensitive receptors (residential,
schools, parks, daycare facilities, medical and health care facilities) within 1,000 feet
of Highway 101.

Response: The proposed project, as a general land use amendment and zoning
amendment, does not introduce new sensitive receptors to the project site, but would
allow for these uses in the future. The Negative Declaration (ND) explains that sensitive
receptors include children, elderly and ill populations and sets forth the Health Risk
Thresholds of Significance on Page 25 (Table 4). The ND further describes Highway 101
as a major freeway with frontage along the entire eastern boundary of the Tamai Vista
Corridor. As stated therein, "the General Plan identifies traffic on high volume roadways
(e.g. Hwy 101) as generating high levels of diesel exhaust and calls for high density
housing adjacent to such generators to minimize exposure to TAC [Toxic Air
Contaminants] through the design, layout, and orientation of residential development."
Several specific General Plan policies are referenced in the ND including RSC 10.3, which
requires "incorporation of mitigation measures for development projects."
While it is reasonably foreseeable to anticipate that residential units may be proposed in
the future, the number, location, and design of the units cannot be known.
Consequently, the potential health effects cannot be analyzed. Impact discussion item
4.3(d-e) (on Page 28) of the Negative Declaration identifies Highway 101 as a source of
TAC and explains that the General Plan policies ensure that "adequate buffer distances,
filters or other control" are integrated into the project specific design or will be required
as mitigation during future project specific development review.
The Town's General Plan contains a number of policies that are intended to ensure that
public health is protected and that new residents are not exposed to air quality
emissions that would result in a health impact. Additionally, the General Plan EIR sets
forth Mitigation Measures 4.5.3 as follows:

m-group.us

1303 Jefferson Street, Suite 100-8, Napa, CA 94559

707.259. 1790
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MM4.5.3

The Town shall include General Plan policy provisions that require:

•

When new development that would be a source of TACs is proposed near
residences or sensitive receptors, either adequate buffer distances shall be
provided (based on recommendations and requirements of the California Air
Resources Control Board and BAAQMD), or filters or other
equipment/solutions shall be provided to reduce the potential exposure to
acceptable levels. Potential mitigation associated with this policy requirement
will be coordinated with any required permit conditions from BAAQMD.

•

When new residential or other sensitive receptors are proposed near existing
sources of TA Cs, either adequate buffer distances shall be provided (based on
recommendations and requirements of the California Air Resources Control
Board and BAAQMD), or filters or other equipment/solutions shall be provided
to the source to reduce the potential exposure to acceptable levels.

These mitigation measures have been incorporated into General Plan policy RSC 10.3g.
All future development and redevelopment within the Town of Corte Madera, including
the subject Tamai Vista Corridor, is required to be consistent with the General Plan and
policies therein.
As the regional entity responsible for managing the Air Quality Basin, the Bay Area Air
Quality Management District recognizes that new sensitive receptors (especially infill
development) could potentially be exposed to elevated levels of pollutants and has
suggested possible mitigation measures that could reduce excess exposure. These
include the following items:
1. Increase project distance from freeways and/or major roadways.
2. Redesign the site layout to locate sensitive receptors as far as possible from
any freeways, major roadways, or other non-permitted TAC sources (e.g.,
loading docks, parking lots).
3. Large projects may consider phased development where commercial/retail
portions of the project are developed first. This would allow time for CARB's
diesel regulations to take effect in reducing diesel emissions along major
highways and arterial roadways. Ultimately, lower concentrations would be
anticipated along the roads in the near future such that residential
development would be impacted by less risk in later phases of development.
m-group.us
707.259.1790

1303 Jefferson Street, Suite 100-B, Napa, CA 94559
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4. Projects that propose sensitive receptors adjacent to sources of diesel PM (e.g.,
freeways, major roadways, rail lines, and rail yards) should consider tiered
plantings of trees such as redwood, deodar cedar, live oak and oleander to
reduce TAC and PM exposure. This recommendation is based on a laboratory
study that measured the removal rates of PM passing through leaves and
needles of vegetation. Particles were generated in a wind tunnel and a static
chamber and passed through vegetative layers at low wind velocities.
Redwood, deodar cedar, live oak, and oleander were tested. The results
indicate that all forms of vegetation were able to remove 65-85 percent of
very fine particles at wind velocities below 1.5 meters per second, with
redwood and deodar cedar being the most effective.
5. Install and maintain air filtration systems of fresh air supply either on an
individual unit-by- unit basis, with individual air intake and exhaust ducts
ventilating each unit separately, or through a centralized building ventilation
system. The ventilation system should be certified to achieve a performance
effectiveness, for example, to remove at least 85% of ambient PM2.5
concentrations from indoor areas. Air intakes should be located away from
emission sources areas, such as major roadways. Users may factor in the
amount of time that receptors spend indoors verses out-of-doors to account
for air filtration systems in modeling, provided that all assumptions are
justified with scientific documentation.
6. Where appropriate, install passive (drop-in) electrostatic filtering systems,
especially those with low air velocities (i.e., 1 mph).
7.

Require rerouting of nearby heavy-duty truck routes.

8. Enforce illegal parking and/or idling of heavy-duty trucks in vicinity.
As a result, at the time new development containing sensitive receptors is proposed
within the Tamai Vista Corridor it will be evaluated on a project specific level including
an air quality/greenhouse gas analysis and a health risk assessment. The site specific
analysis will evaluate health risk exposure based on the merits of the project and will
provide recommendations/mitigation measures (including those listed above, as
appropriate or other feasible means) in order to reduce exposure to acceptable levels.
m-group.us
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In conclusion, the Negative Declaration appropriately discloses the potential health
effects of citing residents in close proximity to Highway 101 and relies on existing
General Plan policies to ensure that an analysis of health risk, exposure and effective
mitigation will be provided as part of future project specific development review at the
time the Town receives such a development application.
Res onse to Comments Summa
No other CEQA related comments were raised during the Planning Commission
public hearing nor were any other comment letters received as of the date of this
response. None of the comments necessitate changes or revisions to the text of the
Negative Declaration. This Response to Comments Memo along with the Draft
Negative Declaration prepared for the Tamai Vista Corridor Project constitutes the
Final Negative Declaration.
Thank you,
OLIVIA ERVIN
Environmental Planner
oervin@m-group.us

707.259.1790

m-group.us
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ATTACHMENT 10
PUBLIC COMMENTS RECEIVED SINCE AUGUST 24, 2016
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Scott L. Hochstrasser

IPA, Inc.
E-Mail

lh 1 ipafa;aol .com * 141

Bolinas Road

* Fairfax, CA 94930 USA * Tele ( 415)459-6224 * Cell 415-572-2777

September 7, 2016

via Email and US Post

Corte Madera Planning Commission

Clo Adam Wolf, Director
Town of Corte Madera
300 Tamalpais Drive
Corte Madera, CA 94925
RE: Comments - "Mixed Use MX-1 Zoning Code 18.13 (Tamal Visit Corridor)
Dear Chair and Commission Members;
My office represents Jack Jakosky, the owner of the Market Place retail shopping center located
at 41-71 Tamal Vista Blvd. Back in 2013 and 2014, on his behalf, I 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, 6,300
sq restaurant lastly Bick and Bottle) 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.
We have participated in the Corridor Study and support the adoption of the Tamai Vista Corridor
special area plan. Moreover, we support the adoption of a new Chapter 18.13 Mixed Use -MX-1
District. Adoption of a new Mixed Use Zoning is an opportunity to correct the historic errors and
bring existing long established mixed commercial business on my client's property into
compliance with the corridor study findings and allow land uses, existing and new, to ensure a
variety of commercial uses needed to serve the local community needs.
Generally we are pleased to see the Town moving forward with the new MX-1 zoning. It is a bit
disappointing that the proposed Mixed Use zone attempts to list all of the permitted and
conditional uses where a more general statement of permitted/conditional uses might be much
more efficient for Town staff and appropriate for commercial property owners and new
businesses.
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Specifically, regarding the MX-1 District it is not clear in the draft, with the exception of the
Table heading (Section 18.13.100, 18.13.105 nor 18.13.020), the list of uses listed in section
18.13.020 are included in the MX-1 District please clarify this. I recommend that you add
to 18.13.105 - Generally - a note that the table of uses in 18.13.020 apply in the MX-1 District.
Assuming the intention is to include the land uses listed in 18.13 .020 in the MX-1 District my
client ( owner of Marketplace 41-71 Tamai Vista Blvd) and I have the following questions and
request the highlighted changes noted below.

vi.

The Table of Uses needs a footnote to clarify that" P"= Permitted Use, "C"= Conditional
Use Permit (CUP) and explain what the astrict *means.It is used in several places both
for P and C in the table but it is not clear what it means for each land use
Request: Clarify what each astrict * means in a footnote.

2. The Marketplace has had a restaurant w/o drive-up- for over 30 years, the new zoning
requires a CUP - will this be required for each and every restaurant tenant that comes and
goes?
Request: The Brick and Bottle restaurant has recently closed; my client would like the
right to replace this restaurant use in the same building at the same floor area in the
shopping center without a CUP since restaurant is a long established use at this
location. Restaurant use was permitted by zoning in 1984, it should be grandfathered
in and no CUP should be required for a replacement restaurant at the site.
3. It is unclear how a Gym and athletic club (P= Permitted on Page 5) is different than an
"Aerobics Studio" that is a (C= conditional use permit (CUP) on Page 3). Does the Town
Code define this difference?
Request: Change the zoning table to allow Aerobic Studios to be a "P" Permitted use
because it is a similar use to a gym.
4. Page 3 "Banks and Savings and Loans"; require a CUP yet on page 4 "business and office
services" including copy services are P. What is the logic here? How different are these
uses'?
Request: Change the zone use table to allow "Banks and Savings and Loans" to be a
"P" permitted use because they provide business and office services.
5. Page 4 - "Convenience Store" is a C but a "Delicatessen stores" are P. Does the Town
Code define these uses differently?
Request: Change the use table to allow convenience stores to be "P" permitted use
because they are similar or generally the same as a delicatessen store.
�. Page 5 "Juice and smoothie shops - are these uses C or P? Nothing on the table is shown.
Request: Change the use table to add a "P" to the "Juice and smoothie shop" use to
allow it as a permitted use.
7. Page 8 what is a "specialty retail store" and how does it differ from a "Variety store"
(page 9) and for example a shoe store (page 8). Does the Town code define these
2
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differently? What if a shoe store specializes in say running shoes only - is it a specialty
retail store requiring a CUP?

Request: Change the use table to add "specialty retail store" to "P" permitted use.
8. Page 8 - Tanning Salons - why is this use required to have a CUP when spa and health
salons - with waxing are P- permitted (Page 8)?

Request: There has been a "tanning salon" use at the Marketplace for 10 years. Change
the table to add a "P" to permit the use without a CUP.
Finally, trying to list all of the specific uses that might want to locate in the MX-1 District is
crazy. Certainly there are potentially several other lifestyle retail, business and general
commercial uses and businesses that have not even been created or described yet. It seems to us
that listing uses specifically will require each use to be defined in the Zoning Code to guide
property owners and the Town planners when determining if and when a conditional use permit
is needed.
Why not simply provide a general definition of the commercial uses that are allowed and only
specifically list uses that require a CUP? One example is to simply list in the table - Life Style
Commercial and Retail Uses as defined herein are Permitted Uses. Then define "Life Style
Commercial and Retail"= a mix ofretail, cafe, restaurant, small business offices (under 5,000 sq
ft ), spas & salons, entertainment and recreational uses with public gathering places and
pedestrian - oriented feel. Then make a careful list of uses that would require a Conditional Use
Permit.
Tn summary, the draft MX-1 District moves the ball forward to resolve long standing zoning
inconsistencies resulting from previous mistakes in the General Plan and Rezoning. The record is
replete with information to support the Mixed Use zoning. My client has been waiting for more
than 5 years for the Town to modify the zoning to encourage community serving businesses in
his shopping center. Now is the opportunity to put in place new zoning to support the findings of
the special area studies and bring the zoning district standards and list of permitted and
conditional uses up to the 21st century demands of commercial property owners.
The requested changes above will insure that my client and other commercial property owners
are incentivized to lease their available space to uses that truly serve the local community.
Moreover, the future tenants will be permitted to establish community servicing uses without
delay and without undue burden on administrative planning staff.
Thank you in advance for your kind consideration of the requested changes noted above. Lastly, I
would like to thank the Town staff and consultants who are moving forward to make the zone
district changes necessary to implement the new Tamal Vista Corridor Plan.

Scott L. Hochstrasser
CC: Jack Jakosky
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Cc:

Cheryl Longinotti
Adam Wolff
Rebecca Vaughn

Subject:
Date:

Proposed General Plan and Zoning Amendments
Sunday, September 11, 2016 10:32:23 PM

From:

To:

To Planning Commissioners and Planning Director Wolfe:
As a resident on Tamai Vista Blvd, I have taken keen interest in the Corridor planning project.
I appreciate the work that has gone into preparing the proposed General Plan and zoning amendments. The
designation of a Streetscape Improvement Area and the flexible FAR proposed in Section 18.13 .150 will
facilitate a safer, more interesting environment while allowing for needed development when it is favorable
to the Town.
Additional comments below relate to specific paragraphs in the zoning proposal.
Section 18.13.135 (Setbacks for Yards Adjacent to Highway 101)
As you may recall, the CM Bicycle and Pedestrian Plan identified a shared-use path along the westside of
Highway 101 as a potential bike-pedestrian route. This Section appears to keep that possibility open. This is
important because many riders will want to avoid the heavy traffic and multiple driveways on Tamai Vista
even with streetscape improvements.
Paragraph 18.13.145(c) Floor Area Ratio and Residential Density
This paragraph states, " Gross floor area devoted to required parking for either residential or non-residential
uses shall not be counted toward FAR.
The implications of this are not clear - at least to me - so I would hope the Planning Director or Commission
would clarify this for the public.
11

Section 18.13.185 Off-street parking and loading
Transportation is undergoing great change with the advent of the shared economy and autonomous vehicles.
Although we can scarcely imagine it today, parking may well become an underutilized amenity. Given the
uncertainty and the high cost of providing parking, it is important to have allowance for reduced parking
standards.
The proposed General Plan Amendment (pg 2-21) provides such flexibility: "Reduced parking standards
may be allowed when the site is located within .25 mile of a transit stop. However, that statement is NOT
referenced in the zoning Section 18.13.185.
11

Secondly, 0.5 mile is a more appropriate distance. Pedestrians generally are able to walk a distance of
approximately one-half mile during a fifteen minute walk at a two mile per hour pace. On that basis, the
Federal Transit Administration designated .5 mile as the catchment area for transit stations (

https://www ,federalregister.gov/documents/20 I I /08/ 19/20 I )-21273/final-poljcy-statement-on-theel igj bi I ity-of-pedestrian-and-bicvcle-im provements-under-federal#p-56 ).
So Section 18.13.185 should be amended to include an allowance for reduced parking standards within 0.5
mile of a transit stop.
Thank you for considering my comments. I would like them added to the public record.
Cheryl Longinotti
Member, Corte Madera Bicycle-Pedestrian Advisory Committee
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Adam Wolff
Marla Orth <dhsys@sbcglobal.net>
Tuesday, September 13, 2016 5:17 PM
Adam Wolff
RE: Tamai Vista Corridor Changes

From:

Sent:
To:

Subject:

Hello Adam,
Inasmuch as I am unable to attend public meetings I thought I would send you an e-mail instead.
First and foremost I am totally against the proposed plan as presented for a lots of reasons. In the main the major points of
concern can be summarized as follows:
•

•

•

•

It seems like it was less than two months ago that the Town went to great lengths to concoct a plan to disallow
housing from being incorporated into the commercial zoning area of TV. Now the Town proposes to amend the GP
and change the zoning to make it mixed use with no explanation or rationale presented for this about-face change.
As a long-term resident I would like to know why this change is being made, by whom, and for whose benefit.
This is EXACTLY what was done by the Town when we inherited the WinCup fiasco and I fear history is about to
repeat itself. If entitlements go with the property, then the Town and the public lose all right of comment AND
moreover it completely skirts CEQA which is one of the few checks and balances remaining. Why on earth would the
Town want to give that control away?
The traffic study AFTER WinCup is occupied will not provide a true or accurate baseline for basis of comparison. It
will significantly understate and provide a false picture of the reality and true impact. The Town MUST complete a
study NOW (baseline). The Town has the opportunity to obtain actual traffic counts before WinCup is occupied and
after it reaches 75-80% occupancy. This will give objective traffic volume related to new residential
units/commercial impact in this area. It would provide a more accurate basis for traffic studies in the future and
prevent the usual diminimous impact statements by traffic consultants.
The "plan" is overall woefully inadequate and is reminiscent of other consultant-driven boilerplate prose. Promising
that something will be done to assure sufficient levels of compliance without plan specifics makes it totally
unreasonable to expect any sort of competent review or analysis. No one would invest in a house without full and
fair disclosure and yet it would appear the residents of the town are expected to act on incomplete information.

Without more details supported by facts, figures, and third-party and unbiased reviewers, this plan should not proceed further.

Best,
Marla Orth
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Jean Greenbaum, Esq.
1411 Casa Buena Drive,# 12
Corte Madera, CA 94925
415-637-9106
4jeangreenbaum@comcast.net
September 23, 2016
Via Email (rvaughn@tcmmail.org) Only
Corte Madera Town Council
300 Tamalpais Drive
Corte Madera, CA 94925

Re: Objection to recommendation by the Planning Commission to change
the zoning of the Tamai Vista Boulevard Corridor
Dear Town Council:
I am at a loss to understand the decision of the Planning Commission to
recommend changing the current zoning for the Tamai Vista Boulevard Corridor ("the
Corridor'') to include residential development. It is described in the study as a "fully
developed urban area." The current designation as "C3 Highway Commercial District"
is an accurate description of the area. In my opinion, this area in our town is unsuitable
for residential housing.
Corte Madera homeowners, including Council and Commission members, are
fiercely protective of their property rights and fight any changes which they perceive to
lower the quality of their homes. I am certainly a property owner who is protective of her
home. But the Planning Commission is okay with mixing residences into a C3 area of
Corte Madera which is, I believe, the closest housing would be to 101. There must be
some city planning principles for housing which would not find it okay to allow
residences everywhere in a town, no matter how undesirable it would be to live there.
I am not going to venture a guess as to the environmental studies performed on
the land where 'Wincup' was developed over land used for a manufacturing plant.
Properties used for many years for manufacturing are notorious for becoming toxic
sites. The development's now over-long history from concept to completion was
comprised of many small decisions which resulted in one of the most maligned
developments in Marin County. I personally agree that it deserves all the criticism it
gets. I fear the recommendation to approve residential development in the Corridor is
one small step to the same conclusion. It appears the Planning Commission has
learned nothing from history.

1
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From what I've seen of the environmental impact studies performed by the
company used by the town, including the one for the Corridor, all negative
environmental impacts are minimized or just plain ignored. The default designation
appears to be "less than significant impact" for all the factors. Assisting developers to
tackle obstacles to development is the purpose of these environmental impact studies.
Environmental racism is defined as the placement of low income or minority
communities in proximity of environmentally hazardous or degraded environments, such
as toxic waste, pollution and urban decay. While I recognize Corte Madera is not yet a
town where income inequality and housing necessity results in extreme environmental
impacts (Flint Michigan, blighted neighborhoods in cities where children suffer from
health issues due to environmental factors), the message the Planning Commission is
sending is very troubling to me.
Corte Madera has many areas where lower income housing exists but mixing
residences into a fully developed commercial space on top of Highway 101 is a step too
far and there is no necessity for immediate zoning changes. The Corridor study
expressly states that its conclusions are speculative as they apply to traffic because
Tam Ridge is not yet open. There is no immediate necessity for allowing more housing
construction next door to a development where environmental and traffic impacts are
not yet known.
The Study states that each new development proposal will need to go through
the review process individually and therefore the speculative nature of the
environmental impact conclusions in its Study are acceptable. Then there is no reason
to change the zoning now. Each new proposed development can request a zoning
variance and the decision can be made then when specific project environmental
impacts can be assessed. The study can be used as a factor or guide in that
determination. If there is a blanked zoning change allowing residential development, it
will be that much harder to stop another 'Wincup' development. To open up the
floodgates prematurely is ill advised and unnecessary.
For the reasons stated above, I would urge the Town Council to not approve the
zoning change to allow residential development in the Corridor. Let's put a limit on
where we expect our fellow citizens to live no matter how financially disadvantaged they
may be. Please do not rush this decision.
Respectfully,

Jean flne11bamw
Jean Greenbaum
Cc: Corte Madera Planning Commission
2
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Adam Wolff
From:

Sent:
To:

Cc:
Subject:

Peter Hensel < ptrhensel@comcast.net>
Wednesday, September 28, 2016 9:43 PM
'Sloan Bailey'; Diane Furst; 'Carla Condon (Carla Condon)'; 'James Andrews'; Michael Lappert
Adam Wolff; David Bracken
Last Chance: SAVE The Cinema/Cultural Center

All-I've been to Scandanavian's two locations in San Rafael--their large retail store on the corner of Fourth Street and their huge
warehouse on Lindaro.
Hate to tell you but I think Scandanavian, a large retail chain, will probably try to replicate both structures in some form on what is
now the cinema lot. And yes, that may mean demolishing the cinema building. To allow space for a warehouse. (Ugly!)
To prevent that, I suggested that language be added to the Tamai Vista Corridor Study saying that warehouses are a prohibited
use along Tamai Vista.
But I don't see that my suggestion made it into the document.
Anyone know why?
Did it not get passed along?
Or did it get shot down?
Here's the language I suggested:
"New construction design in the corridor should be esthetic, appealing and appropriately scaled---as befits an attractive, walkable
mixed use commercial area. Massive structures such as warehouses are prohibited as they do not fit corridor criteria."

---Peter Hensel
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