CORTE MADERA PLANNING COMMISSION
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TO: PLANNING COMMISSIONERS
FROM: SEAN KENNINGS, CONTRACT PLANNER
REVIEWED BY: PHIL BOYLE, SENIOR PLANNER

ADAM WOLFF, DIRECTOR, PLANNING AND BUILDING

SUBJECT: REVIEW AND DISCUSS INITIAL STUDY/MITIGATED NEGATIVE
DECLARATION, GENERAL PLAN AMENDMENT, REZONING,
AMENDMENT TO THE CURRENT CONDITIONAL USE PERMIT AND
DESIGN REVIEW FOR ADDITIONS AND MODIFICATIONS TO
MARIN MONTESSORI SCHOOL LOCATED AT 5200, 5168, and 5164
PARADISE DRIVE.

SITE: 5200, 5168 and 5164 PARADISE DRIVE, APN'S 026-241-01; 038-190-36;
038-011-47

APPLICANT AND

PROPERTY OWNER: MARIN MONTESSORI SCHOOL

PURPOSE:

The Corte Madera Planning Commission is conducting a public hearing as required by the Corte
Madera Municipal Code (CMMC) and California Government Code to review and consider
information, including an Initial Study and Mitigated Negative Declaration, receive public
comments, and evaluate the application referenced above which includes: 1) a General Plan
Amendment and amendment of General Plan Figure 2.4: Land Use Diagram to change the land use
designation of the property at 5164 Paradise Drive (APN: 038-011-47) from Low Density
Residential to Public and Semi-public Facilities; 2) re-zoning of 5164 Paradise Drive from the
existing R-1-A zoning district to the Public/Semi Public zoning district for use as a school facility; 3)
an amendment to the current conditional use permit which was approved in 2012 to update the
project site plan and project conditions; and 4) Design Review for the new buildings, modifications
to the existing buildings, and site modifications to the Marin Montessori School located at 5200 and
5168 and 5164 Paradise Drive.



STAFF RECOMMENDATION:

Due to the lengthy agenda on May 23rd and anticipated issues that will need to be thoroughly
discussed, Staff recommends that the Planning Commission review staff and applicant’s
presentations, receive public comment, obtain responses to any questions, and continue the item
to the June 13, 2017 Planning Commission meeting for Commission deliberation recommendations
to the Town Council. The Commission may also use the meeting to provide the applicant and/or
Staff specific direction or requests for information that would aid the Commission’s deliberation in
advance of the June 13, 2017 continued public hearing.

BACKGROUND:

Summary of entitlements granted to MMS:

September 1998 — CUP approval for two temporary mobile structures for five years at MMS
campus. Student enrollment capped at 209 +/- 9 students.

August 2003 ~ Design Review allowing for major building expansions at MMS school campus.
Student enroliment capped at 209.

April 2009 — MMS submits Conditional Use Permit application to increase student enroliment
from 209 to 250. Application included acknowledgement that MMS had mistakenly increased
enrollment to 221 without knowledge of previous cap.

April 2009 - Corte Madera Planning Director determines project was subject to CEQA review
for traffic impact assessment.

December 2010 — MSS submits Updated Traffic Study prepared by W-Trans after modifying
class schedules.

May 2011 — MMS submits Updated Traffic Study prepared by W-Trans after responding to
Town staff review and comment.

June 2011 - Town’s Traffic Consultant, Parisi Associates, reviews May 2011 Updated Traffic
Study determines that increased enroliment should not contribute to additional traffic to Robin
Drive used for queuing to the east end circle. Town staff agrees.

January 2012 — MMS submits addendum to Traffic Study that evaluated the school operational
changes that redistribute classroom assignments and drop-off/pick-up times.

March 2012 — MMS Submits Revised Addendum No.1 to Traffic Study in response to staff
comments and corrections.

March 2012 — Town staff deems application was complete and recommended the Planning
Commission determine that the project qualify for a categorical exemption under CEQA Section
15134.



March 2012 — Corte Madera Planning Commission holds public hearing to review CUP
application for max enrollment of 250 students. Planning Commission does not approve
increase and requests exploring additional traffic mitigation.

February 2014 — MMS submits a Revised Composite Traffic Study dated 12/24/13 and
12/11/13 to respond to Planning Commissions mitigation ideas.

April 2014 — The Corte Madera Planning Commission concludes that MMS efforts to reduce and
monitor queuing on Robin Drive has reached an acceptable level to allow the increase in
student population for max enroliment of 232 students and adopts Resolution 14-013
(Attachment 9)

Chronological listing of events pertaining to this project application:

May 2, 2016 — An application for a General Plan Amendment, Rezoning, Amendment to the
existing Conditional Use Permit and Major Design Review was filed for the proposed campus
expansion and new construction.

June 18, 2016 — The applicant submitted revised plans based on the information requested in the
incompleteness review from the Planning Department.

July 21, 2016 — The Planning Department determined the application was complete and
recommended that the project include an Initial Study in compliance with the California
Environmental Quality Act (CEQA) Guidelines.

February 21, 2017 — The applicant submitted revised project description based on the feedback
from the Planning Department and public comments at the Marin Country Day School Town
Council hearing in December 2016. Project revisions include three additional parking spaces and a
circulation control plan, intended to eliminate school-related parking on the south side of Paradise
Drive.

April 7, 2017 — A Notice of Intent to Adopt a Draft Initial Study/Mitigated Negative Declaration for
a General Plan Amendment, Rezoning, and Conditional Use Permit Amendment and Design
Review.

April 7, 2017 to May 19, 2017 — Public review period for the Draft Initial Study/Mitigated Negative
Declaration.

May 12, 2017 — Public hearing notices were mailed and posted.
May 19, 2017 — Comment period on the IS/MND ends.

May 23, 2017 — The Planning Commission held a public hearing.

Site and Project Context

The Marin Montessori School (MMS) is an independent pre-school through 6™-grade school open yearly



from Labor Day through the first or second week in June. Currently, there are no summer programs at the
existing campus. The MMS has classrooms and offices on the west side of the campus and classrooms on
the east side of the campus and a current enrollment of 225 students. School operations are typically 8:30
AM to 2:30 PM Monday through Friday, with after school care unit 6pm. The MMS was founded at the
subject property in 1963. The 5.57-acre MMS campus, 3.6 acres dryland and 1.9 acres of water area, has
access from Paradise Drive in the eastern portion of the Town of Corte Madera. The property is located at
5200, 5168, and 5164 Paradise Drive, east of Highway 101 and south of the San Francisco Bay.

Between the two developed areas of the campus, is a natural grass field. This field and the building just
west of the existing domes buildings are located within the Corte Madera Baylands Risk Zone overlay
district, but no proposed uses for the project are included in this area. South of the natural grass field, is
a narrow parking area and drop-off travel lane adjacent to Paradise Drive.

PROJECT DESCRIPTION

MMS purchased a 36,668 square foot parcel (22,026 square feet dryland area) developed with an single
family residence located at 5164 Paradise Drive (APN 026-231-48) that shares a common property
boundary with the campus to the west. This property has a General Plan land use designation of Low
Density Residential and is zoned R-1-A and is currently developed with an single family detached home
(‘Residence’), permitted second unit/detached garage/apartment ('Cottage’) and dock. MMS plans to
expand the existing school grounds to include the new property and modify the existing buildings for
classroom use. No residential uses are planned for the acquired property. The project also includes the
demolition of the one-story domes structures (2,230 square feet) on the east side of the campus and
construction of a new single 2,335 square feet classroom building in generally the same location. The new
building would add approximately 125 square feet to the area for a total square footage of 23,248 on the
MMS campus (including the residential conversion of 5164 Paradise Drive). The new classroom building is
proposed to be one story and maintain generally the same building height, bulk, and mass of the existing
domes structures. The new classroom structure is rectangular in mass and shape, but is orientated west to
east instead of north to south. The new classroom building is discussed in further detail below.

The table below includes the total development build-out for the existing MMS campus and the proposed
project.

Design Review
The proposed project requires Design Review approval for the various additions to and modifications to the

existing buildings and landscape changes being planned pursuant to the Town of Corte Madera
requirements for new construction. Design Review is also required for the exterior modifications to the
residential structures located on the 5164 Paradise Drive property because they are to be part of the MMS
Campus and part of the CUP. This includes the proposed 280 square foot exterior deck at the residence,
the bathroom additions and the maintenance shed. A discussion of floor plans and elevations is included
below.

General Plan Amendment and Rezoning

This application seeks approval of a General Plan Amendment to change the land use designation of the
property at 5164 Paradise Drive from Low Density Residential to Public and Semi-public Facilities (P/SP).
Per the Corte Madera General Plan Land Use Element, Goal LU-2, Policy LU-2.7, and Implementation
Program LU 2.7 allows for diverse residential neighborhoods, including schools as acceptable uses:
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GOAL LU-2
A variety of safe, pleasant, well-maintained and distinctive residential neighborhoods.

Policy LU2.7

Residential Districts shall provide for a range of supporting services to meet special community
needs, such as schools, places of religious assembly, day care operations and quasi-public uses
and activities. Most non-residential uses, particularly for activities that may present questions of
potential land use incompatibility within a residential neighborhood, should be considered by
conditional use permit. In no instance shall a supporting service use be allowed in a residential
neighborhood if it would create an unsafe traffic or public safety condition.

Implementation Program LU-2.7.a: Allowed and accessory Uses Amend provisions of the
Zoning Ordinance to specify the range of allowed and accessory uses in residential zones,
including those uses which would require approval of a conditional use permit.

The applicant is requesting re-zoning of the newly acquired single family parcel from R-1-A to P/SP for use
as a school facility. The zoning change is required to allow the MMS to use the existing 5164 Paradise
Drive residential buildings and grounds on the newly purchased property for school uses. The change to
the Land Use Diagram will indicate that the MMS campus is one contiguous P/SP use.

Conditional Use Permit Amendment

The applicant is also requesting an amendment to the existing Use Permit to allow expansion of the school
campus to include the residence and cottage (approximately 3,172 square feet) and adjacent grounds
(36,668 square feet). The CUP amendment is also required to permit demolition and replacement of the
existing domes structures on the existing school campus. In 2003, MMS was granted Design Review (no.
02-50) approval to allow a major rehabilitation and expansion of the buildings and grounds. The resulting
building area is 15,376 square feet of classroom/offices on the west side and 4,425 square feet of
classrooms on the east side of campus for a total of 19,801 sg. ft. on the existing MMS campus. The
enrollment was maintained and capped at 209 students as a condition of the 2003 Design Review
approvals. In 2008, the MMS contracted with W-Trans to prepare a Traffic Study and Traffic Monitoring
Report in advance of an application requesting student enroliment increase from 209 to 250. However, in
the 2009 application materials it was determined that actual enroliment at the MMS was 221 instead of the
209 cap as approved in 2003. From 2009 to 2011, the Town and MMS conducted several traffic studies to
confirm existing and proposed conditions based on increase of student enrollment. The results of these
studies, confirmed by the Town'’s traffic consultant, was that an increase in enrollment would only add two
additional vehicles to the Robin Drive queuing condition during pick-up hours. In April 2014, the Corte
Madera Planning Commission approved a Conditional Use Permit (09-002, Reso. No. 14-013) to allow the
proposed student population to increase from 209 to 232. That approval also included a traffic report (on
file at the Town) that documented potential traffic impacts and queuing times for student drop-off and
pick-up. A result of that approval required the MMS to submit a queuing survey for delays on Robin Drive
(see Appendix A of the IS/MND).

Additional amendments to the CUP (#09-002) capped the student enroliment at 232 subject with
conditions requiring two additional on-site parking spaces in the east circle and annual surveys that
indicate the student population does not exceed 232. Currently, enroliment at the MMS is 225 students.
Additionally, the MMS shall provide a week-long survey of afternoon queuing on Robin Drive to ensure
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back-up does not average more than six vehicles. The MMS submitted the required surveys on June 17,
2016 (see IS/MND Appendix A). MMS also provided a letter stating that the current enrollment does not
exceed 232 students and a survey of queuing on Robin Dr. dated May 2, 2017 (Attachment 1). The
current MMS activities and hours of operations are as follows:

Current Actives and Hours of Operation

7:30 am Arrival of staff. Morning Additional School Care begins.
8:00 - 8:30 am Staggering arrival of students

11:25-11:50 am Staggered departure of half-day students

2:50 - 3:25 pm Staggered departure of full-day students

3:00 — 4:45 pm Afternoon enrichment classes for MMS students

3:00 - 6:00 pm Afternoon Additional School Care for MMS students

Occasional evening uses, such as Back to School Night and Parent Education evenirgs, scheduled to end
by 8:00 —8:30 pm. Very occasional weekend use for MMS-related events only, such as Admissions Open
House and Parents Associations school events. The Marin Montessori Facilities are not rented or used for
non-school related activities.

Circulation / Parking Improvements

Parking
The main campus parking area will not change as a result of the proposed project. Site modifications,

including an increase in the drop-off area located on 5168 Paradise Drive (south of the domes) is intended
to improve daily drop-off and pick-up circulation thereby reducing potential conflicts on Paradise Drive or
Robin Drive during peak traffic periods at the MMS. The two Lower Elementary classrooms will be
relocated from the west side of campus to 5164 Paradise Drive. Each class has around 30 students.
Pursuant to the existing Use Permit, there are no changes in site circulation proposed in conjunction with
the relocation of the student population. The cul-de-sac bulb on the east side of campus will continue to
be used for Upper Elementary students without Lower Elementary/Primary/Toddler student/siblings for
drop-off and pick-up. The Lower Elementary students will continue to be dropped off and picked up on the
west side of campus, and walk over to the new classrooms at 5164 Paradise Drive.

The existing vehicle turnaround (cul-de-sac) located at the eastern edge of the existing main campus (just

south of the domes classrooms) includes a proposed expansion by approximately 500 square feet by
extending the edge approximately 20’ to the east. The expansion of this turnaround is expected to
accommodate up to four additional cars during the drop-off and pick-up process. No permanent parking is
allowed in this area. An existing fence will remain closed during school hours where the turnaround is
used (and continue to be used) as an asphalt sport court for MMS students. The turnaround is also
partially located within the Paradise Drive Road easement and requires an encroachment permit from the
Town of Corte Madera for the proposed improvements.

The applicant’s traffic consultant, W-Trans, has evaluated the proposed drop-off modifications and has
indicated that this will reduce queuing on Robin Drive by two additional vehicles (included in Appendix A of
the IS/MND). In response to neighborhood concerns regarding traffic, circulation, and parking issues, the
proposed project includes three additional spaces on 5164 Paradise Drive for all-day staff parking. These
parking spaces would be allocated to three all day staff persons who would access the site in the morning
and not leave via vehicle until after school hours (and peak vehicular traffic).
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Currently, the school has 41 employees and 37 parking spaces on the existing MMS campus. The proposed
project would add three new parking spaces to the 5164 Paradise Drive property for a total of 40 parking
spaces on the entire campus. The CMMC states that if the school has 37 employees and 225 students it is
required to have 34 parking spaces at a ratio of one space for each three school care center employees
plus one space for each ten students. There would be no increase of employees or students as result of
the proposed project.

Garbage pick-up and on-site janitorial crews would access the main campus via existing driveway access
off Paradise Drive. These services would not access the site via 5164 Paradise Drive.

Circulation/Traffic Control

Although circulation patterns would remain largely unchanged, the MMS is proposing additional parking
and circulation control measures to alleviate existing congestion along Paradise Drive during and after
school hours. The MMS proposes the following as conditions of the Project:

1. MMS to restrict employee parking on Paradise Drive

2. 4-5 mid-day employees would be assigned to park on Robin Drive. These employees would
arrive at the MMS campus after peak hours and leave after peak hours. Employees who park
on Robin Drive would be directed to cross at Upland, where greater pedestrian visibility would
eliminate potential sight distance conflicts.

3. The MMS has contracted with an offsite business to park two (2) part-time employee cars and
three (3) school fleet vehicles (normally parked on Paradise Drive) in an offsite parking lot,
thus removing 6 vehicles normally parked on Paradise Drive.

4. Three (3) parking spaces on campus will be designated as visitor spaces, for late drop-offs and
early pick-ups and other visits to campus during school hours. This results in a reduction of
visitor parking on Paradise Drive and increases safety by eliminating/reducing crossing Paradise
Drive to access the MMS campus.

5. Quarterly meetings with Marin Country Day School (MCDS) administrators to coordinate
calendars to avoid scheduling major events on the same days and to coordinate access to
MCDS'’s parking lot by MMS visitors when available for non MCDS usage.

The MMS would designate a Director of Parking and Traffic.

A Parking Attendant would be on duty at all highly-attended events.

A total of 7-9 employees on duty for morning drop-off and afternoon dismissal to further
facilitate parking and circulation effectiveness.

® N o

In addition, the MMS is also proposing Transportation Demand Management objectives and measures to
further improve congestion related impacts as follows:

e Minimize the number of vehicle trips during the school’s morning and afternoon peak hours.

¢ Create a safe travel pattern during these peak travel times.

¢ Minimize the effects of school traffic activity on the surrounding neighborhood and street
network.

¢ To achieve these objectives, the following operational measures are suggested, some of which
are already proposed.

o Promote carpooling by providing a means of connecting parents to others who live
nearby.



o Coordinate bell times with MCDS to avoid having peak flow at both schools
concurrently.

o Provide visitor parking on-site to reduce the need for visitors to park on Robin Drive and
cross Paradise Drive.

o Direct employees who park on Robin Drive to walk to Uplands Circle and cross Paradise
Drive at that location due to its superior sight lines.

o Coordinate events with MCDS to avoid simultaneous events that would each generate
substantial traffic and demand for parking.

o Coordinate with MCDS for use of their parking lot during events at MMS.

o Assign staff as necessary to monitor circulation and parking on campus and address issues
as they arise.

As discussed above, drop-off and pick-up circulation would not change. Vehicles accessing the west
buildings on the MMS campus via Paradise Drive would enter the site and turn west for queuing along the
main MMS driveway. Vehicles accessing the cul-de-sac would either enter via direct left turns off Paradise
Drive or right turns after queuing along Robin Drive before turning west onto Paradise. As identified
above, the expansion of the cul-de-sac would reduce vehicle queuing on Robin Drive by two (as noted in
the 2014 CUP this would indicate a maximum of four vehicles on Robin Drive during peak times). Figures
1 and 2 below — proposed parking and circulation indicate how and where proposed improvements and
prohibitions would be incorporated into the MMS operations.
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CONDITION ORDINANCE EXISTING APPLICANT'S
REQUIREM DITION AL
Lot Size P/SP District - NA P/SP District 136,228 P/SP District 158,254 sq. ft.
R-1-A District — 20,000 sq. ft. (dryland) (dryland for all parcels)
sq. ft. R-1-A District 22,026
sg. ft. (dryland)
Parcel 1 — 15,376 gross sq. ft. No change
North/South 22.68% site coverage
Buildings
Parcel 2 — Great 2,195 gross sq. ft. No change
White Egret 1.75% site coverage
Parcel 3 Domes 2,230 gross sg. | New Classroom Building 2,355
ft. sq ft
8.43% site coverage
5164 Paradise 2,855 gross sq. ft. 3,712 sq. ft.
Dr. Residence 8.65% site coverage
and Cottage
Front Setback 20 ft. - P/SP District 21 ft. west campus No change
building
25 ft. - R-1-A District 22 ft., cottage existing
non-conforming
Rear Setback 35 ft. - P/SP District 110 ft. west campus No change
35 ft. - R-1-A District bld.
200 ft. residence
Right (east) Side 6 ft. P/SP District 15 ft. dome bld. No change
Setback 10 ft. - R-1-A District 25 ft. residence
Left (west) Side 6 ft. P/SP District 10 ft. west campus No change
Setback bld.
10 ft. R-1-A District 10 ft. cottage
Lot Coverage NA. P/SP District NA NA
30% R-1-A District NA 9% No change
Floor Area Ratio NA -P/SP District NA NA
40% for R-1-A 13%
Structure Height 30 ft. maximum P/SP Domes — £20’ 22’ for new building

District and R-1-A

Residence — £22’
Cottage — £19’

Residence and Cottage No
change

On-Site Parking

34 spaces 1 space/3
employees and 1
space/10 students

37 spaces on the main
campus including 2
ADA spaces there are
37 FTE faculty/staff
employees and 220
students

40 spaces on the main
campus, including 2 ADA
spaces, 3 new spaces would
be added at 5164 Paradise
Dr.




Site Plan, Floor Plans and Elevations

As discussed above, the proposed site plan includes converting and renovating the two existing structures
on 5164 Paradise Drive, the demolition of the existing domes and the construction of a new Upper
Elementary Classroom, and the interior modifications of classroom on the west side of the campus. The
5164 Paradise Drive structures would become the Lower Elementary Classrooms. After demolition of the
existing domes, construction of the New Upper Elementary Classroom would allow interior modifications to
spaces on the west side of campus for a multi-purpose room.

Floor Plans

The residence at 5164 Paradise Drive will include interior modifications to removing existing walls and
rooms to develop a classroom and associated administrative and bathroom facilities. The project includes
creating a main classroom space (out of the existing living room and master bedroom), an open kitchen
area, two bathrooms, an administrative support room, mechanical room and a storage room. Exterior
modifications will include removal and relocation of the deck, stairs and ADA ramps. An existing hot tub
will be removed and replaced with a redwood deck. All new decking (including salvaged materials from
existing deck) will be oriented in a westerly direction (away from 5156 Paradise Drive).

Approximately 170 square feet will be added to the west side of the cottage and 117 square feet will be
added to the east side of the cottage.

A new 170 +/- square feet addition to the west side of the Cottage would include two bathrooms and a
storage closet. All modifications to the Cottage would add 287 square feet to the existing floor area.

The 2,355-square foot New Upper Elementary Classroom will include a main 1,431 square foot classroom
space and open kitchen plan on the west side. This new classroom building will also include a 400-square
foot meeting area on the east side of the structure as well as a 100-square foot storage room, three 48
square foot bathrooms, and a 69-square foot mechanical room on the south side of the building. A new
exterior patio/deck area and overhang is planned for expansion on west side of the new building
connecting to the existing Upper Elementary Classroom. This exterior deck area is approximately 1,090
square feet.

Classrooms on the west end of the main MMS campus would be renovated following remodel of 5164
Paradise Drive. These two classrooms will be remodeled for a multipurpose use which will include, two
1,100-square foot multipurpose meeting rooms, two 200-square foot school administration rooms,
bathrooms and mechanical and storage.

Elevations

The existing residential buildings on 5164 Paradise Drive would retain the existing plaster, stained
redwood siding, and composite roof shingle. The existing color of the building will not change. The
existing residence to be converted to classrooms and office space would only include modifications of the
exterior deck and access including new stairs and ramps on the west side of the structure. No changes or
modifications would be made to the existing height of both structures. The existing residence would retain
a maximum height of +£22 feet. A new polycarbonate (translucent/transparent) and stained wood awning
would be added to provide shade/shelter over a portion of the northern deck. All new deck areas would
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be stained wood.

The cottage will retain the existing brown wood siding, composition shingle roof and all windows and
skylights. The west side bathroom addition would also be clad in brown wood siding to match existing. A
new 12’x 33’ polycarbonate overhang covering the north side deck would be added. This overhang would
have roughly the same shape and pitch as the existing roof profile of the cottage. The existing garage
doors would be removed and replaced with brown wood siding to match existing. The cottage would retain
a maximum height of approximately 19 feet.

The exterior walls of the New Upper Elementary Classroom will be horizontal wood siding painted
“Monterey White”, with metal standing seam roof panels (Pfau Long Plan sheet A300) with a factory finish
(grey) to match existing MMS buildings. Aluminum window mullions would be painted a dark color to
match existing MMS buildings. The proposed classroom building would have a maximum height of
approximately 22 feet. The west elevation will include a new polycarbonate (translucent/transparent) and
cedar wood awning covering the composite decking connecting the new classroom structure to the
existing Great White Egret Classroom. Composite decking will also provide connections to and from the
Cottage on 5164 Paradise Drive.

A new garbage enclosure will also be constructed on the southeast corner of the 5164 Paradise Drive
property near the expanded cul-de-sac. The garbage enclosure would be clad in brown wood siding to
match the existing buildings on 5164 Paradise Drive.

A materials board with samples of the exterior materials is available at the Planning Department Office and
will be available at the public meeting.

Exterior lighting will focus on providing safe access to and from the buildings and path lighting. The
applicant has included cut sheets of the proposed lighting fixtures and Lumens (Attachment 2). All
exterior lighting will be required to be night sky compliant. A mitigation measure is included in the IS/MND
requiring the MMS to provide nighttime compliant lighting fixtures prior to submittal for a building permit.

Landscaping/Site Modifications

The proposed project includes minor site modifications to integrate 5164 Paradise Drive to the main MMS
campus. This includes removal of the existing boundary fence between 5168 and 5164 Paradise Drive,
removal of four trees, new pathways between buildings and existing outdoor areas. A portion of the
boundary fence at 5164 and 5156 Paradise Drive would be realigned to conform to the property lines.
Trees proposed for removal include a diseased Monterey pine with a 31” DBH trunk, a podacarpus (or fern
pine) hedge with a 22’ canopy spread, and a small wax leaf privet spread with a 15’ canopy. A 10” DBH
Coast live oak with a 31’ canopy spread is also proposed for removal. Four small palm trees would be
relocated. Tree removals and relocations are indicated on Sheet L101. A full list of landscaping shrubs and
plantings is included on Sheet L 102.

Site modifications also include expanding and updating the play field on the east end of the MMS campus
adjacent to the 5164 Paradise Drive property. This includes a nature play area with natural climbing
structures, edible gardens, planters and associated pathways. Various landscaping and path improvements
to connect existing MMS campus building and play areas with the proposed classrooms on 5164 Paradise
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Drive will be added.

The proposed project also includes upgrades and expansion of the existing Bay Conservation and
Development Commission (BCDC) public pathway to provide further public access to the shore. Trail
improvements requested by BCDC will occur on upland areas away from marsh or wetlands and would be
pursuant to BCDC regulations for public access improvements. The plan includes extending the
decomposed granite pathway approximately 50 feet eastward, updated seating areas, and providing a
wildlife viewing platform at the eastern terminus. A new fence would be installed separating the public
pathway with the MMS play field. The MMS is coordinating with BCDC for review and approval of the
public path upgrade and extension. The MMS will also remove an unpermitted floating dock located at the
end of the existing pier at 5164 Paradise Drive. Removal will be coordinated with BCDC per their
requirements for such actions.

Project Phasing

The project is planned primarily in two construction phases that would occur over an 11-month period.
These phases are as follows:

Phase I (Begin summer following entitlement approvals)

Phase 1 will consist of making interior improvements to the existing Residence and Cottage located at
5164 Paradise Drive. The plan proposes to add approximately 287 square feet for storage and restrooms
to the Cottage. The outside deck on the north side of the Cottage will be removed and a new deck will be
added on the west side. The renovation and conversion of the existing single family residence and second
unit on 5164 Paradise to classrooms uses (completion of Phase I), will create two new Lower Elementary
Classrooms and frees up two classrooms on the west side of campus. These classrooms will be converted
to the Multipurpose Room in Phase I. Interior improvements are planned for the 'South Building' (on the
main campus) to convert existing lower elementary classrooms to a multipurpose room (as the space was
originally designed).

Phase I construction will occur primarily over the summer months when the upper elementary students
are out of school. When the school year overlaps with construction, the upper elementary classroom that
is currently in the domes will temporarily move into the Multipurpose Room renovated as part of Phase 1.
The multipurpose room will include elements that make a space suitable for a Montessori based classroom
(large open space, kitchen, storage, restrooms). This four-month phase is described below and visual
details can be found in the Pfau Long Architecture drawing sheets.

Phase I Architecture - Existing Residence & Cottage to Lower Elementary Classrooms

. Interior modifications to Residence and Cottage at 5164 Paradise Drive

. Push out wall at Cottage to enclose continuous entire building footprint under existing roof
eave (approx. 287 square feet)

. Add ADA ramp and handrails to Residence decks

. Remove existing hot tub and infill deck

. Tint west facing glass at main room of Residence

. Add exterior shade structure to west facing windows of Residence

. Demolish existing fence separating 5164 Paradise Drive from the existing MMS campus and

from the existing property on the east.
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. New 6' fence adjustment on the east side of 5164 Paradise Drive in the correct location
separating 5164 from existing residence on the east side (current location of fence is off
property line, encroaching in neighbor's yard).

. New 4' high wood fence (maintaining visibility from the street) added on the north side of
East Campus to match existing fence on north side of field.

. Provide accessible path to ramps/doors at residence and garage

. Barrier removal on 5164 Paradise Drive pathways between the Residence and Cottage

. Removal of existing north side deck at 5164 Paradise Drive main residence

. Retain permitted BCDC pier and removal of the floating dock portion (approx. 75 square
feet) of the existing pier at 5164 Paradise Drive

. Construct three (3) parking spaces on 5164 Paradise Drive

. Implement circulation control measures

. Minor vehicle circulation improvements and Landscape:

. New fire truck turnaround with Knox box

. Pick-up and drop-off 500+ square foot expansion to the east

. Interior modifications to South Building to convert Two Lower Elementary Classrooms to a

Multipurpose Room and Administrative Support Space.

Phase II (Begin following summer after Phase I)

Phase II includes the demolition of the existing one-story “domes” structures (2,230 square feet) on the
east side of the existing campus and construction of a new single classroom building ('New Upper
Elementary Building') in generally the same location. The domes replacement would add approximately
125 square feet to the gross floor area for a total square footage of 23,248 on the Marin Montessori
School campus. The new replacement classroom building will be one story and maintain generally the
same building height, bulk, and mass of the existing domes structure. The new classroom structure is
rectangular in shape and is orientated to the north. A patio/deck area is planned for the north side (Bay
side) of the new building. This seven-month Phase II is described below. Visual representation of the new
Upper Elementary building can be seen in Sheet 3.A100 of the Pfau Long Plan Set.

Phase II Architecture- Domes Building Demolition and New Classroom Construction

. Demolish existing Domes (2,230 square feet)

. Construct New Upper Elementary Building (2,355 square feet) in place of the existing
Dome classrooms

. Both plan phases include landscape improvements, see plan sheets L 1 00-L 1 02 including

BCDC required public path improvements.
The proposed project also includes a Draft Construction Management Plan to manage the two
sequential/overlapping phases of the proposed project. The Draft Construction Management Plan
(Attachment 3) would include Best Management Practices to reduce potential construction phase impacts
for air, noise and traffic related issues.

ANALYSIS:

Neighborhood Outreach
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Initial Study / Mitigated Negative Declaration can be accessed online at the following link
(PDF):

http://www.ci.corte-madera.ca.us/DocumentCenter/View/2629

Project webpage can be accessed at the following link:
http://www.ci.corte-madera.ca.us/668/Marin-Montessori-School
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Project Plans can be accessed online at the following link
(PDF):
http://www.ci.corte-madera.ca.us/DocumentCenter/View/2799
Project webpage can be accessed at the following link:
http://www.ci.corte-madera.ca.us/668/Marin-Montessori-School
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Project Plans can be accessed online at the following link (PDF):
http://www.ci.corte-madera.ca.us/DocumentCenter/View/2799
Project webpage can be accessed at the following link:
http://www.ci.corte-madera.ca.us/668/Marin-Montessori-School


