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PURPOSE:
The Corte Madera Planning Commission is conducting a continued public hearing to consider the
draft Resolution and Conditions of Approval as discussed by the Commission at the June 13, 2017
public hearing. The Commission discussed the findings necessary to approve the project and,
requested that staff prepare a Resolution so that a recommendation to the Town Council can be
made.
STAFF RECOMMENDATION:
Staff recommends that the Planning Commission review and consider the attached Resolution and
determine whether the conditions of approval included adequately addresses the direction given
and concerns raised at the May 23, 2017 and June 13, 2017 public hearings.
BACKGROUND:

The MMS expansion project has been reviewed by the Commission at two previous public hearings,
May 23, 2017 and June 13, 2017. The staff report without attachments from the June 13, 2017
hearing is attached for reference (Attachment 2). Unfortunately, minutes from the June 13" were



not available in time for this packet. At the June 13™ hearing the Commission expressed support
for the General Plan Amendment, Rezoning and Design Review applications and directed staff to
prepare a resolution with conditions of approval for the June 27" public hearing. The Commission
requested that the applicant revise the landscape plan to include replacement of the trees that
have died and no longer provide screening of the primary classroom at the northwest corner of the
school site (Attachment 3) the Commission also requested that the Corte Madera Public Works
Department (DPW) work with both of the schools (MMS and MCDS) to install traffic calming
solution(s) as soon as possible to increase safety in the area. Staff has consulted with DPW and
MMS and drafted a condition of approval (Condition 3) to address this concern. MMS has also
agreed to extend the turnaround/drop off/pickup bulb as part of Phase | (Attachment 3) of the
project to add queuing capacity as soon as possible and to add one more parking space to have a
total of 41 onsite parking spaces with 40 employees. Finally, a condition has been added that
requires all conditions of approval of Phase 1 to be complete prior to issuance of a building permit
for Phase 2. These addition conditions of approval are included in the attached resolution
(Attachment 1).

PUBLIC COMMENTS

Staff did receive some public comments after the June 13" hearing and prior to the distribution of
the packet (Attachment 4). Any comments that are received by the Town after the distribution of
the packet will be provided to the Commission and the public at the public hearing.

ENVIRONMENTAL ASSESSMENT

An Initial Study/Mitigated Negative Declaration (IS/MND) has been prepared in accordance with
the California Environmental Quality Act (CEQA). Through the IS/MND process it was determined
that although the project could have significant impacts on the environment, these impacts will be
mitigated to a level of less than significant with the implementation of the required mitigation
measures. A Notice of Intent to Adopt the Mitigated Negative Declaration was mailed to public
agencies, residents within 300 feet and interested parties and posted at the County Clerk’s Office.
The Town has provided a response document to written comments on the IS/MND which was
provided in the June 13" packet.

ATTACHMENTS

1. Draft Resolution with Findings and Conditions of Approval

2. Staff Report w/o Attachments from June 13, 2017 Planning Commission Meeting
3. Revised Landscape Plan and Interim Turnaround Bulb Extension Plan

4. Public comments receive after June 13, 2017 and before June 23, 2017



ATTACHMENT -1

Draft Resolution with Findings and Conditions of Approval



CORTE MADERA PLANNING COMMISSION
RESOLUTION NO. 17-013

A RESOLUTION OF THE PLANNING COMMISSION OF THE TOWN OF CORTE
MADERA FORWARDING A RECOMMENDATION THAT THE TOWN COUNCIL
ADOPT A MITIGATED NEGATIVE DECLARATION AND APPROVE A GENERAL
PLAN AMENDMENT, A REZONING, AN AMENDMENT TO THE EXISTING USE
PERMIT AND DESIGN REVIEW TO ANNEX EXISTING RESIDENTIAL BUILDINGS
AT 5164 PARADISE DRIVE, ALLOW THE CONSTRUCTION OF A NEW UPPER
ELEMENTARY CLASSROOM BUILDING, AND SITE MODIFICATIONS AT 5200,
5168 AND 5164 PARADISE DRIVE, MARIN MONTESSORI SCHOOL

WHEREAS, Marin Montessori School submitted an application for a General Plan Amendment,
Rezoning, Amended Conditional Use Permit, Improvement Project and Design Review (hereinafter
referred to as the “Marin Montessori School Project”) for the 3.4-acre school property located at
5200, 5618 and 5164 Paradise Drive; and

WHEREAS, the Town contracted with LAK Associates, to conduct an environmental review of the
proposed project; and

WHEREAS, on April 4, 2017 after review of the proposed project and completion of an
Environmental Checklist was prepared by LAK Associates and the Town of Corte Madera Planning
Department and, based on the analysis, prepared the Initial Study/Mitigated Negative Declaration
that identifies mitigation measures, which if adopted, will reduce any potential environmental
impacts to less than significant. The Applicant has agreed to implement the mitigation measures
and the mitigation measures are incorporated by reference into the project conditions of approval;
and

WHEREAS, on April 7, 2017 the Notice of Availability and Notice of Intent to Adopt a Mitigated
Negative Declaration for the Marin Country Day School project was filed with the Marin County
Clerk; and

WHEREAS, on April 10, 2017 the Notice of Completion and Draft Initial Study/Environmental
Checklist for the Marin Country Day School project was filed with the State Clearinghouse
beginning a 30-day public review period; and

WHEREAS, on April 10, 2017 the Notice of Availability of the Draft Initial Study/Environmental
Checklist and Notice of Public Hearing for the Marin County Day School project were mailed to
residents within 300 feet of the subject property;

WHEREAS, on May 23, 2017, the Corte Madera Planning Commission held a public hearing on the
item, heard testimony from the applicant and interested parties, and requested further information
from the applicant for presentation at a second Planning Commission hearing on June 13, 2017;
and

WHEREAS, on June 13, 2017, the Corte Madera Planning Commission held a public hearing on



the item, heard additional testimony from the applicant and interested parties, and requested that
staff prepare a Resolution recommending approving the project with Conditions of Approval for
presentation and review at a third Planning Commission hearing on June 27, 2017;and

WHEREAS, on June 27, 2017, the Corte Madera Planning Commission held a public hearing on
the item, heard testimony from the applicant and interested parties, and adopted Resolution No.
17-013, recommending to the Town Council adopt the Mitigated Negative Declaration, and
approve the General Plan Amendment, Rezoning, Amendment to the existing Use Permit and
Design Review thereby allowing annexation of existing residential buildings at 5164 Paradise Drive,
allowing the construction of a new upper elementary classroom building and site modifications at
5200, 5168 and 5164 paradise drive, Marin Montessori School, based upon the findings listed
below in accordance with Chapter — 1, 2 and 5 of the Corte Madera General Plan and Chapters
18.02, 18.06,18.08, 18.16, 18.18, 18.26, 18.30 of the Corte Madera Municipal Code, and subject to
the conditions listed herein.

NOW, THEREFORE, BE IT FURTHER RESOLVED that the Planning Commission hereby
recommends that the Town Council adopt the Mitigated Negative Declaration and approve the
General Plan Map Amendment and the Zoning Map Amendment, approve the amendment to the
Conditional Use Permit and Design Review application allowing annexation of existing residential
buildings at 5164 paradise drive, allowing the construction of a new upper elementary classroom
building and site modifications at 5200, 5168 and 5164 paradise drive, Marin Montessori School
and subject to the conditions listed herein:

INITIAL STUDY AND MITIGATED NEGATIVE DECLARATION FINDINGS

In order to adopt the Initial Study and Mitigated Negative Declaration, the Town Council must
make the following findings:

1. The Mitigated Negative Declaration adequately assesses the environmental
impacts of the proposed project. Acceptable mitigation measures have been
identified, and have been incorporated into the proposed project and shall be
required as conditions of approval to reduce the level of all potentially
significant impacts to the level of insignificance.

The Initial Study (IS), Mitigated Negative Declaration (MND) and Mitigation Monitoring
Reporting Program (MMRP) attached to the staff report dated May 23, 2017 outlines
the potential environmental effects of the project in accordance with CEQA. These
documents demonstrate that although potential significant impacts were identified in
the Initial Study, with the implementation of the mitigation measures in the MMRP and
the conditions of approval listed below, any potential project impacts will be reduced to
less than significant.

2. Pursuant to §21081.6 of the Public Resources Code, a Mitigating Monitoring and
Reporting Program has been prepared, incorporated into the conditions of
approval for this project and the applicant has agreed to the mitigation
measures.

This MMRP (attached to the staff report dated May 23, 2017) has been prepared to



comply with the requirements of State law (Public Resources Code Section 21081.6).
State law requires the adoption of a mitigation monitoring program when mitigation
measures are required to avoid significant impacts. The monitoring program is
intended to ensure compliance during implementation of the project.
This MMRP has been formulated based upon the findings of the Initial Study/Mitigated
Negative Declaration. This MMRP identifies mitigation measures recommended in the
Initial Study/Mitigated Negative Declaration to avoid or reduce identified impacts, and
specifies the agencies/parties responsible for implementation and monitoring of the
measure.

For the Marin Montessori School Project, General Plan Amendment, Rezoning, Design
Review, and Amendment of the Existing Conditional Use Permit project, all of the
mitigation measures would be overseen by the Town of Corte Madera Planning
Department and/or Public Works Department.  The applicant has agreed to the
mitigation measures and has signed the MMRP.

3. Certification of this Mitigated Negative Declaration reflects the independent
judgment of the approval authority of the Town of Corte Madera.

The MND was prepared by a team of professional environmental consultants lead by
Sean Kennings of LAK Associates, LLC under contract with the Town of Corte Madera.
The Town chose the consultants to prepare the MND, independent of input from the
applicant. The consultants performed their tasks under the direction of the Town and
were paid from funds deposited with the Town by the applicant. The MND was
reviewed by staff and revised by the consultant team. A Notice of Completion was
filed with the State Clearinghouse which began a 30-day public review period. A
Notice of Availability and Notice of Intent to Adopt a Mitigated Negative Declaration for
the Marin Montessori School project was also filed with the Marin County Clerk. The
general public was notified through the Town'’s website, the posting of notices at Town
Hall, the post office and both Town fire stations. Notices were also sent to all
residences within 300 feet of the project site.

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 Planning Commission’s decision
memorialized in this Resolution is based.

All documents related to this project, except those under the authority of the Town'’s
legal counsel, are available for public review. The documents are located at 300
Tamalpais Drive, Corte Madera, CA. Any questions regarding the documents should be
directed to the Corte Madera Planning Department - 415-927-5064 or
plcounter@tcmmail.org



GENERAL PLAN AMENDMENT FINDINGS

The Planning Commission of the Town of Corte Madera hereby finds that the proposed General
Plan Amendment to Figure 2.4 Land Use Diagram to change the land use designation of 5164
Paradise Drive from Low Density Residential to Public/Semi-Public Facilities is in the best interest of
the Town because it is consistent with the existing location of uses on the MMS campus and allows
the physical expansion of the school. The IS and MND prepared by the Town and its consultants
demonstrates that the project will have a less than significant impact on the environment with
implementation of the approved mitigation measures and conditions of approval.

REZONING FINDINGS

The planning commission shall make a specific finding as to whether the proposed amendment to
the Zoning map boundaries is consistent with the objectives of this title and with adopted general,
specific, area and community plans, and master sign programs of the town. If the planning
commission finds that the change is consistent, it shall transmit a report in writing to the Town
Council recommending that the application be granted or that the proposal be adopted.

The 5164 Paradise Drive property has a Zoning Designation of R-1-A District. The application
includes a rezoning to increase the area designated PSP to the east by 33,668 square feet (by.84
acres). The rezoning will create a consistent zoning designation with the proposed General Plan
Amendment and land use designation by placing all the parcels of the school in the Public / Semi
Public Facilities designations.

USE PERMIT FINDINGS

In order to grant a Conditional Use Permit, the Town Council must make the following findings
required by Section 18.26.050 of the Corte Madera Municipal Code and based on California State
law.

1. The proposed location of the conditional use is in accord with the objectives of this
title (Chapter 18.16 Public Use Districts) and the purpose of the district in which
the site is located.

The Public and Semi-Public Facilities District (P/SP) applies to all public and semipublic facilities
and public service installations not included in the flood control and drainage facilities and
parks, open space and natural habitat districts. Private schools are conditionally permitted in
the P/SP district. The proposed annexation, renovations, and new construction require an
amendment of the existing Conditional Use Permit (CUP) which was amended in 1997, 2003
and again in 2014. The CUP amendment is for the proposed campus expansion and revisions
of the previously approved site plan, the total floor area of the campus and the maximum
student enrollment. No change to student enrollment is proposed.

CMMC Chapter 18.26 — Conditional Uses, states that the Planning Commission may grant an
application for a use permit if it finds that the proposed location of the conditional use is in
accord with the objectives of Chapter 18.26 and the purpose of the P/SP District. The existing



school use and proposed madifications are consistent with the purposes of the P/SP District and
the project will not increase student enroliment which is currently 221 students and capped at
232 students as required by the 2014 Conditional Use Permit. The land use is consistent with
the sites General Plan land use designation. The use serves a need in the community and is
compatible with nearby residential uses. The construction of the new buildings on the main
part of the campus would not affect the existing parking configuration of the school due to the
proposal for demolition and construction timing during summer months. The applicant has
provided a draft construction management plan (Attachment 5) the has been reviewed by the
Town and will be further refined when a building permit application is submitted. The size of
the new buildings is compatible with the existing buildings and the site. All necessary utility
services are available on the site and accommodate the additional buildings. The new buildings
will not have significant impacts in terms of visibility from nearby areas and will not affect the
character of adjacent neighborhoods.

. The proposed location of the conditional use and the proposed conditions under
which the use would be operated and maintained will not be detrimental to the
public health, safety or welfare.

The annexation and renovations of 5164 Paradise Drive to MMS school use has been
conditioned to limit potential noise inducing activities during regular school hours. MMS use of
north and side yards has been restricted to prevent unnecessary noise impacts on neighboring
properties. The new Upper Elementary Classroom building will be located in the central
developed portion of the campus, and will not affect nearby neighborhoods. The location
within the campus will maintain a safe separation of play areas from traffic circulation areas.

. That the proposed conditional use will comply with the General Plan and with each
of the applicable provisions of this title.

The General Plan and Zoning designation for the MMS property is for Public and Semi-Public
uses. The application also includes a General Plan Amendment and rezoning for an
approximately .84-acre parcel that is now designated Low Density Residential in the Corte
Madera General Plan and zoned R-1-A (Low Density Residential District). This parcel would be
re-designated as Public and Semi-Public Facilities (P/SP). Pursuant to General Plan Policy LU
2.7, a school use is consistent with this designation. The renovation and repurpose of
residential structures on 5164 Paradise Drive and the addition and placement of the Upper
Elementary Classroom building on the MMS campus are consistent with a school use. The
General Provisions of the Public Use Districts include operational standards and physical
standards of buildings. The construction of the proposed new buildings on this 3.63-acre
school campus is in compliance with all such General Provisions.

The proposed conditional use complies with development in the P/SP zoning district.

The proposal conforms with General Plan objectives to ensure that the present, unique
character of the Town’s different neighborhoods is protected and enhanced.

The proposed development conforms to the following General Plan Land Use and Community
Design policies:



POLICY LU-2.7 - 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....

Implementation Program LU-3.2.a: Infill Objectives - Support infill development if
findings can be made that the proposal is consistent with the infill goals and policies outlined
herein, would be consistent with applicable provisions of the General Plan and would ensure
land use compatibility with established neighborhood character. Approvals for infill
development projects shall be based on findings of fact that the proposed projects have the
potential to achieve one or more of the following attributes: ..... Provide convenient access to
transportation facilities and public transit, as well as schools.....

Policy LU-4.5 Ensure that the appearance of non-residential development contributes

positively to the community’s image.
The proposed buildings will not be visible to the public accept for trails to the south and
west. The buildings are designed in a way that is compatible with the existing
structures and will be constructed with high quality materials

Policy LU-6.4: Provide high-quality primary and secondary educational facilities to
accommodate project student enrollments.

Policy CD-1.2: Require residential, non-residential and infrastructure design that respects
natural areas and ecosystems within Corte Madera.
The proposed infrastructure for the project will tie into the existing system. Some
impacts to the existing infrastructure will occur during construction however these
impacts have been mitigated. Because the project does not include the expansion of
the student population no long term impacts to the infrastructure are anticipated.

Policy CD-1.3: Encourage the use of building design and materials that conserve energy and
material resources.

Policy CD-4.2: Encourage non-residential development to utilize a unified or consistent design
theme, particularly when involving multiple structures as part of one project. Thematic and
stylistic diversity may be allowed when the overall project design achieves a harmonious effect.

Policy CD-4.8: Ensure that new non-residential construction conforms to the desired design
character of the Town.

DESIGN REVIEW FINDINGS

In order to grant a Design Review, the Town Council must make the following findings required by
Section 18.30.070 of the Corte Madera Zoning Ordinance and based on California State law:

(1) The project conforms with the General Plan, any applicable Specific Plan, and all

provisions of the Zoning Ordinance.



The General Plan and Zoning designation for this property is for Public and Semi-Public uses,
as well as Low Density Residential (R-1-A). The applicant has requested a General Plan
amendment and rezoning to designate .84-acres of the R-1-A zone to P/SP so that school
uses are only located on Public and Semi-Public lands. A school use is consistent with the
P/SP designation. The renovation and remodel of existing residential structures to school
uses, and the addition and placement of the Upper Elementary Classroom building, on this
school campus is consistent with a school use and the development standards of the Public
and Semi-Public Facilities District. The property is not located within a Specific Plan area.

The project is consistent with the following standards as outlined in CMMC Section 18.16.020
— Required Standards for Public Use Districts:

1. Open storage of materials and equipment shall be permitted only within an area
surrounded by a solid fence, landscaped masonry wall or compact evergreen hedge not
less than six feet in height; provided, that neither the area nor the fence, wall or hedge
shall be located in any required front, side or rear yard, and; provided further, that no
materials or equipment shall be stored to a height greater than six feet.

a. All proposed storage areas included in this application comply with the above
standard.

2. No use shall be permitted and no process, equipment or materials shall be employed which
are found by the planning commission to be objectionable to persons living or working in
the vicinity or injurious to property in the vicinity by reason of odor, fumes, dust, smoke,
cinders, dirt, refuse, water-carried wastes, noise, vibration, illumination, glare, unsightliness
or nuisance of any kind, or to involve any hazard of fire or explosion.

a. None of the proposed uses - classrooms, play areas, or parking lots will be
significantly objectionable to persons living or working in the vicinity or injurious to
property in the vicinity by reason of odor, fumes, dust, smoke, cinders, dirt, refuse,
water-carried wastes, noise, vibration, illumination, glare, unsightliness or nuisance
of any kind, or to involve any hazard of fire or explosion.

(2) The project will not unnecessarily remove trees and natural vegetation, will
preserve natural landforms and ridgelines, does not include excessive or unsightly
grading of hillsides, and otherwise will not adversely affect the natural beauty of
the Town.

The area of work is not located on a ridgeline. Site work needed to demolish and rebuild the
Upper Elementary Classroom would be minor in scope and would not require excessive or
unsightly grading activities. Expansion of the vehicle drop-off would remove minimal amount
of existing impervious areas. The MMS campus and 5164 Paradise Drive property would
remain largely intact with mature landscaping.

A total of four on-site trees would be removed for the proposed demolition, remodeling and
new construction. Trees proposed to be removed are located at the fence line edge of the
main MMS campus and the western yard of 5164 Paradise Drive. Only one of the proposed
trees to be removed is regulated under the Town’s Tree Ordinance because of size. Three
palms are proposed for relocation. A planting plan will ensure the overall landscaping plan is
consistent with existing MMS campus outdoor areas. Therefore, the replanting plan will
compensate for the trees to be removed and no significant visual impacts would resuit.



(3)

(4)
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The new development would be set back from Paradise Drive in the interior areas of the
campus and would replace structures in generally the same footprint as seen from the
roadway. During construction, all staging and construction materials would be stored on
site, but this would be short-term. Exterior modifications to existing residential structures on
5164 Paradise Drive would be consistent with existing design and would not create significant
visual impacts as seen from Paradise Drive or from open space areas south of the project.
New exterior additions to the main residence structure would be situated on the western side
away from the adjacent neighbor’s rear yard at 5156 Paradise Drive.

The project will not significantly and adversely affect the views, sunlight, or
privacy of any nearby residences, provides adequate buffering between
residential and nonresidential uses, and otherwise is in the best interests of the
public health, safety and general welfare.

While residences are located to the east of the campus, the school buildings are located
closer to Paradise Drive, thus minimizing visual impacts towards the shoreline and Mount
Tamalpais beyond. Long-distance views across the site, for example, to the San Francisco
Bay would not be affected by the new development because the proposed new classroom
structure would replace the Domes structure of generally the same size and height. Sunlight
and privacy for nearly residences would not be affected by the new development. The
project enhances the educational and physical capacity of the school, and would be in the
best interest of the public health, safety and general welfare.

The structure, site plan and landscaping are in scale and harmonious with existing
and future development adjacent to the site, and in the vicinity, and with the
landforms and vegetation in the vicinity of the site, and landscaping shall be
based on water conservation designs.

The new classroom building, proposed to be approximately 23’ in height and +2,300 square
feet in area, would be compatible in scale and height to adjacent existing school buildings
which are + 22 feet in height and +£2,200 square feet in area. Adequate landscaped areas
would exist within the campus, in addition to playing field areas, thus providing compatibility
with nearby residential areas.

The proposed new buildings and building expansions will not adversely affect the views,
sunlight and privacy of nearby residences. No new structures are proposed in the north yard
of 5164 Paradise Drive. Proposed improvements and MMS campus activities would not occur
within line of sight for the back yard of 5156 Paradise Drive.

No significant visual impacts would occur for neighbors adjacent to the eastern boundary of
the proposed project.

Development materials and techniques will result in durable high-quality
structures.

The chosen building materials used to construct the Upper Elementary Classroom building
and materials proposed to match existing campus and residential buildings would be durable
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and high-quality for this application. The materials would be compatible with existing
materials used in MMS campus buildings.

The structures, site plan, and landscaping create an internal sense of order,
provide a visually pleasing setting for occupants, visitors, and the general
community, are appropriate to the function of the site, and provide safe and
convenient access to the property for pedestrians, cyclists and vehicles.

No aspect of the project will impede safe and convenient access to the property for students,
pedestrians, cyclists and vehicles. New development will remain separated from the main
vehicular drop-off area at the entrance to the campus. Parking will remain as existing on
the main MMS campus. Three new staff parking spaces are proposed on the 5164 Paradise
Drive property. A traffic control plan has been implemented by the Applicant with the intent
of reducing parking on Paradise Drive. New landscaped areas, decks and pedestrian paths
would be created connecting existing campus buildings with the annexed property. An
upgraded/extended public path will provide further access to the Bay shoreline.

To the maximum extent feasible, the project includes the maintenance,
rehabilitation, and improvement of existing sites, structures, and landscaping,
and will correct any violations of the Zoning Ordinance, Building Code, or other
municipal violations that exist on the site.

The Planning Department is not aware of any municipal violations that exist on the site. All
new construction will be inspected and conform to current building codes. The project
includes both new buildings, new landscaping, and renovations that will improve the overall
functionality of the campus.

The design and location of signs are consistent with the character and scale of the
buildings to which they are attached or which are located on the same site, the
signs are visually harmonious with surrounding development and there are no
illegal signs on the site.

There are no signs proposed as part of the project.



CONDITIONS OF APPROVAL

PLANNING DEPARTMENT

The following Conditions of Approval shall be implemented as part of this project.

1. The following Transportation Demand Management (TDM) measures shall be implemented:

a.

At the beginning of each semester, school employees shall be directed in writing
that parking on Paradise Drive is prohibited, and to instead find available parking in
the Marin Montessori parking lots.

At the beginning of each semester parents, guardians and visitors shall be directed
in writing not to park on Paradise Drive and to instead find available parking in the
Marin Montessori parking lots.

MMS shall contract with an off-site business to park the vehicles of two (2) part-
time and one (1) fulltime employee as well as three (3) school fleet vehicles. MMS
shall provide written proof of all parking agreements to the Town annually (at the
beginning of each school year).

Plans submitted for building permit shall show three (3) parking spaces as visitor
spaces, to be used for late drop-offs and early pick-ups and other short-term visits
to campus during school hours.

MMS shall hold quarterly meetings with Marin Country Day School (MCDS)
administrators to coordinate calendars to prevent having major events on the same
days, and to gain access to MCDS’s parking lot by MMS visitors when it is not being
used by MCDS. MMS shall provide a summary/minutes of these meetings to the
Planning Department within two weeks of any meeting.

MMS shall appoint a Director of Parking and Traffic at the school to help monitor
and address parking and traffic issues and provide the name and contact
information for the Director to the Town.

A parking attendant shall be on duty at all MMS events that are outside of the
normal school schedule and are expected to exceed 41 cars.

Not less than seven employees shall be on duty during morning drop-off and
afternoon dismissal to monitor and address traffic flow and parking.

Pursuant to Resolution 14-013, surveys shall be completed annually to include data
for a period of one week documenting queuing on Robin Drive. The queue shall not
average more than six vehicles. If the queuing exceeds the six vehicles than the
MMS Use Permit shall be subject to review by the Town staff or Planning
Commission pursuant to CMMC Section 18.26.070 (a)(2).
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j. MMS shall promote carpooling by providing a means of connecting parents to others
who live nearby or any other method that promotes carpooling.

k. MMS shall coordinate bell times with MCDS to avoid having peak flow at both
schools concurrently.

|. MMS shall direct school individuals who park offsite to walk to Uplands Circle and
cross Paradise Drive at that location for safety purposes.

m. At the beginning of each school year, the MMS shall issue “hanging parking tags” to
MMS employees and parents. MMS shall recommend that these tags be displayed
as a means for staff and the public to identify vehicles associated with MMS.

n. MMS shall submit a traffic management and monitoring report to the Town Planning
Director not less than two times per year to show that the school is in compliance
with the conditions included in this resolution. One survey shall be submitted in the
fall (in the first week of October), and one survey shall be submitted before the end
of school year (in the first week of May).

. The operation of the proposed new buildings and construction of the new buildings shall be
substantially in accordance with the Project Application and Plans stamped received on May
17, 2017 except as amended by these conditions. All previous Conditional Use Permit
conditions of approval for the operation of Marin Montessori School shall remain in effect as
well as those specifically referenced in this document.

. Marin Montessori School (MMS) shall work with the Town of Corte Madera’s Public Works
Department (DPW) to determine MMS's fair share in the cost of purchasing and installing
up to two electronic speed limit notification signs on Paradise Drive east and west of MMS
and Marin Country Day School (MCDS). The DPW shall also work with MCDS to determine
their fair share (between the Town, MCDS, and the MMS) in the cost of purchasing and
installing the two signs. The DPW shall be the lead in implementing the installation of the
signs within the 2017/2018 fiscal year.

. The defined “project” shall not compound the parking and traffic congestion, but to
improve the existing conditions, MMS shall contribute to the cost of a Joint Traffic Study
with Marin Country Day School, prepared by a qualified traffic engineer, to identify traffic
improvement options to reduce traffic congestion on Paradise Drive. The scope of the
study shall include assessment of appropriate sidewalk and crossing options and locations
and shall be submitted to the Corte Madera Planning Director for review and approval. This
study shall be conducted and submitted to the Town six (6) months following completion of
Phase I and Phase II of the MMS Project.

. Within 60 days after the start of each school year, MMS shall submit a report to the Town’s
Planning Department stating the total number of students enrolled. Pursuant to CUP No.

09-002, the MMS shall provide confirmation that the student population does not exceed
232 students.

. Unless addressed as a separate condition of project approval, the project sponsor shall be
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responsible for implementing all mitigation measures presented in the April 7, 2017 Marin
Montessori School Expansion Project Initial Study / Mitigated Negative Declaration and the
approved Marin Montessori School — 5200, 5618 and 5164 Paradise Drive, Corte Madera,
CA 94925 Mitigation Monitoring and Reporting Program (MMRP) adopted by this resolution
and, on file with the Town of Corte Madera Planning Department.

7. To the extent that safe and code-compliance operations can co-exist with an interim drop-
off and pick-up cul-de-sac expansion, and in accordance with the revised sheet L 200 (June
22, 2017), the MMS shall construct an interim cul-de-sac expansion as part of Phase I.
Construction of the interim drop-off and pick-up cul-de-sac shall be coordinated with on-
going operations of the school.

8. Prior to issuance of a building permit for Phase I, the MMS shall provide a location for one
additional parking space on the campus property. This additional parking space,
constructed prior to the completion of Phase I, will bring the total parking on-site to 41
spaces.

9. Prior to final inspection and occupancy of the New Upper Elementary Building and
completion of Phase II, the MMS shall submit a memorandum to the Town Planning
Director providing proof that all conditions of approval have been implemented in
accordance with this resolution.

0

NS

10. Consistency with Approved Plans - The proposed project shall be constructed substantially
in accordance with:
a. The plan set titled Fast Campus Expansion stamped “Official Exhibit” with a received
stamp of May 17, 2017,
b. The color and materials board titled Corte Madera Planning Commission stamped
“Official Exhibit” with a received stamp of November 3, 2016, except as amended
by these conditions of approval.

11. Conditions of Approval - Plans submitted for building permit application shall include the
following on one or more of the plan sheets:

a. These conditions of approval;

b. The Marin Montessori School — 5200, 5618 and 5164 Paradise Drive, Corte Madera,
CA 94925 Mitigation Monitoring and Reporting Program (MMRP) and;

¢. Draft Construction Management Plan — Tilted, Dated April 18, 2016

12. Changes to Plans - No changes shall be made to the approved plans without written
approval from the Corte Madera Planning Department. If the applicant proposes changes
that require Planning Department review to determine conformance with the approved
plans, the Planning Director may require a $500 deposit for a Permit Amendment, pursuant
to the Corte Madera Fee Schedule. The Planning Director may also refer proposed changes
of the approved plans to the Planning Commission for review.

13. Owner and Contractor Statement - The applicant shall provide with the building permit
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application submittal a signed "Owner and Contractor Statement” (attached). This signed
document acknowledges that the owner and contractor have read, understand and accept
the responsibility to implement the conditions of approval.

CONSTRUCTION

14.

15.

Preconstruction Meeting — Prior to submitting a building permit, a preconstruction meeting
shall take place with all appropriate representatives of the project construction team, Town
representatives and any other agencies. The meeting shall address items such as the
construction management and parking plan, required permits, traffic and parking
management, work schedule, delivery schedule, contact person(s), neighborhood
notification, insurance, damage deposits, etc.

Hours of Construction - Hours of construction shall be limited to 7:00 a.m. to 5:00 p.m.,
Monday through Friday, and 10:00 a.m. to 5:00 p.m. on Saturday, provided that if any
reasonable and credible work-related complaints are received by the Town about
construction on a weekend, no further work shall be conducted on a Saturday; and
provided further, if any reasonable and credible work-related complaints are received by
the Town about construction during any weekday, the Planning Director is vested with the
authority to impose reasonable conditions to address the issues that gave rise to the
complaint. Whether or not a complaint about construction is reasonable and credible shall
be left to the sole and sound judgment of the Planning Director. In order to mitigate any
potential adverse impacts the applicant’s construction activities have on neighboring
property owners and renters, the Planning Director shall be vested with the authority to
impose reasonable conditions on the applicant’'s hours of construction and/or the
applicant’s construction activities. No workers shall be on the site except during these
hours. Without limiting the generality of the foregoing, no preparatory work or staging
shall be allowed to occur on the site or on adjacent properties except during the hours
specified above. No work shall be performed on a legal holiday.

LANDSCAPE PLANS

16.

17.

18.

All landscaped areas shall be installed prior to Certificate of Occupancy in compliance with
Preliminary Landscape Plan Sheet L 100 within the approved Design Review Plans. The
preliminary Landscape Plan shall also include replacement screen trees pursuant to the
requirements of Reso. #3308. If all the required landscaping is not completed prior to the
Certificate of Occupancy, the applicant shall post a cash deposit or letter of credit for 125
percent of the total cost of the landscaping, based on a written estimate of such cost. All
landscaping shall be completed within six months of the Certificate of Occupancy.

Prior to and during construction, as necessary, the project applicant shall consult with a
licensed arborist acceptable to the Planning Department, to assess the feasibility of
preserving as many healthy, existing trees as possible and review such findings with the
Planning Department for comment and review.

Pursuant to Section 18.24.110 of the Corte Madera Municipal Code, any landscaped areas

required as part of this approval, shall feature water-conserving landscape designs and
shall be permanently maintained by the property owner, including automatic watering,
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