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INTRODUCTION

Project title

200 Nellen Avenue

Lead agency name & address

Town of Corte Madera
300 Tamalpais Drive
Corte Madera, CA 94925
Phil Boyle, Senior Planner

Project Location

200 Nellen Avenue
Corte Madera, CA 94925
APN – 024-011-57

Project Applicant

Sebastyen Jackovics
150 Nellen Avenue Suite 250
Corte Madera, CA 94925

General Plan Designation

Mixed Use Commercial

Zoning Designation

Highway Commercial C-3

Proposed Entitlements

Design Review and Variances
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PROJECT DESCRIPTION
The applicant is requesting approval of Design Review and a Variance applications to demolish the existing used car lot
structures and surface lot (Active Auto Sales) and construct a new, two-story 8,701 sq. ft. mixed-use, commercial building
with 39 on-site parking spaces at 200 Nellen Avenue. An ingress-egress driveway is proposed on Fifer Avenue and
egress only driveway is proposed on Nellen Avenue. A new curb cut is required to create the driveway access to Nellen
Avenue. The intended uses are retail on the first floor (4,695 sq. ft.) and administrative offices on the second floor (3,747
sq. ft.). A semi-detached elevator shaft is proposed adjacent to the northwest corner of the building. The application does
not include any signs, but a future application for signs will be required. The subject property has a General Plan
designation of Mixed Use Commercial Land Use Designation and is located in the C-3 (Medium-Density Residential)
Zoning District.
Project Site Setting: The Town of Corte Madera is located in the San Francisco Bay Area, on the north-west side of the
Bay, in Marin County. The Town’s limits are bound by Larkspur, Mill Valley and Tiburon. The project site is located on
the southwest corner of Fifer Avenue and Nellen Avenue approximating 100 feet east of Highway 101, 1,200 feet south of
Corte Madera Creek and approximately three fourths of a mile north of Corte Madera Town Center Shopping Center. The
site is relatively flat with a grade change from south to north of approximately 6 feet.
Surrounding Land Uses: The vicinity around the project site consists of commercial and office uses. The nearest
residential uses are the Tam Ridge Apartments which are under construction and approximately 400 feet to the south.
Currently the uses bordering the site are – to the west a retail store (Joann’s Fabrics), to the north an office building with
several tenants and a fitness center (SF Fitness), to the south an office building (Marin Municipal Water District). The
nearest community facility is Redwood High School which is located 1,600 feet to the west.
Site Improvements: Site improvements include a new driveway to access Nellen Avenue, a 20 foot fire lane through the
parking lot connecting Fifer Avenue to Nellen Avenue and repair to the surrounding sidewalks.
Parking: The Corte Madera Municipal Code (CMMC) requires (1) one parking space per 250 square feet of office area
and (1) one parking space per 200 square feet of retail area. The site plan includes 39 total spaces, but only 38 are
required for the project.
Landscaping: Proposed landscaping includes 24 inch box redbud and ornamental pear trees as well as Bay Laurel and two
palm trees adjacent to the building. The perimeter of the site will also be planted with a variety of shrubs and ground
covers. Rain gardens are proposed (Sheet C2) at the southeastern and northeastern corners of the building as well as the
southeastern corner of the lot.
Public Agencies Whose Approval is Required: In addition to the Town of Corte Madera, the following agencies may
require permit approval prior to project implementation:
●

Marin Municipal Water District

●

Marin Sanitary District
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED
The environmental factors checked below indicate that this project would result in a less than significant impact with
implementation of mitigations as discussed on the following pages that the applicant has agreed to implement.
 Aesthetics
 Biological Resources
 Green House Gases
Land Use/Planning
 Population and Housing
 Transportation

 Agriculture Resources
 Air Quality
 Cultural Resources
 Geology / Soils
Hazards &Hazardous Materials
 Hydrology / Water Quality
Mineral Resources
 Noise
Public Services
 Recreation
 Tribal Resources
Utilities / Services Systems
Mandatory Finding of Significance

DETERMINATION
On the basis of this initial evaluation:


I find that the proposed project COULD NOT have significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.



I find that although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the project
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.



I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.



I find that the proposed project MAY have a “potentially significant impact” or “potentially significant unless
mitigated” impact on the environment, but at least one effect (a) has been adequately analyzed in an earlier document
pursuant to applicable legal standards, and (b) has been addressed by mitigation measures based on the earlier
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must
analyze only the effects that remain to be addressed.



I find that although the proposed project could have a significant effect on the environment, because all potentially
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed on the proposed project, nothing
further is required.

Signature

Date

Printed Name

For

INCORPORATION OF MITIGATION MEASURES
The applicant has reviewed the proposed mitigation measures and sign an agreement to implement them as part of the 200
Nellen Avenue Mixed Use Building project.

-5-

Initial Study and Mitigated Negative Declaration
200 Nellen Avenue Mixed Use Building
June 2017

AESTHETICS
Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

a)

Have a substantial adverse effect on a scenic
vista?

X

b)

Substantially damage scenic resources,
including, but not limited to, trees, rock
outcroppings and historic buildings within a
State scenic highway?

X

c)

Substantially degrade the existing visual
character or quality of the site and its
surroundings?

X

d)

Would the project create a new source of
substantial light or glare which would
adversely affect day or nighttime views in
the area?

X

No Impact

Discussion (a-c)
The project site is surrounded by parcels which are developed with commercial uses including retail, office and Highway
101. Mt. Tamalpais is visible to the west when one is looking from Nellen Ave., Fifer Ave. or Highway 101. The
existing site is almost completely covered with asphalt paving, a small sales building and two canopies that were built for
the gasoline pumps. The site has minimum landscaping comprised of pines trees along the north property line, liquid
amber and privet trees along the western property line, eucalyptus, pine, cypress and liquid amber trees along the southern
property line and palm trees along the eastern property line.
The Corte Madera General Plan does not list any specific scenic vistas in this area of Town. The proposed height of the
main roof element of the building is 35 feet, which is the maximum height allowed per the CMMC. However, the
elevator tower and the parapet around the mechanical equipment in the center of the roof are 45 feet and 37 feet in height
respectfully. The CMMC states in Section 18.24.070 – “Exceptions to height limitations. Towers, spires, cupolas,
chimneys, elevator penthouses, …. and similar structures and necessary mechanical appurtenances covering not more than
ten percent of the ground area covered by the structure may be erected to a height not more than ten feet above the height
limit prescribed by the regulations for the district in which the site is located ……”. The combined area of the elevator
tower and the mechanical equipment is approximately 9% of the area covered by the building, therefore the building falls
within the parameters of this exception.
Highway 101 in Marin County is considered a scenic highway from the Golden Gate Bridge to Sausalito and near Novato
but it is not a scenic highway through the Town of Corte Madera. Corte Madera General Plan Policy CIR-5.1 recognizes
the Town’s intent to identify scenic corridors within Corte Madera, such as Corte Madera Avenue, Paradise Drive,
Redwood Highway and Tamalpais Ave., but neither Nellen Ave. nor Fifer Ave. are identified as scenic corridors.
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The applicant has provided contextual simulations below which show the proposed building from across 101 looking west
and at the corner of Fifer Ave. and Nellen Ave. looking south west. As the simulations show the views will not be
significantly changed when looking west from the east side of Highway 101 or Redwood Highway in front of the Cost
Plus Plaza. As one moves closer to the site the view of Mt. Tam is blocked as shown in the figures below. however such
views would only momentarily be blocked as they would be taken in from moving vehicles on Hwy. 101 or Nellen Ave.
There are no designated or prominent viewing areas that would be affected by the proposed structure.
The project will not substantially degrade the existing visual character or quality of the site and its surroundings because
the removal of the old structures related to the car dealership will enhance the visual quality of the site rather than degrade
it.
Determination
Less than Significant
Based on the elevations and photo simulations provided, the project will not have a substantial adverse effect on a
scenic vista nor will it damage scenic resources, trees, rock outcroppings and historic buildings within a state
scenic highway. Existing vegetation, some of which is on the adjacent property to the south (Marin Municipal
Water District), includes pines trees along the northern property line, liquid amber and privet trees along the
western property line, eucalyptus, pine, cypress and liquid amber trees along the southern property line and palm
trees along the eastern property line. The proposed landscape plan (Sheets L1-L3) includes Western Redbuds,
Ornamental Pears, Bay Laurels and Mexican Fan Palms. A variety of shrubs are also proposed along the northern
and eastern edge of the parcel, providing screening from the freeway. The proposed project will not substantially
degrade the existing visual character or quality of the site and its surroundings. The project impacts are
determined to be less than significant and no mitigation is required.

d) Would the project create a new source of substantial light or glare which would adversely affect day or
nighttime views in the area?
Discussion
All exterior lighting on the building and within the parking lot will be night sky compliant and shall be on
dimmers and timers to prevent glare impact to adjacent properties including the freeway.
Determination
Less than Significant
The project would result in less than significant impacts from light and glare and would have less than significant
impacts on day or nighttime views in the area. The project will include conditions of approval that all exterior
lighting must be (night sky compliant) and not create a glare or hazard on adjoining streets, properties or
residential areas. Said lighting must be designed and installed so that the filaments, light sources or lenses are
shielded with opaque material in such a way that they will not be visible at property lines. The exterior lights shall
have a color temperature of 3000 Kelvin or lower (warm not cool). Any changes to proposed lighting must be
approved by the Planning Department. Furthermore all exterior lighting shall be connected to dimmers and
timers. After installation,
Planning Staff will monitor the lights and determine that the brightness is not excessive. The applicant shall
reduce the brightness as directed by staff. Timers shall be set to turn off exterior illuminated lights at 11pm or at
the close of business whichever is earlier.
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Perspective Looking Southwest
From the Corner of Fifer Avenue and Nellen Avenue
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Existing Condition Looking Southwest
From the Corner of Fifer Avenue and Nellen Avenue
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Existing Condition Looking Southwest
From the Northeast Corner of Site
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Perspective View from East Side of 101
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Existing View from East Side of 101
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Birdseye Looking Southwest
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Looking South from Pedestrian Overpass
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I. AGRICULTURAL AND FOREST RESOURCES
Potentially
Significant
Impact
Would the Project
a) Would the project convert Prime
Farmland, Unique Farmland, or
Farmland of Statewide Importance
(Farmland), as shown on the maps
prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to nonagricultural use?

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

X

b)

Would the project conflict with existing
zoning for agricultural use or a Williamson
Act contract?

X

c)

Would the project conflict with existing
zoning for, or cause rezoning of, forest land
(as defined in Public Resources Code
section 12220(g)), timberland (as defined by
Public resources Code section 4526), or
timberland zoned Timberland Production
(as defined by Government Code section
51104(g))?

X

d)

Would the project result in the loss of
forest land or conversion of forest land to
non-forest use

X

e)

Would the project involve other changes
in the existing environment which, due to
their location or nature, could result in
conversion of farmland to non-agricultural
use or conversion of forest land to nonforest use?

X

Discussion and Determination (a-e):
No Impact
There are no parcels within the Town of Corte Madera which have a General Plan Land Use Designation or are Zoned for
agricultural use The project site is depicted as Urban and Built-Up Land on the 2012 Marin County Important Farm Land
Map. The project site is currently paved with a small sales office, two canopies and minimal landscaping. The site was
previously a gas station. The construction of the two story commercial building and other site improvements will not
disturb forest land or timber land, as defined in the Public Resources Code sections referenced above (c). There are no
agricultural land use zones or Williamson Act contract lands in the Town limits. There would be no impact resulting from
changes in the existing environment that could lead to conversion of farmland to non-agricultural use or conversion of
forest land to non-forest use. Therefore, the proposed project would result in no conflict and there would be no impact.
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II. AIR QUALITY
Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

a) Would the project conflict with or
obstruct implementation of the applicable
air quality plan?

No Impact

X

b)

Would the project violate any air quality
standard or contribute substantially to an
existing or projected air quality violation?

X

c)

Would the project result in a cumulatively
considerable net increase of any criteria
pollutant for which the project region is
non-attainment under an applicable federal
or State ambient air quality standard
(including releasing emissions which exceed
quantitative thresholds for ozone
precursors)?

X

d)

Would the project expose sensitive
receptors to substantial pollutant
concentrations?

X

e)

. Would the project create objectionable
odors affecting a substantial number of
people?

X

Introduction
Corte Madera is located in eastern Marin County, which is part of the nine-county San Francisco Bay Air Basin.
Marin County is bounded on the west by the Pacific Ocean, on the east by San Pablo Bay and San Francisco Bay, on
the south by the Golden Gate and on the north by the Petaluma Gap. Corte Madera is partially sheltered from
prevailing northwesterly winds off the Pacific Ocean by elevated terrain. Temperatures in Corte Madera are
moderated by the cooling effect of the San Francisco Bay in summer and the warming effect of the Bay in winter. As
a result of these climatological and topographic conditions, eastern Marin County (the greater Corte Madera area) has
a greater potential for air quality problems compared to the rest of the County. Air pollution potential is a function of
climate alone and not indicative of actual air pollution levels. High air pollution potential means that the sheltering
terrain and relatively light winds often limit the atmosphere's ability to transport and dilute pollutants. Marin County
does not have many polluting industries and is located on the up-wind edge of the air basin, so current air quality is
generally good. (From GP p 3-49)
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a)

Would the project conflict with or obstruct implementation of the applicable air quality plan?

Discussion
The Bay Area Air Quality Management District (BAAQMD) is the regional agency tasked with managing air
quality in the Bay Area. At the State level, the California Air Resources Board (a part of the California
Environmental Protection Agency) oversees regional air district activities and regulates air quality at the State
level. The BAAQMD has recently published CEQA Air Quality Guidelines that are used in this Initial Study to
evaluate air quality impacts of projects.
Determination
No Impact
The most recent clean air plan is the Bay Area 2010 Clean Air Plan that was adopted by BAAQMD in September
2010. The proposed project would not conflict with the latest clean air planning efforts since it is too small to
conflict with regional population and traffic projections or implement transportation control measures listed in the
latest Clean Air Plan (i.e., Bay Area 2010 Clean Air Plan). The proposed project would not conflict with or
obstruct implementation of the Bay Area 2010 Clean Air Plan and, therefore, would have no impact.
b) Would the project violate any air quality standard or contribute substantially to an existing or projected air
quality violation?
Discussion
The latest update to the CEQA Air Quality Guidelines, BAAQMD identified the size of land use projects that
could result in significant air pollutant emissions. For construction impacts, the “General Office Building” project
size was identified at 277,000 square feet. For operational impacts, the project size was identified at 346,000
square feet.
Determination
Less Than Significant with the Implementation of Mitigation Measures
The primary criteria air pollutant emissions of concern during project construction are PM10 and PM2.5 from
fugitive dust generated during earth-moving activities and ROG, NOX, PM10, and PM2.5 generated from the
exhaust of off-road equipment and on-road vehicles. Significant potential air quality impacts would be limited to
the construction phase of the project because project operations would not result in a change in existing land uses
or a significant increase in daily vehicle trips. To determine if construction emissions could substantially
contribute to existing violations of federal and/or state ambient air quality standards in the SFBAAB, the project’s
fugitive dust and exhaust emissions during construction are compared to the BAAQMD’s thresholds.
Project excavation, grading, and material hauling activities during construction could generate fugitive dust PM10
and PM2.5 emissions that could result in a potentially significant impact in relation to ambient air quality
standards. The BAAQMD does not have a quantitative threshold of significance for fugitive dust PM10 and PM2.5
emissions; however, the BAAQMD considers implementation of dust control measures during construction
sufficient to reduce air quality impacts from fugitive dust to a less-than-significant level. More specifically, the
BAAQMD recommends that all construction projects implement the Basic Construction Mitigation Measures
from the BAAQMD’s CEQA Air Quality Guidelines (BAAQMD, 2012) to reduce emissions of fugitive dust
(regardless of the estimated emissions). The BAAQMD’s Basic Construction Mitigation Measures for controlling
dust are summarized below.
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Since the project proposes a total of 8,701 square feet of the office and retail area, it is concluded that emissions
would be below the BAAQMD significance thresholds for both construction exhaust and operational emissions.

MITIGATION FOR AIR QUALITY IMPACTS (MM-AIR-1)
During any construction-period ground disturbance, the applicant shall ensure that the project contractor
implement measures to control dust and exhaust. Implementation of the measures recommended by the
Bay Area Air Quality Management District (BAAQMD) and listed below would reduce the air quality
impacts associated with grading and new construction to a less-than-significant level. The contractor shall
implement the following best management practices (BMPs):
1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved access
roads) shall be watered two times per day.
2. All haul trucks transporting soil, sand, or other loose material off-site shall be covered.
3. All visible mud or dirt track-out onto adjacent public roads shall be removed using wet power vacuum
street sweepers at least once per day. The use of dry power sweeping is prohibited.
4. All vehicle speeds on unpaved roads shall be limited to 15 miles per hour (mph).
5. All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible. Building
pads shall be laid as soon as possible after grading unless seeding or soil binders are used.
6. Idling times shall be minimized either by shutting equipment off when not in use or reducing the
maximum idling time to 5 minutes (as required by the California Airborne Toxics Control Measure
Title 13, Section 2485 of California Code of Regulations [CCR]). Clear signage indicating this
requirement shall be provided for construction workers at all access points.
7. All construction equipment shall be maintained and properly tuned in accordance with manufacturer’s
specifications. All equipment shall be checked by a certified mechanic and determined to be running in
proper condition prior to operation.
8. A publicly visible sign shall be posted listing the telephone number and person to contact at the Lead
Agency regarding dust complaints. This person shall respond and take corrective action within 48
hours. The BAAQMD phone number shall also be visible to ensure compliance with applicable
regulations.
9. Town staff or an independent construction monitor hired by the Town of Corte Madera and paid for
by the applicant shall conduct periodic site inspections, but in no event fewer than four total inspections
during the course of construction to ensure that these mitigation measures are implemented and shall
issue a report to the Town documenting the inspection results. Reports indicating non-compliance with
construction mitigation measures shall be cause to issue a stop work order until such time as
compliance is achieved.

c) Would the project result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable federal or State ambient air quality standard (including
releasing emissions which exceed quantitative thresholds for ozone precursors)?
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Discussion
The BAAQMD thresholds identify screening criteria for development projects, which provide a conservative indication of
whether a development could result in potentially significant air quality impacts. If a development is less than or equal to
the screening size for operational and construction criteria pollutants, the development would not be expected to result in
potentially significant air quality impacts, and a detailed air quality assessment would not be required. The screening level
for a general office building and various types of retail use as well as the sizes of the proposed uses are shown in the table
below:

Land Use Type

Operational Criteria Pollutants
Screening Size

Construction Criteria Pollutants
Screening Size

General Office Building

346,000 sq. ft.

277,000 sq. ft.

General Retail

8,000 to 99,000 sf ft.

277,000 sq. ft.

Retail (ground level)

4,695 sq. ft.

4,695 sq. ft.

Office (second level)

3,747 sq. ft.

3,747 sq. ft.

Proposed Project

Determination
Less than Significant
Since the proposed project is anticipated to consist of 4,695 sq. ft. of general retail and 3,747 sq. ft. of general
office space the project would be well below both the construction and operational screening levels for criteria
pollutants listed in the table above. The building’s location, proximity to transit, residential units and other
commercial services will help to reduce the number of trips and therefore the emissions. Furthermore, the traffic
study provided by the applicant (Attachment 3), estimated that the project would generate 228 additional daily
trips compared to the existing used car lot. Therefore, the project is not expected to result in potentially
significant air quality impacts with the implementation of the mitigation measures below.
As described above, the project would have emissions less than the significance thresholds adopted by BAAQMD
for evaluating impacts to ozone and particulate matter. The proposed project, therefore, would not contribute
substantially to existing or projected violations of those standards. Carbon monoxide emissions from traffic
generated by the project would be the pollutant of greatest concern at the local level. Congested intersections
with a large volume of traffic have the greatest potential to cause high-localized concentrations of carbon
monoxide. Air pollutant monitoring data indicate that carbon monoxide levels have been at healthy levels (i.e.,
below State and federal standards) in the Bay Area since the early 1990s. As a result, the region has been
designated as attainment for the standard. The project would generate a relatively small amount of traffic
(approximately 229 trips per day), so the contribution of project-generated traffic to these levels would be
minimal and the project would not cause or contribute to a violation of an ambient air quality standard.
d) Would the project expose sensitive receptors to substantial pollutant concentrations?
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Discussion
Sensitive Receptors and Pollution Sources Sensitive receptors are facilities where sensitive receptor population
groups (children, the elderly, the acutely ill, and the chronically ill) are likely to be located. These land uses
include schools, retirement homes, convalescent homes, hospitals, and medical clinics. The major sensitive
receptors in Corte Madera are schools and residences. The Bay Area Air Quality Management District
(BAAQMD) maintains inventories of stationary sources of both criteria pollutants and Toxic Air Contaminates
(TAC). The BAAQMD inventory lists no major emitting facilities for criteria pollutants in Corte Madera. The
current inventory identifies numerous dry cleaners as sources of TACs spread over the commercial areas of Corte
Madera. None of the sources of TACs in Corte Madera are considered as facilities with health risks requiring
public notification under the Air Toxics Hot Spots Program. (p 4.5-6 of the CM GP DIR)
Project impacts related to increased health risk can occur either by introducing a new sensitive receptor, such as a
residential use, in proximity to an existing source of TACs or by introducing a new source of TACs with the
potential to adversely affect existing sensitive receptors in the project vicinity. BAAQMD recommends using a
1,000-foot screening radius around a project site for purposes of identifying community health risk from siting a
new sensitive receptor or a new source of TACs. The nearest sensitive receptors are:
a)

Tam Ridge Apartments, scheduled to open in 2017, is approximately 400 feet to the south of the project
site.

b)

100 Lucky Drive residential units are approximately 600 feet to the northwest of the project site.

c)

Redwood High School is approximately 1,000 feet to the west of the project site.

Determination
Less Than Significant
Operation of the project is not expected to cause any localized emissions that could expose sensitive receptors to
unhealthy air pollutant levels. No stationary sources of TACs, such as generators, are proposed as part of the
project. Construction activity would generate dust and equipment exhausts on a temporary basis.

e) Would the project create objectionable odors affecting a substantial number of people?
Discussion
The BAAQMD 2012 CEQA Guidelines classify a project that could create objectionable odors as any of the
following: wastewater treatment plant, sanitary landfill, transfer stations, composting facilities, petroleum
refineries, asphalt batch plants, chemical manufacturing, fiberglass manufacturing, auto body shops, rendering
plants, and coffee roasters.
Impacts resulting from odors can result when sensitive receptors (e.g., new residences) are located near the odor
sources listed above. Proposed land use maps for the General Plan were examined and compared with locations of
known sources of odors. Review of the BAAQMD’s screening criteria determined that the proposed project is not
a typical source of objectionable odors nor is the site located within the recommended screening distances listed
above. Therefore, the project would generate a less than significant odor impact during project operations.
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During construction and grading, diesel powered vehicles and equipment used on the site could create localized
odors, but these would be temporary in nature and would quickly dissipate. Construction activities are considered
temporary because activities are limited to the hours of 7:00 am to 5:00 pm on weekdays and 10:00 am to 5:00 pm
on weekends (Town Code Section 9.36.030(c)). Additionally, the use of heavy construction equipment will be
reduced as the construction process progresses and will cease upon completion of project construction.
Determination
Less than Significant:
The proposed project would not create objectionable operational odors, nor would it locate sensitive receptors within a
buffer zone of a known source of odor. The project is consistent with the CMGP. Operation of the land uses
anticipated by the General Plan were found to be at a level of development already anticipated by the Bay Area
Clean Air Plan and the Ozone Attainment Plan. As such, the General Plan does not conflict with or obstruct either
of these plans. The General Plan also contains several Implementation Policies that require construction to utilize
BAAQMD performance-based best management practices. Therefore, the project would be considered less than
significant and no mitigation is required.
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III. BIOLOGICAL RESOURCES
Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

a)

Would the project have a substantial adverse
effect, either directly or through habitat
modifications, on any species identified as a
candidate, sensitive, or special-status
species in local or regional plans, policies,
or regulations or by the California
Department of Fish and Game or U.S. Fish
and Wildlife Service?

X

b)

Would the project have a substantial adverse
effect on any riparian habitat or other
sensitive natural community identified in
local or regional plans, policies, or
regulations or by the California Department
of Fish and Game or U.S. Fish and Wildlife
Service?

X

c)

Would the project have a substantial
adverse effect on federally protected
wetlands as defined by Section 404 of the
Clean Water Act (including, but not limited
to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological
interruption, or other means?

X

d)

Would the project interfere substantially
with the movement of any native resident or
migratory fish or wildlife species or with
established native resident or migratory
wildlife corridors, or impede the use of
native nursery sites?

X

e)

Would the project conflict with any local
policies or ordinances protecting biological
resources (such as a tree preservation policy
or ordinance)?

X

f)

Would the project conflict with the
provisions of an adopted Habitat
Conservation Plan, Natural Community
Conservation Plan, or other approved local,
regional, or State habitat conservation plan?

X
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Discussion (a-f)
The project site was graded and disturbed for the construction of a gas station in the 1960’s. The project site
has very few if any biological resources based on the applicants’ environmental supplemental questionnaire and
staff site visits. Existing vegetation, some of which is on the adjacent property to the south (Marin Municipal
Water District), includes pines trees along the northern property line, liquid amber and privet trees along the
western property line, eucalyptus, pine, cypress and liquid amber trees along the southern property line and
palm trees along the eastern property line. The majority of the site is paved. Staff also reviewed the Corte
Madera General Plan and General Plan EIR (GPEIR) and found the likelihood of significant or unique
biological resources existing appears remote. The GPEIR identifies the habitat type as Urban.
The majority of the landscaping along the southern property line which consists of pine and eucalyptus trees on
the adjacent Marin Municipal Water District parcel is to remain. The proposed landscape plan (Sheets L1-L3)
includes Western Redbuds, Ornamental Pears, Bay Laurels and Mexican Fan Palms. A variety of shrubs are
also proposed along the northern and eastern edge of the parcel, providing screening from the freeway. To the
extent feasible, trees and shrubs shall be removed between September 1 and January 31 to reduce potential
impacts to nesting birds. If trees and shrubs must be removed during the period from February 1 to August 31,
as a condition of approval, a qualified wildlife biologist shall conduct preconstruction surveys for nesting birds.
If an active nest is found the biologist shall prescribe mitigation measures to minimize impacts. If there is a
potential for destruction of a nest or substantial disturbance to nesting birds due to construction activities or
vegetation removal, a plan to monitor the behavior of the nesting birds during construction shall be prepared by
the biologist and submitted to the California Department of Fish and Game for review and approval.
Disturbance of active nests shall be avoided to the extent possible until it is determined that nesting is
completed and the young have fledged, at which time the nest is no longer considered in active use and can be
destroyed if located within a tree or shrub to be removed as part of construction.
Based on the topography of the project site and results of staff site visits, no regulated wetlands or other waters
occur at the project site. No seeps, springs, or creeks are present and all surface runoff will be routed through
bio swales and then to the storm drain system.
Determination
Less Than Significant
The project would not have a substantial adverse effect, on any species, riparian habitat, natural community or
federally protected wetlands in local, regional or federal plans, policies or regulations. Nor would the project
interfere substantially with the movement of any native resident or migratory fish or wildlife species. The
project is not within an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other
approved local, regional, or State habitat conservation plan. Any proposed for removal will need to comply
with the Town of Corte Madera Tree Ordinance
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IV. CULTURAL RESOURCES

Potentially
Significant
Impact
Would the Project
a) Would the project cause a substantial
adverse change in the significance of an
historic resource as defined in Section
15064.5?

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

X

b)

Would the project cause a substantial
adverse change in the significance of an
archaeological resource as discussed in State
CEQA Guidelines Section 15064.5?

X

c)

Would the project directly or indirectly
destroy a unique paleontological resource or
site or unique geologic feature?

X

d)

Would the project disturb any human
remains, including those interred outside of
formal cemeteries

X

Discussion and Determination (a-d)
No Impact
Town records show that a gasoline station was constructed at the site in the late 1960s. In June 1998, a used car lot began
operations at the site. In January 1999, the Planning Commission approved a Design Review, Conditional Use Permit and
a Negative Declaration for the carwash and mini-lube at this site. The carwash and mini-lube project was never built.
There are no town records to indicate that the existing car sales building and canopies are a historic resource as defined in
Section 15064.5 of the 2016 CEQA Guidelines. The project proposes minimum grading and excavation and the depth is
not severe, so the proposed project will have a less than significant impact on paleontological resources.
There are no known or recorded historic or prehistoric resources on the subject property at 200 Nellen Avenue. Therefore,
the project would have no impact upon known cultural resources. If cultural resources are discovered during project
construction, the property owner/project sponsor is required to follow state law regarding disturbance of any existing and
previously undiscovered cultural resource, including that the project shall be stopped until a cultural resources evaluation
is conducted, and the requirements or recommendations set forth within the evaluation are met.
A condition of approval will be included within the resolution if the project is approved by the Planning Commission
which will state that – “ In the event of an accidental discovery or recognition of any human remains, the following steps
should be taken as per CEQA Guidelines 15064.5(e): There shall be no further excavation or disturbance of the site or
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any nearby area reasonably suspected to overlie adjacent human remains until (A) the Marin County Coroner is contacted
to determine no investigation of the cause of death is required, and (B) the coroner determines the remains to be Native
American. The coroner shall contact the Native American Heritage Commission (NAHC) within 24 hours. The NAHC
shall identify the person or persons it believes to be the most likely descended from the deceased Native American. The
most likely descendent may make recommendations to the landowner or the person responsible for the excavation work,
for means of treating or disposing of (with appropriate dignity) the human remains and any associated grave goods as
provided in Public Resources Code Section 5097.98.”
In the event the NAHC is unable to identify a most likely descendent, or the most likely descendent fails to make a
recommendation within 24 hours after being notified by the NAHC, or the landowner or his authorized
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V. GEOLOGY AND SOILS
Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

a) Would the project expose people or
structures to potential substantial adverse
effects, including the risk of loss, injury,
or death involving:
i.

Rupture of known earthquake
fault, as delineated on the most
recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the
State Geologist for the area or
based on other substantial
evidence of a known fault

X

ii.

Strong seismic ground shaking?

X

iii.

Seismic-related ground failure,
including liquefaction?

X

iv.

Landslides?

X

b)

Result in substantial soil erosion or the
loss of topsoil?

X

c)

Be located on a geologic unit or soil that
is unstable, or that would become unstable
as a result of the project, and potentially
result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction, or
collapse?

d)

Be located on expansive soil, as defined
in Table 18-1-B of the Uniform Building
Code (1994), creating substantial risks to
life or property?

X

e)

Have soils incapable of adequately
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the
disposal of wastewater?

X

X
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a)i) Would the project expose people or structures to potential substantial adverse effects, including the risk of loss,
injury or death involving rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence of a
known fault? Refer to Division of Mines and Geology Special Publication 42?
Discussion
The EIR for the 2009 General Plan describes the geology of the planning area and analyzes issues such as potential
exposure of people and property to geologic and soil hazards. In addition, potential seismic hazards such as ground
shaking and ground failure from earthquakes, as well as differential settlement on bay fill, are discussed. There are no
active or potentially active faults under the planning area, and the area is not in an Alquist–Priolo Fault Study Zone.
However, the area is subject to ground shaking from nearby faults, and ground failure, including landslides, liquefaction,
and differential settlement are potential hazards.
Geologic and soils conditions have not changed since the Town certified the General Plan EIR in 2009. The proposed
Project will be subject to the geologic and soils conditions identified in the 2009 General Plan EIR.
Determination
Less than Significant Impact
The Corte Madera 2009 General Plan EIR found that based on geologic maps, historic records, and aerial photographs no
active or potentially active faults underlie the area. Additionally, the Planning Area is not located within an Alquist-Priolo
Fault Study Zone. For this reason, the impact in this issue area is less than significant and there are no mitigation
measures. The Project would not result in substantial changes from the projects reviewed in the 2009 General Plan EIR
due to new significant environmental effects or a substantial increase in the severity of previously identified effects, or
new information related to the exposure of people or structures to potential substantial adverse effects involving ruptures
of known earthquake faults as delineated on the most recent Alquist-Priolo Earthquake Fault Map or other substantial
evidence of known faults.

a)ii) Would the project expose people or structures to potential substantial adverse effects, including the risk of
loss, injury or death involving strong seismic ground shaking?
Discussion
The project site is relatively close to known active faults, and is located approximately nine (9) miles northeast of the San
Andreas Fault Zone and seven miles southwest of the Hayward Fault Zone. The site will likely experience seismic ground
shaking similar to other areas in the seismically active Bay Area. The intensity of ground shaking will depend on the
characteristics of the causative fault, distance from the fault, the earthquake magnitude and duration, and site specific
geologic conditions. Estimates of peak ground accelerations are based on either deterministic or probabilistic methods.
Deterministic methods use empirical attenuation relations that provide approximate estimates of median peak ground
accelerations.
Ground shaking can result in structural failure and collapse of structures or cause non-structural building elements, such
as light fixtures, shelves, cornices, etc., to fall, presenting a hazard to building occupants and contents. Compliance with
provisions of the most recent version of the California Building Code should result in structures that do not collapse in an
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earthquake. Damage may still occur and hazards associated with falling objects or non-structural building elements will
remain.
Determination
Less Than Significant Impact with Mitigation Incorporated
The potential for strong seismic shaking at the project site is high. Due to their proximity and historic rates of activity, the
San Andreas and Hayward Faults present the highest potential for severe ground shaking. The significant adverse impact
associated with strong seismic shaking is potential damage to structures and improvements.

MITIGATION FOR STRONG SEISMIC GROUND SHAKING IMPACTS (MM-G-1)
Prior to a grading or building permit submittal, the project sponsor shall prepare a design-level
geotechnical investigation prepared by a qualified and licensed geotechnical engineer and submit the report
to the Town Engineer. Minimum mitigation includes design of new structures in accordance with the
provisions of the current California Building Code or subsequent codes in effect when final design occurs.
Recommended seismic design coefficients and spectral accelerations shall be consistent with the
recommendations within the geotechnical report submitted.

a)iii) Would the project expose people or structures to potential substantial adverse effects, including the risk of
loss, injury or death involving seismic related ground failure, including liquefaction

Discussion
Liquefaction refers to the sudden, temporary loss of soil strength during strong ground shaking. This phenomenon can
occur in saturated, loose, granular deposits subjected to seismic shaking. Recent advances in liquefaction studies indicate
that liquefaction can occur in granular materials with relatively high fines content provided the fines exhibit a plasticity
index less than 7. Liquefaction can result in flow failure, lateral spreading, ground movement, settlement, and other
related effects.
The analysis within the CM EIR for the 2009 General Plan and the Environmental Evaluation for 195-205 Tamal Vista
Boulevard found that projects within the area may expose additional people, structures, and development to seismicrelated ground failures including lateral spreading, lurching, and liquefaction, as well as potential failure of flood
protection features resulting in the risk of loss, injury, or death. Regional landslide mapping of Corte Madera has indicated
the presence of extensive slope stability hazards, and the chance for hill slope failure could be significant. Lateral
spreading, lurching, and liquefaction are all potential hazards within the planning area due to development on weaker
deposits including Bay mud. Seismically induced failure of levees and other embankments can occur due to the direct
failure of the embankment itself or due to seismic failure of the natural foundation materials beneath the embankment,
leading to failure of the overlying embankment structure.
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Determination
Less Than Significant Impact with Mitigation Incorporated
To mitigation potential impacts from seismic rated ground failure from liquefaction the following mitigation measure is
required:

MITIGATION FOR SEISMIC–RELATED GROUND FAILURE & LIQUEFACTION. (MM-G-2)
Prior to a grading or building permit submittal, the project sponsor shall prepare a design-level
geotechnical investigation prepared by a qualified and licensed geotechnical engineer and submit the report
to the Town Engineer for review and approval. Foundation designs shall account for minor settlements due
to possible liquefaction within the fill. For smaller or lighter structures, a rigid shallow foundation designed
to span over areas of differential settlement could be utilized. For heavier structures with a high bearing
load or structures which are sensitive to settlement, deep foundations that gain support from the dense soils
beneath potentially liquefiable soil layers are recommended

a)iv) Would the project expose people or structures to potential substantial adverse effects, including the risk of loss,
injury or death involving landslides
Discussion and Determination
Less Than Significant
The project site is relatively flat and is not in close proximity to hillsides or sloped areas. Furthermore, local and regional
geologic maps of the site and vicinity do not show evidence of landslides on the property or surrounding area. The risk of
slope instability is reduced by adhering to relevant California Building Code requirements for grading and building
design. Potential impacts are considered less than significant.

b): Result in substantial soil erosion or the loss of topsoil?

Discussion and Determination
Less Than Significant
The site is currently almost completely cover with asphalt paving and buildings with a small amount of landscaping. Soil
exposure and possible erosion may occur once the site undergoes demolition. Construction activities associated with the
proposed project could result in the loss of topsoil and soil erosion. Construction activities in the proposed project area
would be required to adhere to the applicable grading requirements in the California Building Code. Furthermore, the
Town’s Grading and Drainage Ordinance (Section 15.20.285 of the Corte Madera Municipal Code) has established
procedures to minimize erosion and sedimentation during construction activities. The Grading and Drainage Ordinance
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requires the project applicant to provide final grading plans that show detailed description of temporary and permanent
erosion and sediment control measures and surface runoff and sediment yield calculations
c)

Would the project be located on a geologic unit or soil that is unstable, or that would become unstable as a result
of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction, or
collapse?

Discussion
The Environmental Evaluation for 195-205 Tamal Vista Boulevard and the General Plan EIR did not identify the area
around the project site as a location on a geologic unit or soil that is unstable. The previous environmental assessments
recommended that standard engineering practices such as over excavation and soil compaction be used during
construction as well as additional soil sampling at final engineering to ensure an accurate accounting of soils types once
the proposed building locations within the site have been finalized. The following mitigation measures described above,
MM-G-1 and MM-G-2 are included to ensure that the recommendations of a geotechnical report are incorporated into the
project submittal for building permit.

Determination
Less than significant with Mitigation Implemented (MM-G-1 and MM-G-2)
d) Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994),
creating substantial risks to life or property?
Discussion and Determination
Less Than Significant Impact with Mitigation Measures MM-G-1 and MM-G-2 incorporated.
e) Would the project have soils incapable of adequately supporting the use of septic tanks or alternative waste water
disposal systems where sewers are not available for the disposal of waste water?
Discussion and Determination
No Impact.
The proposed project does not include the installation or use of septic or on-site wastewater disposal systems, and project
buildings would be connected to the Town sanitary sewer system. Therefore, no geologic or soils impact would occur.
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VI. GREENHOUSE GAS EMISSIONS

Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

a) Generate greenhouse gas emissions,
either directly or indirectly, that may
have a significant impact on the
environment?

X

b) Conflict with an applicable plan, policy
or regulation adopted for the purpose of
reducing the emissions of greenhouse
gases?

X

No Impact

BACKGROUND
The project site is located in Marin County, which is in the San Francisco Bay Area Air Basin. Gases that trap heat in the
atmosphere, greenhouse gases (GHGs), regulate the earth’s temperature. This phenomenon, known as the greenhouse
effect, is responsible for maintaining a habitable climate. The most common GHGs are carbon dioxide (CO2) and water
vapor, but there are also several others, most importantly methane (CH4), nitrous oxide (N2O), hydrofluorocarbons
(HFCs), perfluorocarbons (PFCs), and sulfur hexafluoride (SF6). These are released into the earth’s atmosphere through a
variety of natural processes and human activities. Sources of GHGs are generally as follows:


CO2 and N2O are byproducts of fossil fuel combustion.



N2O is associated with agricultural operations such as fertilization of crops.



CH4 is commonly created by off-gassing from agricultural practices (e.g., keeping livestock) and landfill operations.



Chlorofluorocarbons (CFCs) were widely used as refrigerants, propellants, and cleaning solvents, but their production
has been stopped by international treaty.



HFCs are now used as a substitute for CFCs in refrigeration and cooling.



PFCs and sulfur hexafluoride emissions are commonly created by industries such as aluminum production and semiconductor manufacturing.

Each GHG has its own potency and effect upon the earth’s energy balance. This is expressed in terms of a global warming
potential (GWP), with CO2 being assigned a value of 1 and sulfur hexafluoride being several orders of magnitude stronger
with a GWP of 23,900 (IPCC, 2007). In GHG emission inventories, the weight of each gas is multiplied by its GWP and
is measured in units of CO2 equivalents (CO2e).
An expanding body of scientific research supports the theory that global warming is currently affecting changes in
weather patterns, average sea level, ocean acidification, chemical reaction rates, and precipitation rates, and that it will
increasingly do so in the future. The climate and several naturally occurring resources within California could be
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adversely affected by the global warming trend. Increased precipitation and sea level rise could increase coastal flooding,
saltwater intrusion, and degradation of wetlands. Mass migration and/or loss of plant and animal species could also occur.
Potential effects of global climate change that could adversely affect human health include more extreme heat waves and
heat-related stress; an increase in climate-sensitive diseases; more frequent and intense natural disasters such as flooding,
hurricanes, and drought; and increased levels of air pollution.
Relevant Corte Madera General Plan Provisions and Climate Action Plan Recommendations
The Resource Conservation and Sustainability Element of the Town of Corte Madera General Plan (Town of Corte
Madera, 2009) contains the following goal, policies, and implementation programs relevant to the GHG impacts of the
proposed project:
GOAL RCS-3: Reduce existing and future levels of GHG emissions originating from within the community.
Policy RCS-3.1: Actively seek to reduce greenhouse gas emissions within the Planning Area.
Implementation Program RCS-3.1.a: Implement California Air Resources Board Regulations. The Town shall
implement regulations adopted by the California Air Resources Board or other applicable regulatory agency to
reduce greenhouse gas emissions.
Implementation Program RCS-10.6.c: Air Quality Regulations for GHG Emissions. The Town shall implement
any regulations issued by the California Air Resources Board or other regulatory agency regarding greenhouse
gas emissions. The Town will enforce CEQA Guidelines developed by the Governor’s Office of Planning and
Research that seek to analyze and mitigate GHG emissions and energy use (see RCS Policy 3.1a).
In March 2016, the Town of Corte Madera adopted a Climate Action Plan (CAP), which focuses on the efforts Corte
Madera can take to reduce its greenhouse gas emissions and mitigate, to the extent feasible at the local level, the potential
impacts of climate change. Below is a list of recommendations from the CAP that are applicable to the proposed project at
200 Nellen Avenue.
CAP 1-3 Solar Energy. Encourage residents and businesses to install solar energy systems.
CAP 1-5 Commercial Energy Efficiency. Promote commercial and industrial energy efficiency and demand response
programs provided through the Marin Energy Watch Partnership, Marin Clean Energy, PG&E and others.
CAP 2-1 Bicycle and Pedestrian Transportation. Encourage bicycling and walking as a safe and efficient means to travel
around Corte Madera.
CAP 2-1.a - Implement the Town’s Bicycle Master Plan. Construct recommended bike lanes, routes, bike racks and other
facilities, and develop a town-wide bicycle system that meets the needs of residents, commuters and visitors.
CAP 2-1.e - Establish bicycle parking requirements for private developments, including indoor bike storage for multifamily projects.
CAP 2-1.g - Require employers to provide bicycle parking and shower and changing facilities for employees in their
development plans and as a component in all commute and traffic demand management programs.
CAP 2-2.b - Require new commercial development to implement transportation demand management programs, such as
shuttle service to transit stops, vanpool services, preferred parking for carpool vehicles, and telecommuting and flexible
work schedule policies.
CAP 2-5.b - Require new commercial and multi-family development to provide electric vehicle charging stations.
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CAP 5-1.a Require new development and significant remodeling projects to plant trees along street frontages, wherever
feasible.
CAP 5-1.b Require new and renovated parking lots to plant trees, wherever feasible.

Discussion and Determination (a, b)

Less Than Significant
The Town of Corte Madera’s General Plan, adopted by the Town Council in April 2009, contains policies and programs
that promote community sustainability and effective management of renewable and non-renewable natural resources
through energy conservation, and solid waste management and recycling in Chapter 3.0 Resource Conservation and
Sustainability.
The site is currently used as an auto dealership. The proposed project includes demolition of the existing structures and
construction of a two-story 8,701 sq. ft. mixed-use, commercial building with 39 on-site parking spaces Estimated Green
House Gas emissions attributable to future development would be primarily associated with increases of carbon dioxide
(CO2) and other GHG pollutants, such as methane (CH4) and nitrous oxide (N2O). Sources of GHG emissions include
vehicles, utilities (electricity and natural gas), water usage, wastewater generation, and the generation of solid waste. The
BAAQMD thresholds of significance and screening criteria are the best available option for evaluation of GHG impacts
for the project and are used in this analysis. The BAAQMD identifies GHG screening criteria for development projects,
which provide a conservative indication of whether a development could result in a potentially significant impact
associated with GHG emissions. If a project is below the screening criterion for GHG, a detailed assessment of that
project’s GHG emissions would not be required. The operational GHG screening criteria for office space is if the
development is less than 346,000 square feet and for retail the criteria is less than 8,000 to 99,000 square feet. The
proposed project is 3,747 square feet of office space and 4,695 square feet of general retail space which is far below the
established minimum GHG screening criteria. Therefore, the project is not anticipated to generate GHG emissions that
would significantly impact the environment.
The construction of the project would result in minor increases in GHG emissions associated with construction activities
including operation of construction equipment and emissions from construction workers’ personal vehicles traveling to
and from the site. Because project construction will be a temporary condition and would not result in a permanent increase
in emissions, the temporary increase in emissions would be less than significant.
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VII. HAZARDS AND HAZARDOUS MATERIALS

Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

a) Would the project create a significant
hazard to the public or the environment
through the routine transport, use, or
disposal of hazardous materials?

X

b) Would the project create a significant
hazard to the public or the environment
through reasonably foreseeable upset and
accident conditions involving the release
of hazardous materials into the
environment?

X

c) Would the project emit hazardous
emissions or handle hazardous or acutely
hazardous materials, substances, or waste
within one-quarter mile of an existing or
proposed school

Less-ThanSignificant
Impact

No Impact

X

d) Would the project be located on a site
which is included on a list of hazardous
materials sites compiled pursuant to
Government Code Section 65962.5 and,
as a result, would it create a significant
hazard to the public or the environment?

X

e) For a project located within an airport
land use plan or, where such a plan has
not been adopted, within two miles of a
public airport or public use airport,
would the project result in a safety
hazard for people residing or working in
the project area?

X

f) For a project within the vicinity of a
private airstrip, would the project result
in a safety hazard for people residing or
working in the project area?

X

g) Would the project impair implementation
of or physically interfere with an adopted

X
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emergency response plan or emergency
evacuation plan?
h) Would the project expose people or
structures to a significant risk of loss,
injury, or death involving wildland fires,
including where wildlands are adjacent to
urbanized areas or where residences are
intermixed with wildlands?

X

In the late 1960’s the site was developed as a gas station. The site contained four underground tanks all installed in 1967.
Three of the tanks contained gasoline and one small tank contained waste oil.
In 1990 the property owners had a preliminary site investigation report done to determine the nature and extent of
suspected hydrocarbon contamination in the subservice soil. (Attachment 1) The attached 1996 Site Closure Summary
from the San Francisco Bay Regional Water Quality Control Board provides a more detailed description of testing and the
removal process of the four tanks (Attachment 2). Six borings were drilled to determine the presence of petroleum
hydrocarbons in the soil and groundwater adjacent to the tank field and pump islands. Three of the borings were
converted into groundwater monitoring wells. Two soil samples were collected from each soil boring and analyzed for
contamination. April 1993 the four underground storage tanks, the associated product piping, and two hydraulic lift
sumps were removed. Soil samples were collected from the native soil beneath the former locations of the tanks and
“petroleum hydrocarbons were essentially not detected in the soil samples”. Section 3 of the Site Closure Summary states
that the groundwater monitoring and sampling will be discontinued and the site is recommended for case closure for the
following reasons:
1. Low to no petroleum hydrocarbons remain in groundwater.
2. Natural bio attenuation of petroleum constituents will continue.
3. Groundwater is not used as a public water supply.
4. The site is to be redeveloped.
Finally, in 1996 the California Regional Water Quality Control Board issued a letter to Exxon Company, U.S.A.
confirming the completion of site investigation and remedial action for the underground storage tanks and that no further
action related to the tank release is required (Attachment 2).
a)

Would the project create a significant hazard to the public or the environment through the routine transport,
use, or disposal of hazardous materials?

Discussion:
The project site is currently used as a used car dealership and is proposed to be redeveloped at a mixed use building for
retail and office. During construction of the project, hazardous materials such as fuel, lubricants, paint, sealants, and
adhesives would most likely be transported and used at the project site. Management of these materials at the project site
during construction would be subject to the requirements of the General Permit for Storm Water Discharges Associated
with Construction and Land Disturbance Activity (Construction General Permit), discussed in more detail in Section IX,
Hydrology and Water Quality, of this Initial Study. Compliance with the Construction General Permit would require
preparation and implementation of a Stormwater Pollution Prevention Plan (SWPPP) designed to reduce the risk of spills
or leaks from the reaching the environment, including procedures to address minor spills of hazardous materials.
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Determination
Less Than Significant with the Implementation of Mitigation Measures
Current hazardous materials used and stored at the project site appear to be for basic maintenance and repair of used
automobiles. Development of the project would include removal of these materials. The following mitigation measure
would reduce this potential impact to al less-than-significant level.
Mitigation for Hazardous Materials Impact –Hazardous Materials (MM- H–1)
As a condition of approval for project construction and demolition permits, a hazardous building materials survey shall
be conducted by a qualified and licensed professional for all structures proposed for demolition or renovation as part of
the project. All lead-based paint and asbestos-containing materials (ACM) shall be abated by a certified contractor in
accordance with local, state, and federal requirements. All hazardous materials shall be removed from buildings prior to
demolition in accordance with the California Division of Occupational Safety and Health (DOSH) and California
Department of Toxic Substances Control (DTSC) regulations. The completion of the abatement activities shall be
documented by a qualified environmental professional and submitted to the Town with applications for issuance of
construction and demolition permits. With implementation of this mitigation measure, the potential impact from release of
hazardous materials during building demolition would be reduced to a less-than-significant level.

b)

Would the project create a significant hazard to the public or the environment through reasonably foreseeable
upset and accident conditions involving the release of hazardous materials into the environment?

Discussion
The project site contains a used car dealership and ancillary hazardous materials used for basic maintenance and repair of
used automobiles
Development and use of the subject property would be for retail and office use and is not expected to upset or release
hazardous materials into the environment. As stated above the underground storage tanks were removed and approved by
the San Francisco Bay Regional Water Quality Control Board in 1993.
Determination
Less Than Significant with the Implementation of Mitigation Measures

Hazardous materials for the new uses would be limited to those associated with general property maintenance and would
vary depending upon the retail tenants the occupied the first floor. All future uses would have to be consistent with the
Highway Commercial (C-3) Zoning District. These materials would be used in limited quantities and are not considered
a significant hazard to the public. Disposal needs of any on-site hazardous materials handled during project construction
are addressed in the mitigation measure above. Potential impacts associated with the proposed project are, therefore,
considered less than significant with the implementation of Mitigation for Hazardous Materials Impacts (MM- H – 1)
.
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c - Would the project emit hazardous emissions or handle hazardous or acutely hazardous materials, substances,
or waste within ¼-mile of an existing or proposed school?
Discussion
The future permitted and conditionally permitted uses in the proposed mixed use building are not expected to emit
or include the handling of hazardous or acutely hazardous materials, substances, or waste beyond what is
typically used by office and retail establishments. However, the project is within ¼ mile of Redwood High School.

Determination
Less Than Significant Impact with Mitigation
The emission and disposal needs of any on-site hazardous materials handled during project construction are
addressed above Mitigation for Hazardous Materials Impacts (MM-H–1)which will reduce the impact to less than
significant.

d)

Would the project be located on a site which is included on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5 and, as a result, would it create a significant hazard to the
public or the environment?

Discussion and Determination
No Impact.
There are no properties with the town of Corte Madera Planning Area included on a list of hazardous sites pursuant to
Government Code Section 65962.5. The project would therefore have no impact in relation to this criterion.

e)

For a project located within an airport land use plan or, where such a plan has not been adopted, within two
miles of a public airport or public use airport, would the project result in a safety hazard for people residing or
working in the project area?

Discussion and Determination
No Impact.
The nearest public use airport to the project site is the Marin County Airport at Gnoss Field in Novato, approximately 15
miles to the north. The nearest general aviation airport is the San Rafael Airport in San Rafael, approximately 7 miles to
the north. The project site is not located in a land use plan for either airport, and no other sources of aviation hazards are
present at the project site. The project would therefore have no impact in relation to this criterion.

f For a project located within the vicinity of a private airstrip, would the project result in a safety hazard for
people residing or working in the project area?

Discussion and Determination
No Impact.
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The project site is not located within the vicinity of a private airstrip. The project would therefore have no impact in
relation to this criterion.

g)

Would the project impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan?

Discussion and Determination
Less-than-Significant Impact
The existing Corte Madera General Plan implementation programs ensure that Town Emergency Operations and
Emergency Response Plans are maintained (Implementation Programs PSH-2.1.a and 2.1.c) and that development projects
are reviewed so that they do not affect access for emergency response vehicles (Implementation Program PSH-1.1c).
Redevelopment of the project would not significantly change patterns of land use or vehicular or pedestrian traffic near
the project site and would not have the potential to significantly affect emergency response or evacuation plans. No
significant impact related to emergency response or evacuation would occur from construction or operation of the
proposed project.

h)

Would the project expose people or structures to a significant risk of loss, injury or death involving wildland
fires, including where wildlands are adjacent to urbanized areas or where residences are intermixed with
wildlands?

Discussion and Determination
Less-than-Significant Impact
In accordance with California Public Resource Code Sections 4201 to 4204 and Government Code Sections 51175 to
51189, the California Department of Forestry and Fire Protection (CAL FIRE) has mapped areas of significant fire
hazards based on fuels, terrain, weather, and other relevant factors. Fire Hazard Severity Zones mapped by CAL FIRE for
state and local responsibility areas are classified as either “Medium,” “High,” or “Very High” based on fire hazards;
however, the law only requires identification of Very High Fire Hazard Severity Zones in local responsibility areas.
Wildland-Urban Interface Areas designated by local agencies are also classified as Fire Hazard Severity Zones. The
project site is not located within a mapped wildfire hazard zone (CAL FIRE, 2008). The project site has been mapped in
an area of moderate overall fire risk (Town of Corte Madera, 2008). No significant impact related to wildfires would be
anticipated.
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VIII. HYDROLOGY AND WATER QUALITY

Potentially
Significant
Impact
Would the Project
a)

Would the project violate any water quality
standards or waste discharge requirements?

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

X

b)

Would the project substantially deplete
groundwater supplies or interfere
substantially with groundwater recharge
such that there would be a net deficit in
aquifer volume or a lowering of the local
groundwater table level (e.g., the production
rate of pre-existing nearby wells would drop
to a level which would not support existing
land uses or planned uses for which permits
have been granted)?

X

c)

Would the project substantially alter the
existing drainage pattern of the site or area,
including through the alteration of the
course of a stream or river, in a manner
which would result in substantial erosion or
siltation on- or off-site?

X

d)

Would the project substantially alter the
existing drainage pattern of the site or area,
including through the alteration of the
course of a stream or river, or substantially
increase the rate or amount of surface runoff
in a manner that would result in flooding
on- or off-site

X

e)

Would the project create or contribute
runoff water which would exceed the
capacity of existing or planned stormwater
drainage systems or provide substantial
additional sources of polluted runoff?

X

f)

. Would the project otherwise
substantially degrade water quality?

X

g)

Would the project place housing within a
100-year flood hazard area as mapped on a
federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard
delineation map?

X
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h)

Would the project place within a 100-year
flood hazard area structures which would
impede or redirect flood flows?

i)

Would the project expose people or
structures to a significant risk of loss, injury,
or death involving flooding, including
flooding as a result of the failure of a levee,
stream bank, or dam?

j)

Would the project result inundation by
seiche, tsunami, or mudflow?

X

a) Would the project violate any water quality standards or waste discharge requirements?
Discussion
The State Water Resources Control Board and nine RWQCBs regulate water quality of surface water and groundwater
bodies throughout California. In the Bay Area, including the project site, the San Francisco Bay RWQCB is responsible
for implementation of the Water Quality Control Plan (Basin Plan). The Basin Plan establishes beneficial water uses for
waterways and water bodies within the region.
Runoff water quality is regulated by the National Pollutant Discharge Elimination System (NPDES) program (established
through the federal Clean Water Act). The NPDES program objective is to control and reduce pollutant discharges to
surface water bodies. Compliance with NPDES permits is mandated by state and federal statutes and regulations. Locally,
the NPDES program is overseen by the RWQCB. The Marin County Stormwater Pollution Prevention Program
(MCSTOPPP) assists cities, towns, and the County with coordination and consistency of approaches across the County in
implementing the RWQCB requirements.
The Town of Corte Madera’s Municipal Stormwater Ordinance is located under Title 9 of the Corte Madera Municipal
Code, Chapter 9.33, Urban Runoff Pollution Prevention Ordinance. It requires stormwater protection measures for
stormwater discharges, including those not regulated under an NPDES permit. It includes prohibitions on littering,
housekeeping standards for parking lots and similar structures, and requirements for implementation of best management
practices (BMPs) for new development and redevelopment projects.
Determination:
Less Than Significant Impact with Mitigation

Operation of the project would be subject to compliance with NPDES stormwater permits, the latest of which is in the
process of being implemented by MCSTOPPP. For projects completed after July 1, 2015, permit requirements would be
based on the State Water Resources Control Board’s Phase II Small Municipal Separate Storm Sewer Systems (MS4s)
Permit, issued in February 2013 by Order 2013-0001-DWQ. The proposed project would be subject to these permit
requirements.
The project plan set includes civil drawings (Sheets C1-C4) which show storm water sub drains, rain gardens and pervious
pavement to minimize the impact of the projects impervious surfaces. Implementation of the following two mitigation
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measures would ensure compliance with Town and NPDES permit stormwater requirements and reduce potential impacts
of the proposed project on stormwater quality to less-than-significant levels. In addition, any project requiring a building
or grading permit that disturbs soil within the Town of Corte Madera is required to develop an Erosion and Sediment
Control Plan that identifies site-specific BMPs that would be implemented to address potential erosion hazards.

Mitigation for Hydrology and Water Quality Impacts (MM HWQ1)
As a condition of approval, prior to issuance of a building permit for construction and/or grading, the applicant shall
demonstrate compliance with the Construction General Permit and Town requirements, including the preparation
and implementation of a Stormwater Pollution Prevention Plan (SWPPP) to address stormwater runoff during project
construction.
Mitigation for Hydrology and Water Quality Impacts (MM HWQ-2)
As a condition of approval, prior issuance of a building or grading permit, the applicant shall demonstrate
compliance with all requirements of the new Phase II MS4 Stormwater Permit and Town stormwater requirements in
accordance with guidance provided by the Marin County Stormwater Pollution Prevention Program (MCSTOPPP),
including the implementation of Low Impact Design (LID) measures to address water quality treatment of stormwater
runoff and prevention of hydromodification during project operations.
b) Would the project substantially deplete groundwater supplies or interfere substantially with groundwater
recharge such that there would be a net deficit in aquifer volume or a lowering of the local groundwater table level
(e.g., the production rate of pre-existing nearby wells would drop to a level which would not support existing land
uses or planned uses for which permits have been granted)?

Discussion and Determination
Less than Significant
The proposed project would be supplied with water from the Marin Municipal Water District and does not propose to use
any groundwater. For this reason the proposed project would not use any groundwater resources or lower the local
groundwater table. A comparison of the project’s existing and proposed site plans (Sheets, A103, A100 and L-2) shows
the proposed project will have will include 4,229 square feet of landscaping which is 16.5% of the lot. The Corte Madera
Municipal Code (Section 18.12.345 requires that a parking lot with more than 10 spaces shall have landscape areas of at
least 10%). The project would increase the amount of impervious area on the project site. The landscape plan includes
and vegetated area a least 10 in depth at the lower portion of the lot the length of the northern and eastern property lines.
These areas are designed to collect surface water runoff and allow the water to infiltrate into the soil.

c) Would the project substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, in a manner which would result in substantial erosion or siltation onor off-site?
Discussion and Determination
Less than Significant
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The proposed project would not substantially alter the existing drainage patterns of the site or vicinity. The site is fairly
flat and water currently drains towards the northeast corner of the site. After construction, the site would continue drain to
the northeast at a minimum 2% slope (Sheet C2). The site does not include any streams or rivers, which could be altered
by the proposed project resulting in substantial erosion and siltation on or offsite. Surface water runoff would flow
through rain garden areas to the east of the building. The rain garden areas are designed to allow surface water to infiltrate
into the soil, rather than flow offsite and minimizing siltation and erosion offsite. As such, sedimentation in the
groundwater would stay within the rain garden areas. Because the proposed project would not alter any existing streams
or drainage patterns, and surface water runoff is controlled onsite, potential impacts from erosion or siltation are
considered less than significant.

d) Would the project substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, or substantially increase the rate or amount of surface runoff in a
manner that would result in flooding on- or off-site
Discussion and Determination
Less than Significant

The proposed project would not substantially alter existing drainage patterns of the site or vicinity. An existing drainage
course located offsite would not be altered by the proposed project. The site does not include any streams or rivers, which
could be altered by the proposed project. Onsite surface run-off would be collected in proposed drainage facilities
(bioretention areas and storm drains). The proposed project would provide detention and stormwater treatment systems to
limit the release of stormwater from the site to pre-development conditions; thus, minimizing the potential for flooding to
occur on- or offsite. Therefore, issues related to flooding would not occur and the impact is considered less than
significant.

e) Would the project create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?
Discussion and Determination
Less Than Significant
Development of the proposed project would not increase local runoff volumes, frequency and flow rates because the
proposed site plan would result in a total increase in the amount of landscaped and therefore impervious area.
Project construction and operation could also introduce elements into the stormwater system that are typically associated
with urban runoff. The presence of heavy equipment, trucks and other vehicles in the project area could lead spills of oil
and fuel. All of these activities could lead to temporary impacts on surface water quality for downstream areas due to the
increase in sediments and other pollutants.
Potential impacts to water quality from construction and operation activities are currently addressed through the existing
requirements of the Town’s Grading and Drainage Ordinance and individual NPDES permits. The policy provisions
identified below would utilize Best Management Practices (BMP), adopt a set of BMPs consistent with stormwater
recommendations from the State Water Resources Control Board, support alternatives to impervious surfaces in new
development, and avoid the use of pesticides and non-organic fertilizers. BMPs would also be used for the treatment of

- 43 -

Initial Study and Mitigated Negative Declaration
200 Nellen Avenue Mixed Use Building
June 2017

post-construction stormwater. During construction the dischargers, through individual NPDES permits, must eliminate
non-stormwater discharges to stormwater systems, develop and implement a Storm Water Pollution Prevention Plan
(SWPPP), and perform monitoring of discharges to storm water systems. Implementation of Mitigation Measure HWQ-1
would ensure that the required pre- and post-construction stormwater water quality control measures are implemented into
the project design. As such, compliance with Town and state surface water requirements, potential impacts are considered
less than significant and no mitigation is required.
f) Would the project otherwise substantially degrade water quality?
Discussion and Determination
Less Than Significant with Mitigation.
The daily operation of the office spaces and various permit or conditional permitted retail uses on the first floor of the
proposed building would not result in any substantial changes to on-site water quality, with the exception of potential
impacts associated with stormwater runoff. Adherence to stormwater permits and other requirements as described in
Mitigation Measures HWQ 1 and HWQ 2 above would reduce potential impacts on water quality to less-than-significant
levels.

g) Would the project place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or other flood hazard delineation map?
Discussion and Determination
No Impact.

The project does not involve any new housing.

h) Would the project place within a 100-year flood hazard area structures which would impede or redirect flood
flows?
Discussion
The proposed building will be within the FEMA-designated Special Flood Hazard Area (SFHA). Municipal Code Title
16, Protection of Flood Hazard Areas, requires that new structures in the SFHA must conform to all applicable flood
damage prevention provisions or be elevated. Chapter 16.10.080 CMMC requires that the lowest floor of the structure be
raised to an elevation that, following ultimate settlement, is at least one foot above the base flood elevation. The current
base flood elevation, per the March 16, 2016 FIRMs for the Town of Corte Madera is 10.0 NAVD.
Determination
Less Than Significant
To comply with the requirements of FEMA and the Town of Corte Madera the base floor elevation of the proposed
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building is 11 feet NAVD (Sheet A100). Prior to the issuance of the Building Permit a Floodplain Development Permit
will be issued by the Public Works Department .
i) Would the project expose people or structures to a significant risk of loss, injury, or death involving flooding,
including flooding as a result of the failure of a levee, stream bank, or dam?
The project site is located not within a mapped dam failure inundation area and is not protected from flooding by levees.

Discussion and Determination
No Impact.

j) Would the project result inundation by seiche, tsunami, or mudflow?
Discussion
The southwest corner of the site where the proposed building is to be located is outside of the 100-year flood hazard zone
(FEMA, 2016). The remainder of the parcel is located in the mapped 100-year flood hazard zone (FEMA, 2016). The
base flood elevation is 10 feet (FEMA, 2016), which corresponds to 15 feet above sea level, using the National Geologic
Vertical Datum (NGVD) of 1929, the sea level reference used for United States Geological Survey (USGS) topographic
maps. The Town of Corte Madera Flood Ordinance, Title 16 of the Municipal Code, requires a number of measures to
reduce potential flood hazards for construction within mapped 100-year flood hazard zones. These measures include the
following:
■

All new construction must be anchored to prevent flotation, collapse, or lateral movement during flooding (Section
16.10.080(a)(1)).

■

Construction must use flood-resistant materials, using methods and practices that minimize flood damage, with
electrical and mechanical equipment protected from floodwaters, and with adequate drainage paths to guide
floodwaters around the structure (Section 16.10.080(a)(2)).

■

The lowest habitable floors in new construction must be elevated a minimum of one foot above the base flood
elevation, plus anticipated settlement, or have floodproofing certified by a professional engineer or architect (Section
16.10.080(a)(3)).

Determination
Less Than Significant
See Section VII above. The proposed project is located in FEMA Flood Zone AE which has a Base Flood Elevation of
10 feet, NAVD 88) which is an area subject to flooding as shown on the Flood Insurance Rate Maps, Panels 0467E and
0459E, revised date March 16, 2016. The proposed finished floor elevation on 11.00 feet, NAVD 88 and is in compliance
with the Town of Corte Madera’s requirements for construction in a flood hazard area. The goals and policies of the
Corte Madera General Plan are meant to reduce issues and impacts related to flooding. Implementation of those goals and
policies will also address potential impacts related to tsunamis or seiches. Furthermore, the project location is susceptible
to liquefaction and ground shaking consistent with earthquake related activities. Mitigation measures contained in the
Geology and Soils Section above are meant to reduce potential impacts related to geologic hazards related to earthquakes

- 45 -

Initial Study and Mitigated Negative Declaration
200 Nellen Avenue Mixed Use Building
June 2017

to less than significant levels. This includes recommended construction methods for foundations and other structural
components. Implementation of the mitigation measures would also ensure that the project is designed to be more
resistant to damage from flooding, tsunamis, seiches, and related water-borne debris.
Implementation of the proposed construction methods contained in mitigation measures MM G-1 and 2, and the fact that
the finish floor elevation of the proposed building is above the 10 foot base flood elevation or Zone AE, would reduce the
impacts related to inundation by secihe, tsunami, or mudflow to less than significant levels and no further mitigation is
required.
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IX. LAND USE AND PLANNING

Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

a) Would the project physically divide an
established community?

No Impact

X

b) Would the project conflict with any
applicable land use plan, policy, or
regulation or an agency with jurisdiction
over the project (including, but not
limited to, the general plan, specific plan,
local coastal program, or zoning
ordinance) adopted for the purpose of
avoiding or mitigating an environmental
effect?

X

c) Would the project conflict with any
applicable Habitat Conservation Plan or
Natural Community Conservation Plan?

X

a) Would the project physically divide an established community?

Discussion and Determination:
No Impact
The project is the development of a commercial/office building on an infill site which is current developed with a retail
car lot. No established community will be divided with this project.
b) Would the project conflict with any applicable land use plan, policy, or regulation or an agency with
jurisdiction over the project (including, but not limited to, the general plan, specific plan, local coastal
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an environmental effect?
Discussion
The site has a General Plan designation of Mixed Use Commercial and the surround parcels are designated Mixed Use
Commercial and Public and Semi Public Facilities with a Medium Density Residential parcel approximately 800 feet to
the northwest which contains 36 units.
This 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
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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 oneanother (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 0.25 mile of a transit stop. The project site is 175 feet from a
transit stop which serves buses traveling southbound of Hwy 101. The minimum lot size is 6,000 square feet and the
maximum floor area ratio is 34%.
In March of 2016 the Town corrected an inconsistency between the 2009 General Plan and the Zoning Ordinance. The
General Plan did not include the C-3 (Highway Commercial) zoning district thereby; making properties Zoned C-3
inconsistent or incompatible with their land use designation and by extension, inconsistent with the General Plan. The
General Plan did not make the C-3 Zoning District consistent or compatible with any of the 15 General Plan land use
designations identified in the General Plan.
This omission of the C-3 zoning district in the General Plan hindered the ability of all property owners located within
existing C-3 zoning districts from processing applications for design review, changes of uses, signs, or any other
development permits otherwise allowed under the existing C-3 district regulations.
To resolve this issue the Planning Commission recommended approval and the Town Council approved a General Plan
Amendment (GPA) (Resolution - 5/2016) which added the C-3 zoning district back into the list of applicable zoning
districts in the 2009 General Plan’s Mixed-Use Commercial land use designation, thereby allowing property owners to
pursue applications for permits that, if approved, would permit development, use changes, and/or design changes pursuant
to the existing C-3 zoning district regulations. The project site at 200 Nellen Avenue was one of several parcels that was
affected by the GPA and is now consistent.
The project parcel is zoned Highway Commercial (C-3) and is surrounded by parcels that are zoned (C-3), Commercial
Service District (C-4) and Professional and Administrative Office (O). The nearest residential parcel is approximately
800 feet to the northeast and is zoned Low-Density Multiple-Dwelling District.
The C-3 district is intended to create and enhance areas where automobile associated traveler services are desired. The C3 district regulations are applied to areas near freeway interchanges or in areas with convenient access to the freeway, and
provide for commercial uses which typically are freeway-oriented but do not locate in shopping centers, such as
automotive dealers, automotive services, gas stations, restaurants and motels. The areas between Tamal Vista Boulevard
and Highway 101, between Casa Buena Drive and Meadowsweet Drive, and in the vicinity of the Lucky Drive exit from
the freeway are classified as Highway Commercial.
Determination:
Less than Significant Impact.
The proposed application for Design Review is consistent the current General Plan and Zoning Ordinance. The intended
uses for the building are retail or office on the first floor and office on the second floor. Offices and office buildings are
permitted uses in the C-3 District and many retail uses are also permitted. If a use is proposed on either level of the
building which requires a use permit then an application for the use would be processed by the Town pursuant to the
requirements of Chapter 18.26 of the CMMC. The first level of the building is designed to have between one and four
tenants. The second level is design to have one office tenant. Currently the uses surrounding the project site are retail,
offices and Highway 101. The proposed building and uses will not divide the existing commercial area for pedestrians,
bicycles or vehicles. The proposed building would be able to utilize existing utilities and public services without a
substantial increase in demand.
Below is a table which shows the required and proposed development standards for the project.
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Table A
Development
Standard

Ordinance Requirement for C-3
District

Applicant’s Proposal

Front Setback
(Nellen Ave)

20 feet minimum

81 feet

Rear Setback

0 feet minimum

5 feet

Street Side Setback
(Fifer Ave.)

20 feet minimum

86 feet

Side Setback (South,
adjacent to MMWD)

Pursuant to CMMC 18.12.040 Applicant is requesting a variance to locate the building 5 feet
because the adjacent parcel is from the side property line and not provide landscaping.
Zoned P/SP, min setback is 25 feet
including a five foot landscaped
area with landscaping at least six
feet in height. PC has option to
require a six wall or fence.

Floor Area Ratio

34%

34%

Building Height

35 feet

Highest point of main roof – 35 feet

45 feet (per section 18.24.080)

Highest point of elevator tower – 45 feet

45 feet (per section 18.24.080)

Highest point to mechanical screen in the center of the roof –
37 feet 3 inches

38

39

Number of On-Site
Parking Spaces
Location of Parking

Landscaped Areas

Parking is not allowed in the front Applicant is seeking a variance to locate the parking within
Nellen Ave. (20 feet) or street side ten feet of the front and 10 feet of the street side setbacks
Fifer Ave. (20 feet). setbacks
since the parcel is on a corner lot and already has setback
requirements of 20 feet from the front property line and 20
from the street side property line.
Landscaped areas adjacent to street 10 foot landscaped areas adjacent to Nellen Ave. and Fifer
must be a minimum of 10 feet in Ave.
depth. (18.12.350)
Parking areas with more than 10
spaces must have landscaped areas
of at least 10% of the lot area.
Landscaped area equals 16% of the lot area.

The proposed project is within the Fifer Avenue/Tamal Vista Boulevard Community Plan Area. This area currently hosts
a range of public facility, commercial service, and multi-family residential uses. The Town is committed to enhance the
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scenic character of the area via improved maintenance and intensity of landscaping, as well as to link the existing uses to
adjacent mixed-use districts and residential neighborhoods.

When the 2009 Corte Madera General Plan (CMGP) was adopted, planning and engineering studies were conducted for
the Highway 101/Sir Francis Drake Boulevard interchange which included a preliminary design that would have create a
full diamond interchange at Wornum Drive, and which would have removed the ramps to Fifer Avenue from the
Highway. These plans would have affected the proposed project at 200 Nellen Avenue and therefore the applicant put the
project on hold. The highway plans were never completed.
The CMGP Implementation Program LU-1.6.a: Recommends the preparation of a community plan that encompasses
lands in and around the Fifer Avenue/Tamal Vista Boulevard area and which strives to achieve specific objectives which
are list on page 2-43 and 2-44. The proposed project is within this community plan area and is consistent with the
following objectives listed in the CMGP:
a.

Encourage infill development that is consistent with underlying General Plan objectives for mixed uses.
As stated above the proposed project is consistent with the Mixed Use Commercial General Plan Land Use
Designation and the C-3 Zoning District. It also anticipates a mixed of uses, both office and retail.

b.

Provide locations for office and employment activities that are compatible with the area and surrounding
residential neighborhoods. Consider provisions for multi-family residential use. The project will provide 4,695
square feet of retail space and 3,747 square feet of office space. The building’s design, bulk, mass and height
will be reviewed via the Design Review Application by the Planning Commission to assure that is compatible
with surrounding uses and buildings.

c.

Upgrade the scenic quality of the area via improved maintenance and intensity of landscaping. The proposed
landscape plan includes planting areas which are approximately 10 feet in depth adjacent to Nellen and Fifer
Avenues as well as landscaping along portions of the southern and western property lines. In total 16% of the
site will be landscaped.

d.

Limit the size and height of freeway-oriented signage. Adopt design guidelines to improve the quality of signage
in the Community Plan Area and reduce the collective visual clutter of freeway-oriented signs. At this time no
signs are proposed. Signs for this multi-tenant building will required submission of a master sign program
which will be reviewed by the Planning Commission at a public hearing.

e.

Develop clear circulation linkages and access points to adjacent streets and boulevards, and between
developments. The project will enhance vehicle access with an out only access to Nellen Avenue and additional
area for vehicles to enter or exit the site vie Fifer Ave. The pedestrian experience will be improved with the
added landscaping adjacent to the Nellen Ave. and Fifer Ave. sidewalk.

f.

Improve upon Highway 101/Fifer Avenue vehicle circulation safety patterns. The expansion of the two way left
turn lane on Fifer Ave. as recommended by the W-Trans Traffic Study will provide safer access to and from the
project site via Fifer Avenue.
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Variances
The application requests the following variances based on the fact that the parcel is on a corner lot and that it has more
restrictive setback because it is adjacent to a parcel zoned Public and Semi Public Facilities District. The requested
variances are:
a. To allow parking within 20 feet of the property line adjacent to Nellen Avenue; and
b. To allow parking within 20 feet of the property line adjacent to Fifer Ave. 20 feet; and
c. To allow the building to be placed within 25 feet of the side property line side yard setback next to
220 Nellen Ave. (MMWD) (Zoned P/SP)
c) Would the project conflict with any applicable Habitat Conservation Plan or Natural Community
Conservation Plan?
Discussion and Determination
No impact
The project site is not located within the coverage area of any Habitat Conservation Plan or Natural Community
Conservation Plan.
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X. MINERAL RESOURCES
Potentially
Significant
Impact
Would the Project
a) Would the project result in the loss of
availability of a known mineral resource
that would be of value to the region and
residents of the state?
b)

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

X

Would the project result in the loss of
availability of a locally-important mineral
resource recovery site delineated on a local
general plan, specific plan, or other land use
plan?

X

Discussion and Determination (a-b)
No Impact.
The Corte Madera General Plan does not identify any mineral resources in the vicinity of the project site or within the
Town itself. The Marin Countywide Plan contains a map of mineral resource preservation sites. 1 There are 12 sites
listed on the map, none of them occur within the Town of Corte Madera. No other local specific plan or other land use
plan identifies any mineral resources on the project site. No mineral resources have been identified on the project site.
The project would have no impact on mineral resources.
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XI.

NOISE
Potentially
Significant
Impact

Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

a) Would the project result in exposure of
persons to or generation of noise levels in
excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?

X

b)

Would the project result in exposure of
persons to or generation of excessive ground
borne vibration or ground borne noise
levels?

X

c)

Would the project result in a substantial
permanent increase in ambient noise levels
in the project vicinity above existing levels
without the project?

X

d)

Would the project result in a substantial
temporary or periodic increase in ambient
noise levels in the project vicinity above
existing levels without the project?

X

e)

For a project located within an airport
land use plan or, where such a plan has not
been adopted, within two miles of a public
airport or public use airport, would the
project expose people residing or working in
the project area to excessive noise levels?

X

f)

For a project within the vicinity of a
private airstrip, would the project expose
people residing or working in the project
area to excessive noise levels?

X

NOISE CHACTERISITCS IN CORTE MADERA
The ambient noise environment in Corte Madera is defined primarily by traffic on Highway 101, which runs north and
south through town. At locations removed from Highway 101, the ambient noise environment tends to be defined by local
traffic and typical neighborhood noise sources. No significant noise-producing commercial or industrial activities are
identified within the Town of Corte Madera. The only concentration of such activities is in proximity to Highway 101,
which tends to mask noise generated by these sources.
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The EIR for the 2009 General Plan determined that there are three principal sources of noise impact in the Corte Madera
planning area: 1) increased traffic noise due to increased traffic, 2) new stationary noise sources, and 3) construction
noise.
Noise in the community has often been cited as a health problem, not in terms of actual physiological damages such as
hearing impairment, but in terms of inhibiting general wellbeing and contributing to undue stress and annoyance. The
health effects of noise in the community arise from interference with human activities such as sleep, speech, recreation
and tasks demanding concentration or coordination. When community noise interferes with human activities or
contributes to stress, public annoyance with the noise source increases and the acceptability of the environment for people
decreases. This decrease in acceptability and the threat to public well-being are the basis for land use planning policies
preventing exposures to excessive community noise levels.
Many jurisdictions, including Corte Madera, have adopted community noise control ordinances to control noise from
fixed sources. Such ordinances are intended to abate noise nuisances and to control noise from existing sources. They may
also be used as performance standards to judge the creation of a potential nuisance, or potential encroachment of sensitive
uses upon noise-producing facilities.
FUNDAMENTALS OF NOISE
Noise is often described as unwanted sound, and is defined as any pressure variation in air that the human ear can detect.
If the pressure variations occur frequently enough (at least 20 times per second), they can be heard and hence are called
sound. The number of pressure variations per second is called the frequency of sound, and is expressed as cycles per
second, called Hertz (Hz).
Measuring sound directly in terms of pressure would require a very large and awkward range of numbers. To avoid this,
the decibel scale was devised. The decibel scale uses the hearing threshold (20 micropascals) as a point of reference,
defined as 0 dB. Other sound pressures are then compared to the reference pressure, and the logarithm is taken to keep the
numbers in a practical range. The decibel scale allows a million-fold increase in pressure to be expressed as 120 dB.
Another useful aspect of the decibel scale is that changes in levels (dB) correspond closely to human perception of relative
loudness.
The perceived loudness of sounds is dependent upon sound pressure level and frequency content. However, within the
usual range of environmental noise levels, perception of loudness is relatively predictable, and can be approximated by
weighing the frequency response of a sound level meter by means of the standardized A-weighing network. There is a
strong correlation between A-weighted sound levels (expressed as dBA) and community response to noise. For this
reason, the A-weighted sound level has become the standard tool of environmental noise assessment.
Community noise is commonly described in terms of the “ambient” noise level, which is defined as the all-encompassing
noise level associated with a given noise environment. A common statistical tool to measure the ambient noise level is the
average, or equivalent, sound level (Leq), which corresponds to a steady-state A-weighted sound level containing the
same total energy as a time-varying signal over a given time period (usually one hour). The Leq is the foundation of the
composite noise descriptor, Ldn, and shows good correlation with community response to noise. The Day-Night Average
Level (Ldn) is based upon the average noise level over a 24-hour day, with a +10 decibel weighing applied to noise
occurring during nighttime (10:00 p.m. to 7:00 a.m.) hours. The nighttime penalty is based upon the assumption that
people react to nighttime noise exposures as though they were twice as loud as daytime exposures. Because Ldn
represents a 24-hour average, it tends to disguise short-term variations in the noise environment.
♦ Noisy locations within Town limits include:
-

Fifer Avenue between Tamal Vista Boulevard and Nellen Avenue

-

Nellen Avenue south of Fifer Avenue
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-

Highway 101 south of Industrial

-

Highway 101 north of Tamalpais Drive

-

Madera Boulevard north of Mohawk Avenue

-

Tamalpais Drive east of Eastman Avenue GP

Public Safety and Hazards Element of the Corte Madera General Plan
The Public Safety and Hazards Element of the Corte Madera General Plan sets forth goals and policies related to the
control of traffic-related environmental noise for new development in the Town of Corte Madera (Town of Corte Madera,
2009). The goals, policies, and implementation programs applicable to the proposed project include the following:
Goal PSH-5: Town noise standards to provide protection from unsafe and undesirable noise levels.
Policy PSH-5.1: The interior and exterior noise level standards for noise-sensitive areas of new uses affected by trafficrelated noise are as follow, summarized in Table 8 below.
Policy PSH-5.7: Reduce noise impacts from construction activities.
Implementation Program PSH-5.7.a: Construction Time Restrictions. Construction activities shall be limited to the hours
between 7:00 a.m. and 5:00 p.m. on weekdays, and 10:00 a.m. and 5:00 p.m. on weekends, unless an exemption is first
obtained from the Town in response to special circumstances.
Implementation Program PSH-5.7.b: Muffler Requirements. All internal combustion engines used in conjunction with
construction shall be muffled according to the equipment manufacture’s requirements.
Discussion: (a-d)
The proposed project has exterior stairs on the north side of the building and an exterior deck along the back of the
building which should not have direct exposure to the noise from Highway 101. Potential noise resulting from the project
includes temporary construction noise, automobile movement; mechanical equipment (HVAC, ventilation, elevator) and
noise associated with the retail uses and office uses. The mechanical equipment is located in the center of the roof and is
well screened.
The project is expected to emit noise similar to noise levels in the adjacent commercial buildings. All mechanical
equipment is subject to the existing Town Noise Ordinance, which would reduce impacts to a less than significant level.
Project construction is expected to occur over a period of time and would temporarily increase noise levels in the vicinity
of the project site. Construction noise levels would vary from day to day, depending on the number and condition of the
pieces of equipment being used, the types and duration of activity being performed, the distance between the noise source
and the receptor, and the presence or absence of barriers, if any, between and noise source and receptor. Demolition and
grading are typically the noisiest phases of construction. The later phases of construction include activities that are
typically quieter and that occur within the building under construction.
In addition to the potential noise impacts associated with the use of heavy construction equipment, noise would be
generated by truck trips associated with material deliveries and material off-haul and by building renovation. These
activities are conservatively considered as a potentially significant impact due to the proximity of the haul routes to the
existing buildings.
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Although construction-generated noise levels could expose nearby occupants to a substantial increase of the ambient noise
levels, the implementation of the mitigation measure below would reduce construction-period noise and prevent potential
disturbance of occupants within the existing buildings and surrounding areas to a less than significant level.
Construction-Generated Noise
Construction workers could be exposed to excessive noise from the heavy equipment used during construction of the
proposed project. Noise exposure of construction workers is regulated by the California Division of Occupational Safety
and Health (Cal/OSHA). The construction contractor for the proposed project would be subject to these regulations, and
compliance with Cal/OSHA regulations would ensure that the potential of construction workers to be exposed to
excessive noise is less than significant.
Potential noise associated with demolition and construction is conservatively considered significant. implementation of
the mitigation measure below would reduce the impact related to conflicts with the local noise ordinance to a less-thansignificant level.
Traffic Noise
A significant impact would be identified if traffic generated by the project would substantially increase noise levels at
sensitive receivers in the vicinity. The Corte Madera General Plan does not define what constitutes a substantial increase.
Typically, a substantial increase would occur if the Ldn increases by more than 5 dBA, if the Ldn increases by more than 3
dBA and exceeds the Normally Acceptable standard, or if the Ldn increases by more than 3 dBA and the Normally
Acceptable standard was already exceeded.
A focused traffic analysis for the 200 Nellen Avenue Project was prepared by W-Trans Traffic Consultants (Attachment
3). The analysis concluded that the project is expected to generate a moderate number of new trips compared to the
existing use, including 10 trips during the a.m. peak hour, 14 during the mid-afternoon peak hour and 17 during the p.m.
peak hour. A maximum of 6 trips would be added in one direction to any of the surrounding roadway segments during the
a.m. peak house, up to 8 trips would be added during the midday peak hour, and the evening peak hour would have a
maximum of 10 trips added in one direction to any signal roadway segment. Similarly, a maximum of 3 trips would be
added to any single movement at the intersections in the study area. This minimal change in traffic volumes would result
in an imperceptible change in the delay and therefore a less-than significant impact in terms of trip generation and traffic
noise.
Mechanical Equipment
Proposed building on the site would include ventilation systems that would be expected to generate relatively low noise
levels. Such ventilation systems would be designed in accordance with standard Building Code requirements and would
not be expected to generate high noise levels either within or outside of the project site. Future noise levels due to
mechanical equipment operation are not expected to be noticeable above existing traffic noise levels at nearby noisesensitive uses. The impact of mechanical equipment noise is therefore considered less than significant
Determination (a-d):
Less than Significant with Mitigation Incorporated.
The project has the potential to expose persons to or the generation of construction noise levels in excess of standards
established in the local general plan, noise ordinance or applicable standards of other agencies and also exposure of or
generation of excessive ground borne vibration or ground borne noise levels. Furthermore, the project could result in a
substantial permanent and/or temporary increase in ambient noise levels in the project vicinity above existing levels
without the project. The implementation of the noise mitigation measure listed below would reduce the impacts (a-d) to a
less than significant level.
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MITIGATION FOR NOISE IMPACTS (A-D) (MM N-1)
The project applicant shall implement noise reduction to reduce noise impacts due to construction. Noise reduction
measures include, but are not limited to, the following:
1.

Construction equipment operation shall be limited to the hours of Monday through Friday from 7:00 AM
to 5:00 PM and Saturday and Sunday from 10:00 AM to 5:00 PM pursuant to the Corte Madera Municipal
Code. No exception to the above limitations shall be allowed unless written approval is obtained from Town
staff.

2.

Equipment and trucks used for project construction shall use the best available noise control techniques
(e.g., improved mufflers, equipment redesign, use of intake silencers, ducts, engine enclosures and
acoustically-attenuating shields or shrouds), wherever feasible.

3.

Except as provided herein, impact tools (e.g., jack hammers, pavement breakers, and rock drills) used for
project construction shall be hydraulically or electrically powered to avoid noise associated with
compressed air exhaust from pneumatically powered tools. However, where use of pneumatic tools is
unavoidable, an exhaust muffler on the compressed air exhaust shall be used; this muffler can lower noise
levels from the exhaust by up to about 10 dBA. External jackets on the tools themselves shall be used, if
such jackets are commercially available; this could achieve a reduction of 5 dBA. Quieter procedures shall
be used, such as drills rather than impact equipment, whenever such procedures are available and
consistent with required construction procedures. Pavement breakers and jackhammers shall also be
equipped with acoustical attenuating shields or shrouds recommended by the manufacturers.

4.

Stationary noise sources shall be located as far from adjacent properties as possible, and the Town require
them to be muffled and enclosed within temporary sheds, incorporate insulation barriers, or use other
measures to provide equivalent noise reduction.

5.

The applicant shall designate an on-site construction complaint and enforcement manager for the project.

6.

The applicant shall provide protocols specific to on-site and off-site receptors for receiving, responding to,
and tracking complaints.

7.

The applicant shall maintain a complaint log that records received complaints and how complaints were
addressed, which shall be submitted to the Town of Corte Madera for review upon request.

e) For a project located within an airport land use plan or, where such a plan has not been adopted, within
2 miles of a public airport or public use airport, would the project expose people residing or working in the
project area to excessive noise levels?
Discussion and Determination
No Impact.
The project site is not located within an airport land use plan or within 2 miles of an airport. The Marin County Airport at
Gnoss Field is located in Novato, approximately 15 miles to the north. The nearest general aviation airport is the San
Rafael Airport in San Rafael, approximately 7 miles to the north. Therefore, implementation of the proposed project
would not expose persons within the project site to high levels of airport-related noise. There would be no impact.
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f) For a project within the vicinity of a private airstrip, would the project expose people residing or working in the
project area to excessive noise levels?

Discussion and Determination
No Impact.
The proposed project is not located within the vicinity of a private airstrip. Therefore, implementation of the proposed
project would not expose persons within the project site to high levels of airstrip-related noise. There would be no impact.
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XII. POPULATION AND HOUSING
Potentially
Significant
Impact
Would the Project
a) Would the project induce substantial
population growth in an area, either
directly (for example, by proposing new
homes and businesses) or indirectly (for
example, through extension of roads or
other infrastructure)?

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

X

b)

Would the project displace substantial
numbers of existing housing units,
necessitating the construction of
replacement housing elsewhere?

X

c)

Would the project displace substantial
numbers of people, necessitating the
construction of replacement housing
elsewhere?

X

Discussion and Determination (a-c)
No Impact
The project does not propose nor does it displace any existing or potential housing. The site has always been a
commercial use and has a general plan Land Use Designation and Zoning District Designation for commercial use. The
proposed office and retail uses would not induce substantial population growth in an area, either directly or indirectly.
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XIII. PUBLIC SERVICES
Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

Would the project result in substantial adverse
physical impacts associated with the provision
of new or physically altered governmental
facilities, need for new or physically altered
governmental facilities, the construction of
which could cause significant environmental
impacts, in order to maintain acceptable service
ratios, response times, or other performance
objectives for any of the public services:
a)

Fire protection?

X

b)

Police protection?

X

c)

Schools?

X

d)

Parks?

X

e)

Other public services / facilities?

X

Discussion and Determination (a-e)
Less Than Significant Impact.
The project would not result in a substantial increase in the number of employees or customers compared to the
surrounding uses. The site is centrally located and easily accessible to public services. Therefore, no new or altered fire,
police, school, park, library, or other public facilities would be needed to serve the project, and no related environmental
impacts of constructing such facilities would occur.
The site is currently served by the Central Marin Police Authority and the Corte Madera Fire Department. The site would
be served by existing emergency response personnel during construction, but any emergency response demands would not
result in the need for new or altered facilities to be built. Since the project would not increase the residential population on
the site, no new fire or police facilities or staffing would be needed to serve the project.
No new parks are expected to be needed to serve the project and no other facilities such as libraries are expected to be
affected, as the project does not include residences and existing facilities generally meet local needs.

- 60 -

Initial Study and Mitigated Negative Declaration
200 Nellen Avenue Mixed Use Building
June 2017

XIV.

RECREATION
Potentially
Significant
Impact

Would the Project
a) Would the project increase the use of
existing neighborhood and regional parks
or other recreational facilities such that
substantial physical deterioration of the
facility would occur or be accelerated?
b)

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

X

Does the project include recreational
facilities or require the construction or
expansion of recreational facilities which
might have an adverse physical effect on the
environment?

X

Discussion and Determination (a-b)
No Impact
Because the project does not include any residences it would not increase the use of existing neighborhood and regional
parks or other recreational facilities nor would it significantly increase the use of the existing facilities or warrant the
construction or expansion of recreational facilities.
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XV. TRANSPORTATION AND CIRCULATION
Potentially
Significant
Impact
Would the Project
a) Would the project conflict with an applicable
plan, ordinance, or policy establishing measures
of effectiveness for the performance of the
circulation system, taking into account all
modes of transportation including mass transit
and non-motorized travel and relevant
components of the circulation system, including
but not limited to intersections, streets,
highways and freeways, pedestrian and bicycle
paths and mass transit?

Less-ThanSignificant
With
Incorporation
of Mitigation

Less-ThanSignificant
Impact

No
Impact

X

b)

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

X

c)

Would the project result in a change in air traffic
patterns, including either an increase in traffic
levels or a change in location that results in
substantial safety risks?

X

d)

Would the project result in a change in air traffic
patterns, including either an increase in traffic
levels or a change in location that results in
substantial safety risks?

X

e)

Would the project substantially increase hazards
due to a design feature (such as sharp curves or
dangerous intersections) or incompatible uses (such
as farm equipment)?

X

f)

Would the project result in inadequate
emergency access?

X

g)

Would the project conflict with adopted policies,
plans, or programs regarding public transit, bicycle,
or pedestrian facilities, or otherwise decrease the
performance or safety of such facilities?

X
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A focused traffic study, commissioned by the Town of Corte Madera, was provided by W-Trans traffic consultants,
assessing the potential traffic impacts associated with a proposed retail/office project at 200 Nellen Avenue in the Town
of Corte Madera.
The study anticipated the number of trips the 8,701 square foot office and retail building would generate. The anticipated
trip generation for the proposed project was estimated using standard rates published by the Institute of Transportation
Engineers (ITE). Because the site is currently occupied by a car dealership, the number of trips generated by the existing
dealership was considered.
Because there are no standard mid-afternoon trip rates, only am and pm peak hours, for office, retail, or car sales, certain
assumptions were made to calculate mid-afternoon trips. It was assumed that the mid-afternoon trip generation for the
office would be half the p.m. peak hour rate.
While retail uses generally draw at least a portion of their trips from traffic already passing by on the adjacent streets, no
deduction was taken for such “pass-by” traffic. About one-third of traffic associated with retail uses is comprised of
drivers who stop in while enroute between their primary origin and destination, so they do not add to the overall volume
on the roadway. The results of the analysis are more conservative as a result of not deducting pass-by trips.
The proposed project is expected to generate an average of 249 trips per day, including 11 trips during the a.m. peak hour,
16 during the afternoon peak hour and 19 during the p.m. peak hour. After deductions are taken into account, the project
would be expected to generate 228 new trips on a daily basis, including 10 during the morning peak hour, 14 during the
mid-afternoon peak hour and 17 during the evening peak hour; these new trips represent the increase in traffic associated
with the project compared to existing volumes.
The study anticipated that trips coming to and from the project site would be 60% from Tamal Vista and Fifer Avenue and
40 % from Highway 101 north and south bound. Based on the anticipated trip distribution and the access to the project
site from Nellen Avenue reopened, approximately two to three trips would be added hourly to Nellen Avenue during each
of the peak hours evaluated. This would add up to one westbound right-turning movement and two southbound left
turning movements to the unsignalized intersection of Wornum Drive/Nellen Avenue during a peak hour. No more than
four trips would be added to any single movement at any of the nearby signalized intersections. Since the project is
expected to generate low volumes and add such a nominal number of new trips to any particular movement, impacts to the
adjacent streets and intersections are expected to be imperceptible and result in no changes to the service levels.
The project site plan includes a new exit only driveway near the southeastern corner of the site. This new exit will
improve access to the site by allowing vehicles have direct access to Nellen Ave. and then Wornum instead of making the
difficult left turn onto Fifer Ave.
The study addresses left turns in and out of the site from Fifer Ave. The existing striping on Fifer Avenue includes a
westbound left-turn pocket. Drivers stopping in this area to make the left turn into the site should not present an
unexpected conflict to other drivers exiting the freeway as this movement is already common in the immediate vicinity at
the adjacent driveway to the JoAnn Fabric store that generates such movements. It therefore appears reasonable to allow
continued access via left turns to and from Fifer Avenue. Similarly, drivers turning left out of the site would be consistent
with current operation of both the existing uses at the site as well as the traffic associated with the adjacent site. It is
suggested that the striping be modified to provide a two-way left-turn lane from the easterly limit line of the area marked
“Keep Clear” to the start of the median island toward the easterly side of the site. This would provide a space for drivers
entering and exiting the project site and JoAnn Fabrics to make left turns more easily. It would also channelize the queue
for left turns at Tamal Vista on those occasions when it extends beyond the “Keep Clear” zone, keeping left-turning
vehicles to the left and out of the path of through traffic exiting the freeway. With the suggested change to the striping on
Fifer Avenue, left-turn access to and from the project site can reasonably be expected to operate acceptably.
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The study also assessed the potential for the new site plan to attract pass-through trips.
Consideration was given to the potential for the restored connection to draw drivers through the site to avoid taking the
longer route along Tamal Vista Boulevard. This would be an especially attractive route for the commuters currently
parking on Nellen Drive and catching the bus at the Lucky Drive bus stop. As shown in the renderings, the site would be
landscaped in such a way as to screen the driveway to some extent, making it less obvious and therefore attractive.
Further, drivers choosing the pass through the site would be subject to making one or two unprotected left turns from Fifer
Avenue and to Wornum Driver versus protected movements along Tamal Vista Boulevard. By improving left-turn access
to the site, there would be increased potential for drivers to pass through the site and use it as a short-cut to Wornum
Drive. While this would have the benefit of reducing the number of left turns from Fifer Avenue to Tamal Vista
Boulevard and then to Wornum Drive, both of which are heavy movements that contribute to high delays at these
intersections, there are negative safety implications. First, there would an increased number of left turns from Fifer
Avenue to the driveway, trading a protected movement for an unprotected one. Due to the proximity to the freeway offramp, there is limited queuing space for such left turns, so if more than two drivers attempted to wait to make the turn, the
resulting queue would back up into the through lane, and drivers exiting the through lane would have limited and
potentially insufficient time to see and react to the vehicle stopped in their lane. It is noted that this condition occasionally
exists already due to congestion associated with operation at Fifer Avenue/Tamal Vista Boulevard, but exacerbating this
situation is undesirable.
Further, drivers destined for Redwood Highway would need to make a left turn from Fifer Avenue to Wornum Drive from
a stop-controlled approach. While this movement currently experiences limited delays, a substantial increase in the
volume of traffic making this left turn could result in delays reaching unacceptable levels, thereby negatively impacting
the commuters, Water Agency staff, and others that have destinations specifically on Nellen Avenue.
There is an existing “No Outlet” sign at the driveway on Fifer Avenue that could be retained to discourage drivers from
using the site to pass through to Nellen Avenue, but it would be an inaccurate sign and therefore ignored by drivers who
knew it not to be true. Because this would be an inappropriate use of the sign, it should be removed if the driveway is reopened. It could be replaced with a sign reading “No Through Traffic” (black on white), making it enforceable if the
Town adopts an ordinance prohibiting through traffic. This would allow the Town’s Police Department to ticket drivers
using it illegally. Without the ability to ticket violators, such signing is not suggested as it may induce traffic by alerting
motorists of the connection.
Because the potential for diversion could have negative impacts and there are no readily apparent means of addressing this
that would not require Town Council and Police Department action, it is suggested that the connection to Nellen Avenue
be allowed on a provisional basis, with the Town retaining the right to require the developer to close it should it result in
negative consequences after a trial of a minimum of six months. If, after six months, there have not been citizen
complaints and there have been no collisions associated with the driveway having a severity greater than property damage
only, the trial could be either ended, or extended another year. Conversely, if verifiable problems have been identified, the
Town could require closure of the driveway.

a) Would the project conflict with an applicable plan, ordinance, or policy establishing measures of effectiveness for
the performance of the circulation system, taking into account all modes of transportation including mass transit and
non-motorized travel and relevant components of the circulation system, including but not limited to intersections,
streets, highways and freeways, pedestrian and bicycle paths and mass transit?
Discussion
The proposed application for Design Review and Variances for a two-story 8,701 sq. ft. mixed-use, commercial building
with 39 on-site parking spaces with ingress-egress from Fifer Avenue and egress only from Nellen Avenue is governed by
the Mixed Use Commercial Land Use Designation and the C-3 (Medium-Density Residential) Zoning District. The
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proposed project is consistent with the existing land use designations and development intensity of the project site. Based
on the traffic study provided and described above, the proposed project would not conflict with any applicable plan,
ordinance or policy which establishes measures of effectiveness for the performance of the circulation system. This
includes intersections, streets, highways and freeways, pedestrian and bicycle paths and mass transit.
Determination:
Less than Significant
The overall potential impact of the project is less than significant and no mitigation is required.

b) Would the project conflict with an applicable congestion management program, including but not limited to level of
service standards and travel demand measures, or other standards established by the county congestion management
agency for designated roads or highways?
Discussion
The traffic study provided by W-Trans determined that the project would generate an average of 250 trips per day,
including 11 trips during the a.m. peak hour, 16 during the afternoon peak hour and 19 during the p.m. peak hour. After
deductions are taken into account, the project would be expected to generate 228 new trips on a daily basis, including 10
during the morning peak hour, 14 during the mid-afternoon peak hour and 17 during the evening peak hour; these new
trips represent the increase in traffic associated with the project compared to existing volumes.
Determination:
Since the project is expected to generate low volumes and add such a nominal number of new trips to any particular
movement, impacts to the adjacent streets and intersections are expected to be imperceptible and result in no changes to
the service levels. Furthermore the project will not conflict with an applicable Marin Congestion Management Program
and as a result, impacts are considered less than significant..

c) Would the project result in a change in air traffic patterns, including either an increase in traffic levels or a change
in location that results in substantial safety risks?
Discussion
The proposed project would not result in a change in air traffic patterns. There is no airport in the project vicinity and the
proposed project would not involve structures that would interfere with air traffic patterns.
Determination
No Impact
The proposed project would have no impact on air traffic patterns.
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d) Would the project substantially increase hazards due to a design feature (such as sharp curves or dangerous
intersections) or incompatible uses (such as farm equipment)?
Discussion
Primary access in and out of the site is from Fifer Avenue. The project site plan includes a new exit only driveway near
the southeastern corner of the site. This new exit will improve access to the site by allowing vehicles have direct access to
Nellen Ave. and then Wornum instead of making the difficult left turn onto Fifer Ave. The traffic study provided
addresses left turns in and out of the site from Fifer Ave. The existing striping on Fifer Avenue includes a westbound leftturn pocket. Drivers stopping in this area to make the left turn into the site should not present an unexpected conflict to
other drivers exiting the freeway as this movement is already common in the immediate vicinity at the adjacent driveway
to the JoAnn Fabric store that generates such movements. It therefore appears reasonable to allow continued access via
left turns to and from Fifer Avenue. Similarly, drivers turning left out of the site would be consistent with current
operation of both the existing uses at the site as well as the traffic associated with the adjacent site. It is suggested that the
striping be modified to provide a two-way left-turn lane from the easterly limit line of the area marked “Keep Clear” to
the start of the median island toward the easterly side of the site. This would provide a space for drivers entering and
exiting the project site and JoAnn Fabrics to make left turns more easily. It would also channelize the queue for left turns
at Tamal Vista on those occasions when it extends beyond the “Keep Clear” zone, keeping left-turning vehicles to the left
and out of the path of through traffic exiting the freeway. With the suggested change to the striping on Fifer Avenue, leftturn access to and from the project site can reasonably be expected to operate acceptably.
Determination
Less Than Significant
The proposed design features would not increase hazards and the project would have a less-than-significant impact in this
regard.
e)Would the project result in inadequate emergency access?
Discussion and Determination
No Impact
Emergency access to the site is provided by Fifer Avenue and Nellen Ave. The Central Marin Police Authority and the
Corte Madera Fire Department have reviewed the plans and determined that emergency access to the site will be
improved with the added driveway off of Nellen Ave. and 20 foot minimum fire lane. There would be no impact to
existing emergency access.

f)Would the project conflict with adopted policies, plans, or programs regarding public transit, bicycle, or pedestrian
facilities, or otherwise decrease the performance or safety of such facilities?
Discussion
The Corte Madera Bicycle and Pedestrian Plan (CMBP) provides for a recommended town-wide network of sidewalks,
bicycle paths, lanes and routes, along with pedestrian- and bicycle-related programs and support facilities, intended to
ensure bicycling and walking become a more integral part of transportation for people who live, work and recreate in
Corte Madera.” The plan lists two bike improvement projects nearby 200 Nellen Ave.
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• Project #29: Study Class IV protected bicycle lane on Nellen Avenue from Wornum Drive to Fifer Avenue. A
Class IV Bikeway is often referred to as protected bicycle lanes, cycle tracks, or green lanes, Class IV bikeways
are located within a street or highway right-of-way, provide a designated area for one-way or two-way bicycle
travel, and offer physical protection from adjacent motor vehicle traffic using barriers, bollards, curbing, parked
cars, posts, planters, or other vertical elements.
• Project #35: Study potential for intersection alterations that accommodate bicycle and pedestrian travel, including
a proposed rectangular rapid flashing beacon at the intersection of Fifer Avenue and Nellen Avenue.
• Project #36: Study potential for intersection alterations that accommodate bicycle and pedestrian travel, including
a proposed traffic signal at Nellen Avenue and Wornum Drive.
Determination
Less than Significant Impact
•

Public Works staff has reviewed the proposed plans for 200 Nellen Avenue and are willing to accommodate the
proposed new exit driveway from the project site to Nellen Avenue across the proposed Class IV path. The
propose project will not conflict with any adopted policies, plans, or programs regarding public transit, bicycle, or
pedestrian facilities, or otherwise decrease the performance or safety of such facilities and is therefore a less than
significant impact.
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XVI. TRIBAL CULTURAL RESOURCES
Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

No Impact

Would the project cause a substantial adverse
change in the significance of a tribal cultural
resource, defined in Public Resources Code
section 21074 as either a site, feature, place,
cultural landscape that is geographically defined
in terms of the size and scope of the landscape,
sacred place, or object with cultural value to a
California Native American tribe, and that is:
a)

Listed or eligible for listing in the California
Register of Historical Resources, or in a
local register of historical resources as
defined in Public Resources Code section
5020.1(k), or

X

b)

A resource determined by the lead agency,
in its discretion and supported by substantial
evidence, to be significant pursuant to
criteria set forth in subdivision (c) of Public
Resources Code Section 5024.1. In applying
the criteria set forth in subdivision (c) of
Public Resource Code Section 5024.1, the
lead agency shall consider the significance
of the resource to a California Native
American tribe.

X

Discussion and Determination (a and b)
Less Than Significant Impact.
As discussed in section V–Cultural Resources, the project did not include a historical or cultural
resources evaluation. The small office building and the two canopy structures proposed to be
demolished do not meet significant criteria and site disturbance would be kept to a minimal footprint.
The structures are less than 50 years old, but are not currently listed in the California Register of
Historical Resources and do not meet one or more of the criteria pursuant to subdivision (c) of Public
Resources Code Section 5024.1 (see Response XVII(b) below). Furthermore, although the structure is
approximately 50 years old, it is not considered a local historic resource and does not have significance
within the Town of Corte Madera.
Therefore, the proposed project does not include structures listed or eligible for listing in the California
Register of Historical Resources, or in a local register of historical resources as defined in Public
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Resources Code section 5020.1(k), and the impact is considered less than significant with no mitigation
required.
Pursuant to AB 52, the scope of the evaluation at the project level should include consultation with
Native American representatives identified by the NAHC for areas outside of reservations, and with
Tribal representatives of federally recognized Tribes where projects are located near or within lands
associated with federally recognized Tribes. The consultation should be undertaken and be consistent
with most recent guidance provided by the Office of Planning and Research. The purpose of the
consultation is to identify Tribal cultural resources and ensure that such resources are taken into
consideration in the planning process.
Per the Corte Madera General Plan EIR, a sacred lands search and a list of Native American contacts
from the Native American Heritage Commission (NAHC) was assembled and a search of the University
of California Museum of Paleontology collections database was conducted. The results of the sacred
lands search did not identify any Native American cultural resources either within or near the project
area. All groups and/or individuals on the list provided by the NAHC was contacted as part of the
General Plan EIR and no comments regarding the project were received from the Native American
community. To help determine whether a project may have such an effect, the Public Resources Code
requires a lead agency to consult with any California Native American Tribe that requests consultation
and is traditionally and culturally affiliated with the geographic area of a proposed project. A notification
letter was submitted to Buffy McQuillen, the Tribal Heritage Preservation Officer (THPO) of the
Federated Indians of Graton Rancheria as part of this Initial Study on June 15, 2017. The Tribe has not
responded prior to publication of this document.
No new information indicates that the site is significant as a Native American resource. Site disturbance
would be kept to a minimum specific to typical grading and excavation needed to construct the
foundation for the new mixed use building and parking lot. Furthermore, the proposed project does not
include structures listed or eligible for listing in the California Register of Historical Resources, or in a
local register of historical resources as defined in Public Resources Code section 5024.1(c), nor is it a site
considered significant to a local Native American tribe. For these reasons the impact is considered less
than significant with no mitigation required.
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XVII. UTILITIES AND SERVICE SYSTEMS
Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

a) Would the project exceed wastewater
treatment requirements of the applicable
Regional Water Quality Control Board?

X

b)

Would the project require or result in the
construction of new water or wastewater
treatment facilities or expansion of existing
facilities, the construction of which could
cause significant environmental effects?

X

c)

Would the project require or result in the
construction of new storm water drainage
facilities or expansion of existing facilities,
the construction of which could cause
significant environmental effects?

X

d)

Would the provider have sufficient water
supplies available to serve the project from
existing entitlements and resources, or are
new or expanded entitlements needed

X

e)

Would the project result in the
determination by the wastewater treatment
provider which serves or may serve the
project that it has adequate capacity to serve
the project’s projected demand in addition
to the provider’s existing commitments?

X

f)

Would the project be served by a landfill
with sufficient permitted capacity to
accommodate the project’s solid waste
disposal needs?

X

g)

. Would the project comply with federal,
State, and local statutes and regulations
related to solid waste?

X

- 70 -

No Impact

Initial Study and Mitigated Negative Declaration
200 Nellen Avenue Mixed Use Building
June 2017

a) Would the project exceed wastewater treatment requirements of the applicable Regional Water Quality Control
Board?
Discussion and Determination
Less Than Significant Impact
Sanitary District No. 2 of Marin County, a member of the Central Marin Sanitation Agency (CMSA), provides
wastewater services in the project site vicinity. The project would not significantly change existing demand for
wastewater treatment, since it would not result in a significant increase in patronage from the previous service
station use or the car lot use. The project would include installation of new restrooms, but this facility would not
affect wastewater treatment requirements since the overall demand for wastewater treatment would not significantly
change as a result of the project.

b) Would the project require or result in the construction of new water or wastewater treatment facilities or
expansion of existing facilities, the construction of which could cause significant environmental effects
Discussion and Determination
Less Than Significant Impact
Demand for water and wastewater service would not significantly increase due to the project, since the project
would not result in a significant increase in patronage from the previous service station use or the car lot use.
Demand for these services may increase slightly during project construction, but any increases would be temporary
and would not create a need for new or expanded facilities. Therefore, no new or expanded water or wastewater
treatment facilities would be needed to serve the project, and no related environmental impacts of constructing
such facilities would occur.

c)

Would the project require or result in the construction of new stormwater drainage facilities or expansion of existing
facilities, the construction of which could cause significant environmental effects?

Discussion and Determination
Less Than Significant Impact
Project impacts on stormwater drainage are addressed in Section IX, Hydrology and Water Quality, of this Initial
Study.

d)

Would the project have sufficient water supplies available to serve the project from existing entitlements and resources,
or are new or expanded entitlements needed?

Discussion and Determination
Less Than Significant Impact
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Refer to Item (b) above. The Marin Municipal Water District provides water service in the project site vicinity. The
project would not create significant new water demand, since it would not result in a significant increase in
patronage from the previous service station use or the car lot use. Demand may increase slightly during project
construction, but any increases would be temporary and would not create a need for new or expanded water
entitlements.
e)

Would the project result in a determination by the wastewater treatment provider which serves or may serve the project
that it has adequate capacity to serve the project’s projected demand in addition to the provider’s existing
commitments?

Discussion and Determination
Less Than Significant Impact
Refer to Items (a) and (b) above.

f) Would the project be served by a landfill with sufficient permitted capacity to accommodate the project’s solid waste
disposal needs?
Discussion and Determination
Less Than Significant Impact.
The project would not result in a significant increase in patronage from the previous service station use or the car
lot use, and therefore project operations would not generate a significant increase in solid waste. Project
construction would generate minor amounts of solid waste, but it is reasonable to assume that adequate landfill
capacity would be available for this minor amount of construction debris. Furthermore, the project will be
required by Town codes to reuse or recycle demolition material.
g)

Would the project comply with federal, State, and local statutes and regulations related to solid waste?

Discussion and Determination
Less Than Significant Impact.
By law, the project must comply with all federal, state, and local statutes and regulations related to solid waste.
The project would be required to recycle debris in accordance with all applicable current State of California,
County of Marin, and Town of Corte Madera standards. The project therefore is not expected to cause any conflicts
with such statutes or regulations, and its impact would be less than significant.
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE
Potentially
Significant
Impact
Would the Project

Less-ThanSignificant With
Incorporation of
Mitigation

Less-ThanSignificant
Impact

a) Does the project have the potential to
degrade the quality of the environment
substantially reduce the habitat of fish or
wildlife species, cause a fish or wildlife
population to drop below self-sustaining
levels, threaten to eliminate a plant or
animal community, reduce the number or
restrict the range of a rare or endangered
plant or animal or eliminate important
examples of the major periods of
California history or prehistory?

X

b)

Does the project have impacts that are
individually limited, but cumulatively
considerable? (“Cumulatively
considerable” means that the incremental
effects of a project are considerable when
viewed in connection with the effects of past
projects, the effects of other current
projects, and the effects of probable future
projects)?

X

c)

Does the project have the environmental
effects which will cause substantial adverse
effects on human beings, either directly or
indirectly?

X

a)

No Impact

Does the project have the potential to degrade the quality of the environment substantially reduce the habitat
of fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce the number or restrict the range of a rare or endangered plant
or animal or eliminate important examples of the major periods of California history or prehistory?
Discussion and Determination:
Less Than Significant Impact.
The project site is developed and disturbed, and the proposed project would not result in any significant and
unavoidable impacts to plants, animals, or historic resources. While there is potential for temporary impacts
related to construction disturbance, they are not considered substantial as to significantly degrade the existing
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quality of the environment. Potential impacts to biological or cultural resources can be reduced to less than
significant levels as detailed in Section V: Biological Resources, and section X: Cultural Resources above.
The project would not result in modification of potential nesting habitats for bird species. Proposed trees to be
removed are not considered suitable habitat and do not represent a quality and density required to sustain nesting
habitat. No sensitive plant or animal species were observed on the proposed project site. Additionally, the
project site does not have habitat conditions in which sensitive plant or animal species would occur. The
proposed project’s contribution to impacts on biological resources in combination with other past and future
projects would be less than cumulatively considerable. Furthermore, the proposed project would be required to
comply with all regulatory requirements.
b)

Does the project have impacts that are individually limited, but cumulatively considerable? (“Cumulatively
considerable” means that the incremental effects of a project are considerable when viewed in connection
with the effects of past projects, the effects of other current projects, and the effects of probable future
projects)?

Discussion and Determination:
Less Than Significant Impact.
The project area is currently developed with uses that have an intensity that is similar to the proposed project.
The proposed uses are compatible with the General Plan and Zoning designations of the area and do not
represent an addition that would result in significant cumulative impacts. The proposed office and retail uses
totaling approximately 8,000 square feet are not anticipated to have incremental effects that are considerable
when viewed in connection with the effects of past projects, the effects of other current projects, and the effects
of probable future projects. At this time there are no other projects in the area that are anticipated to be under
construction at the same time as this project. The Tam Ridge Apartments are scheduled to be completed by fall
of 2017. Other proposed projects farther from the site and not likely to result in cumulative impacts include:
Restoration Hardware expansion at the Village at Corte Madera, an exterior remodel of the hotel at 749
Meadowsweet Dr. and the construction of a furniture store with residential units at 41 Tamal Vista Blvd. The
mitigation measures attached to this project will ensure that cumulative impacts related to short-term
construction impacts will be kept to less than significance. Furthermore, proposed upgrades to the existing site
plan and improvements to Fifer Ave. as described in the project traffic study will reduce potential traffic and
circulation impacts on and off-site. As a result of this evaluation, there is no substantial evidence that there are
cumulative effects associated with this project. Therefore, this project has been determined not to meet this
Mandatory Finding of Significance.

c)

Does the project have the environmental effects which will cause substantial adverse effects on human beings,
either directly or indirectly?

Discussion and Determination:
Less Than Significant Impact
The proposed use is consistent and compatible with the surrounding land use types. The proposed project will
upgrade the site circulation, service water drainage, sidewalks, fire access and landscaping. Though the project
will add trips to the site as compare to the existing condition modifications for vehicular access will be improved.
In the evaluation of environmental impacts in this Initial Study, the potential for adverse direct or indirect
impacts to human beings were considered in the response to certain questions in the Air Quality, Geology/Soils,
Hazards/Hazardous Materials and Hydrology/Water Quality Sections. As a result of this evaluation, there is no
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substantial evidence that there are adverse effects on human beings associated with this project. Therefore, this
project has been determined not to meet this Mandatory Finding of Significance. No substantial impact to
human beings would result from implementation of the proposed project, as described in this checklist.
Therefore, this project has a less than significant impact and has been determined not to meet this Mandatory
Finding of Significance.
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MITIGATION MONITORING PROGRAM

MITIGATION MEASURE

IMPLEMENTATION

MONITORING
RESPONSIBILITY and
POSSIBLE
ENFORCEMENT ACTION

Mitigation for Air Quality Impacts (MM-A-1)
During any construction-period ground
disturbance, the applicant shall ensure that the
project contractor implement measures to control
dust and exhaust. Implementation of the measures
recommended by the Bay Area Air Quality
Management District (BAAQMD) and listed below
would reduce the air quality impacts associated
with grading and new construction to a less-thansignificant level. The contractor shall implement
the following best management practices (BMPs):
1. All exposed surfaces (e.g., parking areas,
staging areas, soil piles, graded areas, and
unpaved access roads) shall be watered two
times per day.
2. All haul trucks transporting soil, sand, or
other loose material off-site shall be covered.
3. All visible mud or dirt track-out onto adjacent
public roads shall be removed using wet
power vacuum street sweepers at least once
per day. The use of dry power sweeping is
prohibited.
4. All vehicle speeds on unpaved roads shall
be limited to 15 miles per hour (mph).
5. All roadways, driveways, and sidewalks to be
paved shall be completed as soon as
possible. Building pads shall be laid as soon
as possible after grading unless seeding or
soil binders are used.
6. Idling times shall be minimized either by
shutting equipment off when not in use or
reducing the maximum idling time to 5
minutes (as required by the California
Airborne Toxics Control Measure Title 13,
Section 2485 of California Code of
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MITIGATION MEASURE

IMPLEMENTATION

MONITORING
RESPONSIBILITY and
POSSIBLE
ENFORCEMENT ACTION

Regulations [CCR]). Clear signage indicating
this requirement shall be provided for
construction workers at all access points.
7. All construction equipment shall be
maintained and properly tuned in
accordance with manufacturer’s
specifications. All equipment shall be
checked by a certified mechanic and
determined to be running in proper condition
prior to operation.
8. A publicly visible sign shall be posted listing
the telephone number and person to contact
at the Lead Agency regarding dust
complaints. This person shall respond and
take corrective action within 48 hours. The
BAAQMD phone number shall also be visible
to ensure compliance with applicable
regulations.
9. An independent construction monitor hired
by the Town of Corte Madera and paid for by
the applicant shall conduct periodic site
inspections, but in no event fewer than four
total inspections during the course of
construction to ensure that these mitigation
measures are implemented and shall issue a
report to the Town documenting the
inspection results. Reports indicating noncompliance with construction mitigation
measures shall be cause to issue a stop
work order until such time as compliance is
achieved.
Mitigation for Strong Seismic Ground Shaking
Impacts (MM-G-1)
Prior to a grading or building permit submittal, the
project sponsor shall prepare a design-level
geotechnical investigation prepared by a qualified
and licensed geotechnical engineer and submit
the report to the Town Engineer. Minimum
mitigation includes design of new structures in
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MITIGATION MEASURE

IMPLEMENTATION

MONITORING
RESPONSIBILITY and
POSSIBLE
ENFORCEMENT ACTION

accordance with the provisions of the current
California Building Code or subsequent codes in
effect when final design occurs. Recommended
seismic design coefficients and spectral
accelerations shall be consistent with the
recommendations within the geotechnical report
submitted.
Mitigation for Seismic–related ground failure,
including liquefaction. (MM-G-2)
Prior to a grading or building permit submittal, the
project sponsor shall prepare a design-level
geotechnical investigation prepared by a qualified
and licensed geotechnical engineer and submit
the report to the Town Engineer for review and
approval. Foundation designs shall account for
minor settlements due to possible liquefaction
within the fill. For smaller or lighter structures, a
rigid shallow foundation designed to span over
areas of differential settlement could be utilized.
For heavier structures with a high bearing load or
structures which are sensitive to settlement, deep
foundations that gain support from the dense soils
beneath potentially liquefiable soil layers
(estimated foundation depths of about 40 to 50
feet) are recommended.
Mitigation for Hazardous Materials Impact –
Hazardous Materials (MM- H–1)
As a condition of approval for project construction
and demolition permits, a hazardous building
materials survey shall be conducted by a qualified
and licensed professional for all structures
proposed for demolition or renovation as part of
the project. All lead-based paint and asbestoscontaining materials (ACM) shall be abated by a
certified contractor in accordance with local, state,
and federal requirements. All hazardous materials
shall be removed from buildings prior to
demolition in accordance with the California
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MITIGATION MEASURE

IMPLEMENTATION

MONITORING
RESPONSIBILITY and
POSSIBLE
ENFORCEMENT ACTION

Division of Occupational Safety and Health
(DOSH) and California Department of Toxic
Substances Control (DTSC) regulations. The
completion of the abatement activities shall be
documented by a qualified environmental
professional and submitted to the Town with
applications for issuance of construction and
demolition permits. With implementation of this
mitigation measure, the potential impact from
release of hazardous materials during building
demolition would be reduced to a less-thansignificant level.
Mitigation for Hydrology and Water Quality
Impacts (MM HWQ-1)
As a condition of approval, prior to issuance of a
building permit for construction and/or grading,
the applicant shall demonstrate compliance with
the Construction General Permit and Town
requirements, including the preparation and
implementation of a Stormwater Pollution
Prevention Plan (SWPPP) to address stormwater
runoff during project construction.
Mitigation for Hydrology and Water Quality
Impacts (MM HWQ-2)
As a condition of approval, prior issuance of a
building or grading permit, the applicant shall
demonstrate compliance with all requirements of
the new Phase II MS4 Stormwater Permit and
Town stormwater requirements in accordance
with guidance provided by the Marin County
Stormwater Pollution Prevention Program
(MCSTOPPP), including the implementation of
Low Impact Design (LID) measures to address
water quality treatment of stormwater runoff and
prevention of hydromodification during project
operations.
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MITIGATION MEASURE

IMPLEMENTATION

MONITORING
RESPONSIBILITY and
POSSIBLE
ENFORCEMENT ACTION

Mitigation for Noise Impacts (a-d) (MM N-1)
The project applicant shall implement noise
reduction to reduce noise impacts due to
construction. Noise reduction measures include,
but are not limited to, the following:
8. Construction equipment operation shall be
limited to the hours of Monday through
Friday from 7:00 AM to 5:00 PM and
Saturday and Sunday from 10:00 AM to 5:00
PM pursuant to the Corte Madera Municipal
Code. No exception to the above limitations
shall be allowed unless written approval is
obtained from Town staff.
9. Equipment and trucks used for project
construction shall use the best available
noise control techniques (e.g., improved
mufflers, equipment redesign, use of intake
silencers, ducts, engine enclosures and
acoustically-attenuating shields or shrouds),
wherever feasible.
10. Except as provided herein, impact tools (e.g.,
jack hammers, pavement breakers, and rock
drills) used for project construction shall be
hydraulically or electrically powered to avoid
noise associated with compressed air
exhaust from pneumatically powered tools.
However, where use of pneumatic tools is
unavoidable, an exhaust muffler on the
compressed air exhaust shall be used; this
muffler can lower noise levels from the
exhaust by up to about 10 dBA. External
jackets on the tools themselves shall be
used, if such jackets are commercially
available; this could achieve a reduction of 5
dBA. Quieter procedures shall be used, such
as drills rather than impact equipment,
whenever such procedures are available and
consistent with required construction
procedures. Pavement breakers and
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MITIGATION MEASURE

IMPLEMENTATION

jackhammers shall also be equipped with
acoustical attenuating shields or shrouds
recommended by the manufacturers.
11. Stationary noise sources shall be located as
far from adjacent properties as possible, and
the Town require them to be muffled and
enclosed within temporary sheds,
incorporate insulation barriers, or use other
measures to provide equivalent noise
reduction.
12. The applicant shall designate an on-site
construction complaint and enforcement
manager for the project.
13. The applicant shall provide protocols specific
to on-site and off-site receptors for receiving,
responding to, and tracking complaints.
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ATTACHMENTS:

1.

Phase I- Preliminary Site Investigation Study, Exxon Service Station No. 7-3446, 200 Nellen Avenue,
Corte Madera, CA; prepared by Alton Geoscience , Inc. , July 24, 1990

2.

Underground Storage Tank (UST) Case Closure for Former Exxon Station #7-3446, 200 Nellen Ave.
Corte Madera, Marin County, UST Case No. 21-0045, August 1996

3.

Focused Traffic Analysis for the 200 Nellen Avenue Project, March 13, 2017, by W-Trans
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