Attachment 1
Draft resolution to recommend Town Council approval
of the CEQA IS/MND (Res. #19-007)

BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION
In the Matter of:
Recommendation to the Town of Corte
Madera Town Council for approval of a
Resolution certifying an Initial Study and
Mitigated Negative Declaration and
Mitigation Monitoring and Reporting Plan for
the Residences at Preserve subdivision
application submitted by Aimco Robin Drive
L.C. for a Zoning Amendment, Planned
Development, Preliminary Plan, Precise
Plan, Tentative Map, and Design Review to
subdivide the property into 19 lots with a
private access road and construct 16 singlefamily units with 8 accessory dwelling units,
and associated landscaping, tree removal,
and site improvements at the base of Robin
Drive (APN 038-011-21).

Resolution No. 19-007
Permit No. PL-2017-0055 to 2017-0061
Adoption Date: February 26, 2019

WHEREAS, On April 21, 2009, the Town Council conducted a public hearing on the Town of
Corte Madera 2009 General Plan (the “2009 General Plan”), including the Revised Final
Environmental Impact Report (FEIR) and its accompanying Mitigation Monitoring and Reporting
Program, and considered all oral and written testimony submitted to the Town regarding the
same prior to taking its action. By Resolution No. 3595, the Town Council certified the FEIR for
the General Plan, and considered the FEIR and identified mitigation measures prior to taking
action to adopt the 2009 General Plan, including its related goals, policies and programs, by
separate Resolution No. 3594; and
WHEREAS, in March of 2014, the Town Council of the Town of Corte Madera directed staff to
prepare a draft Housing Element for the 2015-2023 housing cycle to update the existing
Housing Element approved in April 2011; and
WHEREAS, on April 28, 2015, following a written statement from the California Department of
Housing and Community Development on April 2, 2015 that the draft 2015-2023 Housing
Element would comply with State Housing Element law, the Planning Commission passed
resolution 15-004 recommending the Town Council of the Town of Corte Madera adopt an
amendment to the 2009 General Plan to incorporate the 2015-2023 draft Housing Element; and
WHEREAS, On May 19, 2015, the Town Council passed Resolution 21/2015 authorizing an
amendment to the 2009 General Plan to adopt and incorporate the Town of Corte Madera
2015-2023 Housing Element; and
WHEREAS, the Corte Madera 2015-2023 Housing Element includes, among other policies,
Policy H-2.6, which names the subject property as a High Potential Housing Opportunity site;
and

WHEREAS, Aimco Robin Drive L.C. submitted an application on May 8, 2017 for a Zoning
Amendment, Planned Development, Preliminary Plan, Precise Plan, Tentative Map, and Design
Review to subdivide the property into 19 lots with a private access road, and construct a 16-unit
single-family subdivision with 8 accessory dwelling units, landscaping, tree removal, and site
improvements at the base of Robin Drive (APN 038-011-21); and
WHEREAS, the Town contracted with GHD, Inc., to conduct an environmental review of the
proposed project; and
WHEREAS, after completing an Initial Study, a Mitigated Negative Declaration was prepared for
the project. The Initial Study and Mitigated Negative Declaration identifies and analyzes potential
environmental impacts and the mitigation measures, which if adopted will reduce any potential
impacts to less than significant, and which have been agreed to by the applicant and incorporated
by reference into the project conditions of approval; and
WHEREAS, on November 13, 2018 the Notice of Completion and Draft Initial
Study/Environmental Checklist for the project was filed with the State Clearinghouse beginning a
30-day public review period; and
WHEREAS, on November 14, 2018 the Notice of Availability and Notice of Intent to Adopt a
Mitigated Negative Declaration for the project was filed with the Marin County Clerk; and
WHEREAS, on November 14, 2018 the Notice of Availability of the Draft Initial
Study/Environmental Checklist and Notice of Public Hearing for the project were mailed to
residents within 500 feet of the subject property; and
WHEREAS, on February 15, 2019 the Town sent a notice to all properties within 500 feet of the
project site announcing a February 26, 2019 Planning Commission hearing to review the
application; and
WHEREAS, on February 26, 2019, the Corte Madera Planning Commission held a public hearing
on the project, heard testimony from the applicant and interested parties, and at the close of the
public hearing voted to adopt Resolution No. 19-007, recommending to the Town Council of the
Town of Corte Madera that it certify the Mitigated Negative Declaration, and approve the
requested Zoning Amendment, Planned Development, Preliminary Plan, Precise Plan, Tentative
Map and Design Review for the project.
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the Town of
Corte Madera does hereby recommend that the Town Council of the Town of Corte
Madera certify an Initial Study and Mitigated Negative Declaration and Mitigation Monitoring
and Reporting Plan for the Residences at Preserve subdivision application submitted by Aimco
Robin Drive L.C., based upon the findings listed below:
1.

Recitals

The foregoing recitals are true and correct and are incorporated into the findings herein.
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2.

Record

The Record of Proceedings (“Record”) upon which the Planning Commission makes its
recommendation includes, but is not limited to:
(1) the 2009 General Plan including the 2015-2023 Housing Element, (2) the FEIR certified for
the 2009 General Plan, including the appendices and technical reports cited in and/or relied upon
in preparing the FEIR, (3) the Initial Study/Mitigated Negative Declaration for the Residences at
Preserve Subdivision Project, (4) all staff reports, Town files and records and other documents
prepared for and/or submitted to the Commission relating to the Residences at Preserve
Subdivision Project, and its request for a Zoning Amendment, Planned Development, Preliminary
Plan, Precise Plan, Tentative Map, and Design Review, (5) all documentary and oral evidence
received at public hearings or submitted to the Town relating to the project, and (6) all matters
of common knowledge to the Commission and the Town, including, but not limited to, Town,
state, and federal laws, policies, rules, regulations, reports, records and projections related to
development within the Town and its surrounding areas.
The location and custodian of the Record is the Planning Director of the Town of Corte Madera,
300 Tamalpais Drive, Corte Madera, CA 94925.
3.

Compliance with the California Environmental Quality Act (CEQA)
Pursuant to CEQA Guidelines Section 15074, prior to recommending that the Town Council
approve the Mitigated Negative Declaration prepared for the Project, the Planning
Commission must consider the proposed Initial Study and Mitigated Negative Declaration
and make the following findings:
1. The Mitigated Negative Declaration adequately assesses the environmental
impacts of the proposed project.
Acceptable mitigation measures have been identified, and have been incorporated into
the proposed project and shall be required as conditions of approval to reduce the
level of all potentially significant impacts to the level of insignificance.
The Initial Study (IS), Mitigated Negative Declaration (MND) and Mitigation Monitoring
Reporting Program (MMRP) (located on the Town’s Website under Planning
Commission Meetings) outline the potential environmental effects of the project in
accordance with CEQA. These documents demonstrate that although potential
significant impacts were identified in the Initial Study, with the implementation of the
mitigation measures in the MMRP and the conditions of approval listed in the staff
report, any potential project impacts will be reduced to less than significant.
Based on the facts and analysis of the Residences at Preserve Project, and its request
for a Zoning Amendment, Planned Development, Preliminary Plan, Precise Plan,
Tentative Map, and Design Review, included in the Staff Report to the Planning
Commission, the Planning Commission finds and recommends to the Town Council
that the project before the Planning Commission, with mitigations outlined in the
Mitigation Monitoring and Reporting Plan (MMRP) incorporated, will not result in a
significant impact on the environment pursuant to CEQA.
The Planning Commission finds that the Project will not have a significant effect on
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the environment with mitigations incorporated for several reasons. As evaluated in
this IS/MND, the Project would not substantially degrade the quality of the
environment; substantially reduce the habitat of a 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 an endangered, rare,
or threatened species; or eliminate important examples of the major periods of
California history or prehistory.
Environmental protection actions are in place (see Section 1.7 of the IS/MND) to
reduce impacts related to air quality, geologic hazards, nighttime lighting, wildfire
hazards, and the spread of Sudden Oak Death:
The Project shall be designed to comply with the site-specific recommendations made
in the Project's geotechnical report. This would include design in accordance with the
seismic and foundation design criteria, site preparation and grading recommendations,
and practices for addressing expansive soils included in the report.
Consistent with General Plan Implementation Program RCS-10.3.c, the Bay Area Air
Quality Management District (BAAQMD) recommended Basic Construction Measures
shall be included in construction contract specifications and required during
implementation of the Project to control for air pollutant and precursor emissions
during construction from construction activities, including equipment exhaust and
worker trips to the Project site.
In compliance with General Plan Policy CD-1.5a, the Project’s exterior lighting shall be
designed to comply with “Dark Sky” requirements including the use of energy-efficient
lighting and shielded fixtures.
Best management practices, as outlined in the Arborist Report – The Preserve at Marin
II prepared by LSA (November 2015), shall be implemented to handle trees infected
with sudden oak death. All pruning of trees shall be performed by a certified arborist
or certified tree worker (tree crew) and conform to the best management practices
and Measures to Minimize Pathogen Spread.
In compliance with the Corte Madera Wildland Urban Interface Code, the Applicant
has prepared a Vegetation Management Plan (Carducci Associates 2018). The plan
contains Maintenance Requirements for Defensible Space Zones, including
maintenance of vegetation and use of fire resistive landscape materials. The
maintenance requirements shall be implemented during operation of the Project, on a
permanent and on-going basis.
Specific mitigation measures are incorporated into the MMRP to reduce impacts related
to biological resources, cultural resources, hydrology and water quality, noise,
transportation/traffic, and tribal cultural resources:
Mitigation Measure BIO-1: Protect Oakland Star-tulip during Construction, will
reduce the potential construction impact to Oakland star-tulip to less-thansignificant by providing a process for identifying and protecting this species.
Mitigation Measure BIO-2: Prevent Disturbance to Nesting Birds, and Mitigation
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Measure BIO-3: Prevent Disturbance to Roosting Bats, will reduce impacts to
nesting birds and bats by limiting construction and tree removal to specified work
windows, and if that is not feasible providing a procedure to follow to identify nests
and/or roosts, and establish buffers and other avoidance measures until nesting
and/or roosting is complete.
Mitigation Measure BIO-4: Protect Needlegrass Grassland, will reduce the impact
to needlegrass grassland to less than significant by eliminating the invasive threat
and thus protecting and increasing the amount of needlegrass grassland at the
Project site.
Mitigation Measure BIO-5: Remove Non-native Species from Landscape Plan, will
reduce the impact to less than significant by providing a mechanism for the
landscape plans to be reviewed by a qualified biologist and modified prior to
planting.
Mitigation Measure CR-1: Protect Unknown Archaeological Resources, will reduce
the impact to archaeological resources to a less-than-significant level because a
procedure to address discovery of unanticipated resources and to preserve and/or
record those resources consistent with appropriate laws and requirements would
be implemented.
Mitigation Measure CR-2: Protect Paleontological Resources during Construction
Activities, will reduce the impact of construction activities on potentially unknown
paleontological resources to a less-than-significant level by addressing discovery
of unanticipated buried resources and preserving and/or recording those resources
consistent with appropriate laws and requirements.
Mitigation Measure CR-3: Protect Human Remains If Encountered during
Construction, will ensure consistency with General Plan policies regarding
protection of Native American heritage.
Mitigation Measure NOI-1: Limit Noise during Construction, will reduce the
construction impact to less than significant by limiting construction hours to those
established in the applicable ordinances for the Towns of Corte Madera and
Tiburon.
Mitigation Measure TR-1: Improve Line-of-Site at Paradise Drive/Robin Drive, will
improve the line of site at the Paradise Drive/Robin Drive intersection, reducing
the potential hazard, resulting in a less-than-significant impact regarding
increasing hazardous conditions.
Mitigation Measure TCR-1: Protect Unknown Tribal Cultural Resources, will
mitigate this impact to a less-than-significant level by providing a process for
unknown tribal cultural resources to be evaluated and therefore determine the
appropriate avoidance and protection measures.
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2. Pursuant to §21081.6 of the Public Resources Code, a Mitigating Monitoring
and Reporting Program has been prepared, incorporated into the conditions
of approval for this project and the applicant has agreed to the mitigation
measures.
This MMRP was prepared to comply with the requirements of State law (Public
Resources Code Section 21081.6). State law requires the adoption of a mitigation
monitoring program when mitigation measures are required to avoid significant
impacts. The monitoring program is intended to ensure compliance during
implementation of the project.
This MMRP has been formulated based upon the findings of the Initial Study/Mitigated
Negative Declaration. This MMRP identifies mitigation measures recommended in the
Initial Study/Mitigated Negative Declaration to avoid or reduce identified impacts, and
specifies the agencies/parties responsible for implementation and monitoring of the
measure.
For the Residences at Preserve Project the mitigation measures will be overseen by
the Town of Corte Madera Planning Department and/or Public Works Department.
The applicant has agreed to the mitigation measures and signed the MMRP.
3. Certification of this Mitigated Negative Declaration reflects the independent
judgment of the approval authority of the Town of Corte Madera.
The MND was prepared by a team of professional environmental consultants lead by
GHD, Inc. under contract with the Town of Corte Madera. The Town chose the
consultants to prepare the MND, independent of input from the applicant. The
consultants performed their tasks under the direction of the Town and were paid from
funds deposited with the Town by the applicant. The MND was reviewed by staff and
revised by the consultant team. A Notice of Completion was filed with the State
Clearinghouse which began a 30-day public review period. A Notice of Availability and
Notice of Intent to Adopt a Mitigated Negative Declaration for the Residences at
Preserve project was also filed with the Marin County Clerk. The general public was
notified through the Town’s website, the posting of notices at Town Hall, the post
office and both Town fire stations. Notices were also sent to all residences within 500
feet of the project site.
4. Pursuant to §21081.6(a)(2) of the Public Resources Code, the Corte Madera
Planning Department, located at 300 Tamalpais Drive, Corte Madera, CA, is
the custodian and location of the documents and other materials that
constitute the record of proceedings upon which the Planning Commission’s
recommendation memorialized in this Resolution is based.
All documents related to this project, except those under the authority of the Town’s
legal counsel, are available for public review. The documents are located at 300
Tamalpais Drive, Corte Madera, CA. Any questions regarding the documents should
be directed to the Corte Madera Planning Department – 415-927-5064 or
plcounter@tcmmail.org
5. The Planning Commission considered the proposed Initial Study/Mitigated
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Negative Declaration, together with all public comments received during
the public review process and based on the whole record, finds that the
Residences at Preserve project as proposed with the mitigation measures
and project conditions incorporated has reduced any potential
environmental impacts to less than significant, and recommends that the
Town Council of the Town of Corte Madera certify the IS/MND for the
project.
6. The Mitigated Negative Declaration reflects the lead agency’s independent
judgement and analysis.
In particular, the Planning Commission has reviewed the Mandatory Findings of
Significance (Section XVII of the Initial Study/Mitigated Negative Declaration) and
concurs with the findings that the project will have a less than significant impact on
the environment for the reasons specified.
NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Town of Corte Madera Planning
Commission forwards its recommendation to the Town Council to approve an Initial Study and
Mitigated Negative Declaration, and the associated Mitigation Monitoring and Reporting Plan
attached in Exhibit A, for the Residences at Preserve subdivision project involving a Zoning
Amendment, Planned Development, Preliminary Plan, Precise Plan, Tentative Map and Design
Review to subdivide the property into 19 lots with a private access road, and construct a 16-unit
single-family subdivision with 8 accessory dwelling units, associated landscaping, tree removal,
and site improvements at the base of Robin Drive (APN 038-011-21).
* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on February 26, 2019 by
the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

__________________________________
Peter Chase, Chair
_______________________
Adam Wolff, Planning Director
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Attachment 2
Draft resolution to recommend Town Council approval
of the Zoning Amendment (Res. #19-008)

BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION
In the Matter of:
Recommendation to the Town of Corte
Madera Town Council to approve an
Ordinance adopting a Zoning Amendment
to rezone the project site to the Planned
Development Overlay District for the
Residences at Preserve subdivision
application submitted by Aimco Robin Drive
L.C. enabling a Planned Development,
Preliminary Plan, Precise Plan, Tentative
Map, and Design Review to subdivide the
property into 19 lots with a private access
road and construct 16 single-family units
with 8 accessory dwelling units, and
associated landscaping, tree removal, and
site improvements at the base of Robin
Drive (APN 038-011-21).

Resolution No. 19-008
Permit No. PL-2017-0055 to 2017-0061
Adoption Date: February 26, 2019

WHEREAS, On April 21, 2009, the Town Council conducted a public hearing on the Town of
Corte Madera 2009 General Plan (the “2009 General Plan”), including the Revised Final
Environmental Impact Report (FEIR) and its accompanying Mitigation Monitoring and Reporting
Program, and considered all oral and written testimony submitted to the Town regarding the
same prior to taking its action. By Resolution No. 3595, the Town Council certified the FEIR for
the General Plan, and considered the FEIR and identified mitigation measures prior to taking
action to adopt the 2009 General Plan, including its related goals, policies and programs, by
separate Resolution No. 3594; and
WHEREAS, in March of 2014, the Town Council of the Town of Corte Madera directed staff to
prepare a draft Housing Element for the 2015-2023 housing cycle to update the existing
Housing Element approved in April 2011; and
WHEREAS, on April 28, 2015, following a written statement from the California Department of
Housing and Community Development on April 2, 2015 that the draft 2015-2023 Housing
Element would comply with State Housing Element law, the Planning Commission passed
resolution 15-004 recommending the Town Council of the Town of Corte Madera adopt an
amendment to the 2009 General Plan to incorporate the 2015-2023 draft Housing Element; and
WHEREAS, On May 19, 2015, the Town Council passed Resolution 21/2015 authorizing an
amendment to the 2009 General Plan to adopt and incorporate the Town of Corte Madera
2015-2023 Housing Element; and
WHEREAS, the Corte Madera 2015-2023 Housing Element includes, among other policies,
Policy H-2.6, which names the subject property as a High Potential Housing Opportunity site;
and

WHEREAS, on July 12, 2016, the Planning Commission conducted a study session on a
preliminary design for the project and provided non-binding feedback to the applicant on the
requested entitlements. At this meeting members of the public also provided comment on the
project; and
WHEREAS, Aimco Robin Drive L.C. submitted an application on May 8, 2017 for a Zoning
Amendment to enable a Planned Development for a clustered subdivision described in the
supporting Preliminary Plan, Precise Plan, Tentative Map, and Design Review application involving
subdividing the property into 19 lots with a private access road, and constructing a 16-unit singlefamily subdivision with 8 accessory dwelling units, landscaping, tree removal, and site
improvements at the base of Robin Drive (APN 038-011-21); and
WHEREAS, the requested Zoning Amendment includes a rezoning of the project site to remove
the existing Hillside Land Capacity Overlay District and add the Planned Development Overlay
District to the property to allow for a for a clustered subdivision involving 16 single-family homes
with 8 accessory dwelling units and associated site improvements; and
WHEREAS, on November 13, 2018 the Notice of Completion and Draft Initial
Study/Environmental Checklist for the project was filed with the State Clearinghouse beginning a
30-day public review period; and
WHEREAS, on November 14, 2018 the Notice of Availability and Notice of Intent to Adopt a
Mitigated Negative Declaration for the project was filed with the Marin County Clerk; and
WHEREAS, on November 14, 2018 the Notice of Availability of the Draft Initial
Study/Environmental Checklist and Notice of Public Hearing for the project were mailed to
residents within 500 feet of the subject property; and
WHEREAS, on February 15, 2019 the Town sent a notice to all properties within 500 feet of the
project site announcing a February 26, 2019 Planning Commission hearing to review the
application; and
WHEREAS, on February 26, 2019, the Corte Madera Planning Commission held a public hearing
on the project, heard testimony from the applicant and interested parties, and at the close of the
public hearing voted to adopt Resolution No. 19-008, recommending to the Town Council of the
Town of Corte Madera that it approve the requested Zoning Amendment to remove the HLC
Overlay District from the project site and add the PD Overlay District to the project site to enable
a Planned Development for a clustered subdivision involving 16 single-family homes with 8
accessory dwelling units and associated site improvements.
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the Town of
Corte Madera does hereby recommend that the Town Council of the Town of Corte
Madera approve a Zoning Amendment for the Residences at Preserve subdivision
application submitted by Aimco Robin Drive L.C., based upon the findings listed below:
1.

Recitals

The foregoing recitals are true and correct and are incorporated into the findings herein.
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2.

Record

The Record of Proceedings (“Record”) upon which the Planning Commission makes its
recommendation includes, but is not limited to:
(1) the 2009 General Plan including the 2015-2023 Housing Element, (2) the FEIR certified for
the 2009 General Plan, including the appendices and technical reports cited in and/or relied upon
in preparing the FEIR, (3) the Initial Study/Mitigated Negative Declaration for the Residences at
Preserve Subdivision Project, (4) all staff reports, Town files and records and other documents
prepared for and/or submitted to the Commission relating to the Residences at Preserve
Subdivision Project, and its request for a Zoning Amendment, Planned Development, Preliminary
Plan, Precise Plan, Tentative Map, and Design Review, (5) all documentary and oral evidence
received at public hearings or submitted to the Town relating to the project, and (6) all matters
of common knowledge to the Commission and the Town, including, but not limited to, Town,
state, and federal laws, policies, rules, regulations, reports, records and projections related to
development within the Town and its surrounding areas.
The location and custodian of the Record is the Planning Director of the Town of Corte Madera,
300 Tamalpais Drive, Corte Madera, CA 94925.
2.

Zoning Amendment Findings

General
The Planning Commission finds that the Zoning Ordinance Amendment is in the best interest of
the Town by allowing for the development of a High Potential Housing Opportunity site in
accordance with the development program identified for the site in Corte Madera 2015-2023
Housing Element Policy H-2.6. The Zoning Amendment is consistent with the purpose of the
Planned Development Overlay District, which is to “provide locations for well-planned

developments… permit clusters of multiple-unit residential developments in appropriate locations
within single-family residential zones… protect the appearance and character of areas of public
interest or high visibility… permit flexibility in the design and use of an individually owned property
or a group of separately owned properties.” Furthermore, the development considerations and

protections afforded by the Hillside Land Capacity Overlay have been incorporated into the
project’s Planned Development program; the site has been adequately analyzed, and the project
has been appropriately designed to ensure that the development density, structural and
geotechnical integrity, and site design respect the limitations and constraints of the hillside
property, including those constraints related to geology, natural resources, wildfire risks, and
scenic qualities.
Required Zoning Ordinance Amendment Findings
Pursuant to Corte Madera Municipal Code §18.36.090, to authorize replacing the Hillside Land
Capacity Overlay District with the Planned Development Overlay District through a Zoning
Amendment, the Planning Commission may recommend to the Town Council that the rezone is
approved provided that all of the following findings are made:
1. The Zoning Amendment is consistent with the General Plan.
The project site is identified as a High Potential Housing Opportunity Area in the Town of
Corte Madera 2015-2023 Housing Element Implementation Program H-2.6.a. The Program
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establishes a density capacity of up to 16 single-family units and 8 ADUs on the site through
implementation of the Hillside Land Capacity (HLC) Overlay Zoning District standards for the
property. Due to the potential environmental impacts associated with tree loss, the Housing
Element notes the site’s realistic development capacity may be 15 single-family units and 8
ADUs. This site capacity is calculated in accordance with the HLC Overlay Zoning District
standards outlined in CMMC §18.18.105 through 110. In the HLC Overlay, density is limited
using a sliding scale that reduces the effective buildable area according to average slope as
outlined in CMMC §18.18.115.
The requested rezone to the Planned Development Overlay is consistent with the General Plan
because it allows for housing development on the site that achieves the 16-unit projected
capacity while addressing the unique conditions and constraints faced by the project,
specifically:
a. The Planned Development Overlay District allows for adjustments to Zoning
Ordinance requirements beyond development standards that are necessary for the
project, including the owner-occupancy waiver that is critical to enable the rental
model proposed by the applicant, and the inclusionary housing exemption for
accessory dwelling units and associated primary units that is necessary to
implement the housing development program identified for the site in Housing
Element Program
b. The Planned Development application, as conditioned incorporates all the analyses
and review requirements applicable to the HLC Overlay District, therefore the
project is sufficiently vetted and appropriately designed to account for the
geotechnical, scenic qualities, view impacts, environmental, wildfire and other
considerations that are critical to hillside development.
c. The Planned Development, as proposed, maintains the same residential density
contemplated by the HLC Overlay District and therefore respects the carrying
capacity of the site.
d. The Planned Development, as conditioned and with the CEQA IS/MND mitigations
incorporated, yields a more desirable development outcome than HLC controls
could achieve alone by clustering structures and reducing the Project’s overall
footprint. The Planned Development design minimizes tree loss and other habitat
impacts due to a clustered subdivision design. Planned Development is necessary
to allow for modified development standards that allow development to conform
to the physical and environmental limitations of the property.
2. The Zoning Amendment conforms with the Zoning Ordinance.
The Project site is dual zoned: the “lower” area of the site, which contains the proposed
structures and site improvements associated with the project, is within the R-1 Zoning District.
The “upper” area of the site is within the R-1-C Open Residential Zoning District. The purpose
of the R-1 District is to implement the Low Density Residential General Plan land use
designation, and the R-1-C District implements the Open Residential land use designation.
The Zoning Amendment does not affect the base zoning designations.
The entire property is currently in the HLC Overlay District. The requested Zoning Amendment
will remove the HLC Overlay and install the Planned Development Overlay District over the
site as shown in Exhibit A.
The Zoning Amendment meets the following objectives of the PD Overlay District as defined
in CMMC §18.18.305:
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1. Permitting clusters of multiple-unit residential development in appropriate
locations.
Planned Development allows the project to concentrate residential structures within an
already-disturbed portion of the site, limiting development on hillsides and associated
grading, limiting structures and improvements within forested and other sensitive habitat
areas, and reducing the required circulation infrastructure that is needed to serve the
subdivision. The existing R-1 and R-1-C zoning under HLC overlay zoning would result in
a more dispersed and impactful subdivision layout than is enabled by a Planned
Development with the requested modifications to development standards.
2. Protecting the appearance and character of areas of public interest or high
visibility.
The clustering enabled by Planned Development and the associated modified development
standards allows all structures and site improvements to be located more than 50 feet
from ridgelines. The clustering achieves the intended density for the site that is anticipated
in the Housing Element while preserving the “upper” R-1-C zoned parcel as private open
space in perpetuity. The “upper” area will provide a potential public access trail easement
to ensure public enjoyment of the open hillsides surrounding Ring Mountain. Planned
Development clustering also allows the structures to be set back from Paradise Drive,
leaving a wide landscaped buffer between the roadway and the development, thereby
maintaining the scenic qualities of the road. The clustered development enabled by
Planned Development protects the appearance and character of areas of public interest
or high visibility
3. Permitting flexibility in the design and use of property to allow for economy,
convenience and amenity in development.
The most significant shift in development standards enabled by the PD rezone is to reduce
the minimum required lot width within the R-1 zone. This allows 15 of the new lots to fan
off the one-way loop road, thereby clustering the homes. “Adjusting lot lines to and the
location of building pads to minimize tree loss” is identified as possibly necessary to reduce
environmental impacts on the site in the Housing Element (Page 60).
Per CMMC §18.18.345, the following additional findings must be made to rezone a property to
the Planned Development Overlay:
1. The development is compatible in appearance, character and scale with
surrounding developments.
The area is defined by the Preserve at Marin apartments to the west, Tiburon’s single-family
neighborhoods to the west and south, and open space ridges to the south. The clustered site
layout enabled by the Planned Development program contributes significantly to blending the
development into the neighborhood context by establishing wide separation from adjacent
developed properties. Natural site features, including the hillsides and vegetation insulate the
development from surrounding properties and the property slopes up from Paradise Drive.
The project’s modern rectilinear architecture is harmonious with surrounding structures. Other
single-family residences in the area range in size from 2,000 square feet to over 7,600 square
feet (median: 4,200 square feet) on varying sized lots (median lot size: 1 acre). Residential
architecture in the vicinity varies widely from Spanish colonial, to California modern and more
contemporary rectilinear forms, to wood-shingle Tudor design, to New England brick forms.
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The proposed subdivision is modern and rectilinear and incorporates features (earth tones
and wood material as accents) to soften the structures in the wooded landscape. The
proposed housing units range in size from 3,000 square feet to 4,900 square feet, where the
minimum primary unit size is 1,810 square feet and the maximum is 4,142 square feet at lot
16. Accessory units range between 665-749 square feet. Therefore, apart from lot 16 all of
the proposed units are well below the median home size for the area. Thus, the subdivision
functions as a land use and structural transition between low density residential development
in Tiburon and along the shoreline and the Preserve apartment complex. The development is
compatible with surrounding developments.
2. The development is environmentally sensitive.
The clustered site design achieves the intended development program articulated in the
Housing Element for this site while minimizing the overall footprint, and environmental impact,
of the project. The project, with CEQA mitigations incorporated, does not generate significant
environmental impacts. The project preserves 10.75 acres as private open space at the site
in perpetuity, incorporates significant habitat restoration through invasive removal and native
replanting, and incorporates the geotechnical construction and design requirements that are
necessary to ensure structural integrity and safety during construction and at occupancy. The
project includes a detailed Vegetation Management Plan, subject to the oversight of the Fire
Marshall, which ensures that site landscaping is managed to reduce wildfire fuels to the
maximum extent feasible and in perpetuity.
3. The development is suitable in mass, bulk, and proportions for its use, the size of
parcel(s), and the environmental qualities.
The Planned Development site plan effectively balances the Housing Element development
program for the property and development restrictions on the hillside site. The number of
units proposed is consistent with the Housing Element Implementation program H-2.6.b, and
the clustered site plan ensures that buildout minimizes encroachment into sloped areas,
established forested areas, and identified sensitive habitat. Due to the clustered design, the
size and configuration of the proposed lots ensures that the residential structures are of
reasonable size for the context. Single-family units range from 1,810ft2 to 3,318ft2 (except lot
16 totals 4,142ft2), and accessory units range between 665ft2 to 749ft2. The proposed unit
sizes are smaller than the typical single-family household size in the vicinity and the accessory
units are substantially smaller compared to the residential products available in the area.
The clustered design avoids sensitive environmental areas and ensures 10.75 acres is
preserved as private open in perpetuity. The development is suitable in mass, bulk, parcel
size and layout given the context and environmental conditions.
4. The development achieves variety and interest of design and materials.
Six design typologies are provided for the 16 structures proposed in the project. Each typology
incorporates a variety of high quality, earth-tone materials, context-specific design, and
articulating features to create visual depth and variety. Facades with prominent repetitive
garage faces are required to provide additional articulation prior to the issuance of Building
Permit to activate the buildings and the private roadway. The project, as conditioned, achieves
variety and interest in design and materials.
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5. Compliance with the California Environmental Quality Act (CEQA)
The Initial Study/Mitigated Negative Declaration was prepared for the Project in accordance
with the California Environmental Quality Review Act and that based on the whole record,
including public comments received during the public review process, there is not substantial
evidence that the project will have a significant effect on the environment as more fully set
forth in the Findings in Resolution 19-007.
NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Town of Corte Madera Planning
Commission forwards its recommendation to the Town Council to adopt the Zoning Ordinance
amendments attached in Exhibit A for the Residences at Preserve project involving a Zoning
Amendment, Planned Development, Preliminary Plan, Precise Plan, Tentative Map and Design
Review to subdivide the property into 19 lots with a private access road, and construct a 16-unit
single-family subdivision with 8 accessory dwelling units, associated landscaping, tree removal,
and site improvements at the base of Robin Drive (APN 038-011-21).
* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on February 26, 2019 by
the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

__________________________________
Peter Chase, Chair
_______________________
Adam Wolff, Planning Director
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Attachment 3
Draft resolution to recommend Town Council approval
of the Planned Development Preliminary Plan and
Tentative Map (Res. #19-009)

BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION
In the Matter of:
Recommendation to the Town of Corte
Madera Town Council to approve a Planned
Development, Preliminary Plan, and
Tentative Subdivision Map for the
Residences at Preserve subdivision
application submitted by Aimco Robin Drive
L.C. to subdivide the property into 19 lots
with a private access road and to construct
16 single-family units with 8 accessory
dwelling units and associated landscaping,
tree removal, and site improvements at the
base of Robin Drive (APN 038-011-21).

Resolution No. 19-009
Permit No. PL-2017-0055 to 2017-0061
Adoption Date: February 26, 2019

WHEREAS, On April 21, 2009, the Town Council conducted a public hearing on the Town of
Corte Madera 2009 General Plan (the “2009 General Plan”), including the Revised Final
Environmental Impact Report (FEIR) and its accompanying Mitigation Monitoring and Reporting
Program, and considered all oral and written testimony submitted to the Town regarding the
same prior to taking its action. By Resolution No. 3595, the Town Council certified the FEIR for
the General Plan, and considered the FEIR and identified mitigation measures prior to taking
action to adopt the 2009 General Plan, including its related goals, policies and programs, by
separate Resolution No. 3594; and
WHEREAS, in March of 2014, the Town Council of the Town of Corte Madera directed staff to
prepare a draft Housing Element for the 2015-2023 housing cycle to update the existing
Housing Element approved in April 2011; and
WHEREAS, on April 28, 2015, following a written statement from the California Department of
Housing and Community Development on April 2, 2015 that the draft 2015-2023 Housing
Element would comply with State Housing Element law, the Planning Commission passed
resolution 15-004 recommending the Town Council of the Town of Corte Madera adopt an
amendment to the 2009 General Plan to incorporate the 2015-2023 draft Housing Element; and
WHEREAS, On May 19, 2015, the Town Council passed Resolution 21/2015 authorizing an
amendment to the 2009 General Plan to adopt and incorporate the Town of Corte Madera
2015-2023 Housing Element; and
WHEREAS, the Corte Madera 2015-2023 Housing Element includes, among other policies,
Policy H-2.6, which names the subject property as a High Potential Housing Opportunity site;
and

WHEREAS, on July 12, 2016, the Planning Commission conducted a study session on a
preliminary design for the project and provided non-binding feedback to the applicant on the
requested entitlements. At this meeting members of the public also provided comment on the
project; and
WHEREAS, Aimco Robin Drive L.C. submitted an application on May 8, 2017 for a Zoning
Amendment to enable a Planned Development for a clustered subdivision described in the
supporting Preliminary Plan, Precise Plan, Tentative Map, and Design Review application involving
subdividing the property into 19 lots with a private access road, and constructing a 16-unit singlefamily subdivision with 8 accessory dwelling units, landscaping, tree removal, and site
improvements at the base of Robin Drive (APN 038-011-21); and
WHEREAS, the requested Zoning Amendment includes a rezoning of the project site to remove
the existing Hillside Land Capacity Overlay District and add the Planned Development Overlay
District to the property; and
WHEREAS, the requested Planned Development, includes a Preliminary Plan and Tentative
Subdivision Map to subdivide the property into 19 lots with a private access road in a clustered
development pattern; and
WHEREAS, the Planned Development includes modifications to several development standards
in the R-1 Zoning Districts, including: reducing minimum lot width standards at the front setback
line, the minimum setback of front property boundary, and the minimum required setbacks from
the rear property boundary; and
WHEREAS, the Planned Development includes a request to waive the owner-occupancy
requirement for properties with accessory dwelling units defined in CMMC §18.31.050(2) to allow
for an all-rental property management structure for the subdivision where the property owner is
a Real Estate Investment Trust that will provide on-site property management but will not occupy
housing units, and to exempt accessory dwelling units and associated primary dwelling units from
the inclusionary housing requirements defined in CMMC §18.24.120 to implement Corte Madera
2015-2023 Housing Element Implementation Program H-2.b.a for the site; and
WHEREAS, on November 13, 2018 the Notice of Completion and Draft Initial
Study/Environmental Checklist for the project was filed with the State Clearinghouse beginning a
30-day public review period; and
WHEREAS, on November 14, 2018 the Notice of Availability and Notice of Intent to Adopt a
Mitigated Negative Declaration for the project was filed with the Marin County Clerk; and
WHEREAS, on November 14, 2018 the Notice of Availability of the Draft Initial
Study/Environmental Checklist and Notice of Public Hearing for the project were mailed to
residents within 500 feet of the subject property; and
WHEREAS, on February 15, 2019 the Town sent a notice to all properties within 500 feet of the
project site announcing a February 26, 2019 Planning Commission hearing to review the
application; and
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WHEREAS, on February 26, 2019, the Corte Madera Planning Commission held a public hearing
on the project, heard testimony from the applicant and interested parties, and at the close of the
public hearing voted to adopt Resolution No. 19-009, recommending to the Town Council of the
Town of Corte Madera that it approve the requested Planned Development, Preliminary Plan, and
Tentative Subdivision Map for a clustered subdivision involving 16 single-family homes with 8
accessory dwelling units and associated site improvements at the base of Robin Drive (APN 038011-21).
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the Town of
Corte Madera does hereby recommend that the Town Council of the Town of Corte
Madera approve a Planned Development, Preliminary Plan, and Tentative
Subdivision Map for the Residences at Preserve subdivision application submitted by Aimco
Robin Drive L.C., based upon the findings listed below:
1.

Recitals

The foregoing recitals are true and correct and are incorporated into the findings herein.
2.

Record

The Record of Proceedings (“Record”) upon which the Planning Commission makes its
recommendation includes, but is not limited to:
(1) the 2009 General Plan including the 2015-2023 Housing Element, (2) the FEIR certified for
the 2009 General Plan, including the appendices and technical reports cited in and/or relied upon
in preparing the FEIR, (3) the Initial Study/Mitigated Negative Declaration for the Residences at
Preserve Subdivision Project, (4) all staff reports, Town files and records and other documents
prepared for and/or submitted to the Commission relating to the Residences at Preserve
Subdivision Project, and its request for a Zoning Amendment, Planned Development, Preliminary
Plan, Precise Plan, Tentative Map, and Design Review, (5) all documentary and oral evidence
received at public hearings or submitted to the Town relating to the project, and (6) all matters
of common knowledge to the Commission and the Town, including, but not limited to, Town,
state, and federal laws, policies, rules, regulations, reports, records and projections related to
development within the Town and its surrounding areas.
The location and custodian of the Record is the Planning Director of the Town of Corte Madera,
300 Tamalpais Drive, Corte Madera, CA 94925.
2.

Findings

General
The proposed Planned Development is contingent upon Town Council approval of the requested
Zoning Amendment to rezone the property from Hillside Land Capacity Overlay District to the
Planned Development Overlay District. The Corte Madera Planning Commission recommends
Town Council approval of the Zoning Amendment as outlined in the associated Planning
Commission Resolution 19-007.
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The Planned Development Overlay District provisions are intended to allow freedom of design to
obtain developments which will be an asset to the town by equaling or surpassing the quality
required by the regulations of underlying Zoning Districts. A development under the PD structure
is implemented through a Preliminary Plan and Precise Plan. The proposed Planned Development
for the project implements a clustered subdivision design that requires modifications to the
minimum lot width at the property front setback line, the minimum front yard setback, and the
minimum rear yard setback standards that apply in the R-1 Zoning District as detailed in Exhibit
A for each proposed lot.
The Planned Development also includes a request for a waiver of CMMC §18.31.050(2) requiring
owner-occupancy for one of the units on a lot containing an ADU, and modification to CMMC
§18.24.120 to exempt the proposed accessory dwelling units and associated single-family units
from the inclusionary housing calculation formula consistent with Corte Madera 2015-2023
Housing Element Implementation Program H-2.6.b.
Required Planned Development Findings
Pursuant to CMMC §18.18.340, the Planning Commission may recommend approval or conditional
approval of a Planned Development subject to the following findings:
1. The Project is consistent with all criteria and findings established in Municipal
Code Chapter 18.30, Design Review.
The project is consistent with all criteria and findings established in Municipal Code Chapter
18.30, Design Review, as outlined in detail in Planning Commission Resolution 19-010.
2. In general, the Project shall be designed to fit the existing topography; the site
shall not be significantly graded to accommodate the project.
The Project involves nearly 3,400 cubic yards of cut and a net fill of 780 cubic yards. The
clustered design significantly limits development along hillsides by focusing development on
previously graded portions of the “lower” area. Where hillside development is necessary,
buildings are designed to fit the natural contour by stepping back structures or aligning the
building (in the case of lot 16) to follow the site’s topography. The Project incorporates all
recommended geotechnical recommendations established in the geotechnical report to ensure
the development is secure. The proposed grading is appropriate to achieve the clustered
development at the site.
3. The proposed density does not exceed the maximum allowed density.
5.93 acres of the property are located in the R-1 Zoning District and 9.49 acres are in the R1-C District. The project is consistent with the maximum allowed density of the underlying R1 and R-1-C Zoning Districts which are 5.8 units per acre (maximum capacity of 34 units on
the 5.93 acres) and 0.2 units per acre (maximum capacity of 2 units on the 9.49 acres). The
project also maintains a site density consistent with the Housing Element development
program for the property in Implementation Program H-2.6.b, which defers to the Hillside
Land Capacity density formula contained in CMMC §18.18.105. The Housing Element Program
identifies a capacity of 16 units and 8 ADUs, with the potential need to reduce the capacity
to 15 units and 8 ADUs for environmental resource conservation. The project utilizes a
clustered design to achieve the 16-unit capacity identified in the Housing Element while
4

limiting impacts on environmental resources on the site. The project does not exceed the
maximum allowable nor the maximum feasible density for the site.
4. Final contours and slopes shall generally reflect existing landforms; in particular,
building pads and terraces interspersed with slopes shall not be created, and
ridgelines, knolls and significant tree masses shall be preserved.
The Project layout establishes building pads and terraces along site contours and does not
intersperse buildings on the hillside. All structures are more than 50 feet from a ridgeline and
the development is concentrated in a valley rather than on knolls and elevated planes. Several
trees will be removed from the site to accommodate the development; however, the clustered
design minimizes overall tree loss to the maximum extent feasible. 68 trees will be removed
by the project, including 27 oak trees, however the project will provide at least 107
replacement trees and expand the oak woodland area on the site by 1.04 acres through
sensitive habitat restoration and rehabilitation requirements contained in the project
conditions and the CEQA Mitigation Monitoring and Reporting Plan. The expanded oak
woodland will be preserved in perpetuity through restrictions recorded with the County of
Marin, and landscape areas will be maintained through active, on-site property management.
The development reflects existing land forms and preserves significant tree masses consistent
with this finding.
5. The proposed development seeks to avoid significantly intruding into the views,
privacy, and sunlight of adjoining residences.
Adjoining single-family residences are located well uphill of the proposed development such
that views will not be impacted by the development. Views from the upper stories of the
adjacent apartments at the Preserve at Marin complex are similarly unaffected by the Project.
Rooftop solar, if installed, must be non-reflective consistent with the project conditions to
minimize glare on adjacent, uphill properties. View, privacy, and light impacts are discussed
in more detail under the Design Review findings below. Overall, the project will not have a
significant impact on adjacent views, privacy, and access to sunlight.
6. Views from public open space areas, rights-of-way, and other public places and of
major public open space areas are not significantly affected.
By preserving the “upper” area as private open space in perpetuity with the option for a public
access trail easement on the existing informal trail, views from public areas will be preserved
by the project. Prominent views from Robin Drive are north toward the Bay beginning at the
southern proposed entrance to the private road for the Project. The ridgeline to the west is
disrupted by existing development along Cibrian Drive and generally obscured by tree cover.
Public views are generally unaffected or are improved by preserving the “upper” area as
publicly-accessible open space.
7. Wide pads or level areas are not created to accommodate roads. Roads should be
fit into the existing topography; one-way roads may be preferred over two-way
roads to reduce grading, and on-street parking should be parallel to the road, not
perpendicular.
The proposed private road traverses an existing graded site. The one-way design and shared
use functionality minimize the required right-of-way area to the maximum extent feasible on
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the site while maintaining accessibility for residents and emergency vehicles. No on-street
parking is proposed; on-site and shoulder parking spaces provide parking for the subdivision.
The project’s roadway fits into the existing topography and minimizes grading of the site.
8. Buildings, parking, carports and landscaping shall be arranged so that view
corridors from downslope lots are created.
The primary view for future residents of the site will be toward the Bay. Hillsides block views
to the east and south, and the Preserve at Marin shields views to the west. View corridors are
established in the building design by incorporating second-level outdoor spaces, fenestration
and offset buildings. The topography of the site places downhill properties northerly, thereby
ensuring that downhill properties enjoy Bay views. Landscaping frames the proposed lots, and
tall vegetation is located generally along the proposed road and on the hillside. Low and
medium-height landscaping is placed along side yards to minimize private view obstructions.
The project provides adequate view corridors for the proposed units.
Required Preliminary Plan Findings
Per CMMC §18.18.40, the Planning Commission may recommend approval or conditional approval
of a Preliminary Plan subject to the findings below.
1. The Project can be substantially completed within a period of four years.
The proposed construction timeframe is expected to be 20 months; Conditions #10 and #11
ensure that the project will be completed within 3 years, and Condition #19 ensures the work
will be conducted in a single phase.
2. Each individual phase of the Project, as well as the total development, can exist
as an independent unit capable of creating an environment of sustained
desirability and stability, and the proposed uses will be harmonious with present
uses in the vicinity.
The project will be constructed in one phase, per Condition #19.
3. The proposed density will not exceed the capacity of the land to sustain it, and
traffic generated by the development will not exceed the capacity of the local
street system, including intersections.
The proposed density is consistent with the Housing Element development program for the
site and is more responsive to the environmental context than originally envisioned in the
development program due to the clustered, Planned Development design.
As provided in the CEQA IS/MND, the Project will not generate excessive traffic beyond the
capacity of the local street system. Existing pedestrian and bicycle access at the intersection
of Robin and Paradise Drive will be improved consistent with the project’s CEQA Mitigation
Monitoring and Reporting Plan to further pedestrian and bicycle safety in the Town. Condition
#60 requires that the project contribute up to $250,000 toward the Paradise Drive Multi-Use
Pathway Improvements, which will facilitate safe multi-modal access to and from the site.
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4. The Project will continue the development pattern of any adjacent residential
neighborhoods without abrupt change and will not significantly affect traffic
patterns, views and land use in adjacent residential neighborhoods.
The Project is a self-contained clustered subdivision, set significantly back from surrounding
neighborhoods. Due to the topography of the area, the proposed lots sit well below adjacent
single-family neighborhoods in Tiburon and do not have direct access to these neighborhoods.
The adjacent Preserve at Marin apartment complex features several 4 and 5-story multi-unit
structures that define the use, traffic, and character of Robin Drive. Views from units in these
structures are unaffected by the proposed development.
The proposed structures are located on graded portions of the property that are elevated
above Paradise Drive, the main through-road, but well below surrounding ridgelines such that
the development will not affect views from adjacent properties.
The project provides a buffer between the low-density residential neighborhoods to the north
and west, and the apartment complexes east of the site. The project is compatible with
existing neighborhoods, will not generate significant traffic, and will improve the circulation
conditions in the area and conditions and with CEQA mitigations incorporated.
5. Existing or proposed utility services are adequate to serve the Project, and
adequate fire protection can be provided.
The applicant has secured will-serve letters from all necessary utilities indicating capacity to
service the Project. The Project is responsible entering into a pipeline extension agreement
with the Marin Municipal Water District to complete a pipeline extension to the property before
water service will be available. Condition #94 (Attachment 21) ensures that all utilities services
will be connected prior to the issuance of Occupancy Permits.
6. The Project conforms with the purposes of the Overlay District in which the site is
located and conforms to the General Plan and Zoning Code.
The project is consistent with the applicable Overlay District as described in the associated
Planning Commission Resolution 19-009 recommending Town Council approval of the
requested Zoning Amendment to rezone the property from the Hillside Land Capacity to
Planned Development Overlay District, and the preceding Planned Development findings.
As detailed in the Town of Corte Madera staff report for the project, dated February 22, 2019,
the requested modifications to development standards in the R-1 Zoning District are necessary
to enable the clustered development pattern for the project, and the proposed waivers to the
owner-occupancy requirement for accessory dwelling units and the inclusionary housing
requirement for accessory dwelling units and associated primary units are consistent with the
General Plan because:
it successfully implements the Housing Element development program for the site
(addressing Housing Element Program H-2.6.b, and Policies H-2.15 and H-2.16),
it is designed and conditioned to ensure that affordable housing goals are achieved
(addressing General Plan Program LU-2.2.b, and Policies Policy LU-2.2, and LU-2.11),
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it improves circulation options and safety for vehicles, cyclists, and pedestrians
(addressing General Plan Programs CIR-1.1.c, CIR-2.1.a, CIR-3.1.b, CIR-3.1.d, CIR-3.3.b,
CIR-5.1.b, RCS-6.5.b, and PR-3.1.a),
it is well designed and is compatible with the neighborhood and context (addressing
General Plan Policies LU-2.4, CD-1.2, CD-1.3, CD-1.5, CD-2.4, CD-2.5, CD-3.1, CD-3.3, H3.2, and H-3.3);
it protects natural resources (addressing General Plan Programs RCS-2.6.d, RCS-7.1.a,
RCS-9.2a, and Policy RCS-7.3); and
it incorporates safety and fire resistance measures to reduce overall risk of harm
(addressing General Plan Programs PSH-1.1.c, PSH-8.2.a, and PSH-8.2.d):
The Project, as conditioned, conforms to the Overlay District, General Plan and Zoning Code.
Required Tentative Map Findings
Subdivision Tentative Maps must conform with the requirements of CMMC Chapter 17.20,
Tentative Maps, and the CA Subdivision Map Act (SMA). There are seven standards in the SMA
(Government Code §66474) by which subdivisions are evaluated:
1. The proposed map is consistent with applicable General and Specific Plans as
specified in §65451.
The Town has not adopted a Specific Plan that applies to the property, and as previously
stated in findings related to General Plan consistency under the Preliminary Plan findings, the
Project is consistent with all applicable General Plan policies for the site and with the applicable
Low-Density Land Use Designation that pertains to the “lower” disturbed portion of the site.
2. The design or improvement of the proposed subdivision is consistent with
applicable General and Specific Plans.
A Specific Plan does not apply to the site and the Project is consistent with the General Plan
as noted in the previous standard and in the Preliminary Plan findings.
3. The site is physically suitable for the type of development
The site has significant development constraints owing to its topography, sensitive biological
features and habitats as discussed in the CEQA IS/MND (Attachment 9), and jurisdictional
watercourses/wetlands. The property is also listed as a High Potential Housing Opportunity
Site in the Corte Madera 2015-2023 Housing Element, and the development program for the
site envisioned up to 16 units with 8 ADUs consistent with the proposed subdivision plan. A
significant portion of the site was previously-graded, and the site is surrounded by existing
residential development. The Project achieves the anticipated residential capacity in a
clustered site layout that is responsive to the property’s physical constraints and is therefore
a suitable development.
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4. The site is physically suitable for the proposed density of development
The site is suitable for the proposed development as described in the previous standard. The
Housing Element development program for the property anticipated 16 units, the controls
established by the Hillside Land Capacity Overlay District—although they will be removed from
the site by the requested project entitlements—are being upheld by the Planned Development
program. An IS/MND has been prepared for the project pursuant to CEQA and has found that
the project will not create significant impacts on the environment that are not effectively
mitigated, as described in further detail in the associated Planning Commission Resolution 19007, recommending Town Council approval of the IS/MND for the project.
5. The design of the subdivision or the proposed improvements are not likely to cause
substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat.
As documented in the draft Mitigated Negative Declaration (MND) for the project, the project
will not cause substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat. The subdivision is in an area with jurisdictional wetlands and
watercourses, however the design of the subdivision avoids these features by clustering
structures in previously graded areas away from these resources. Open Space B protects a
jurisdictional watercourse that traverses through the center of the subdivision and impacts to
the watercourse are minimized by a span bridge over the watercourse. Condition #50 and
the MMRP for the project require that the applicant secure appropriate agency permits from
the Regional Water Quality Control Board and CA Dept. of Fish and Wildlife to ensure that any
impacts to wetlands and watercourses are mitigated.
The Project will remove 68 trees from the property. At least 107, 24”-box trees will be planted
throughout the “lower” area and along Robin Drive, in compliance with the Town’s Code and
to enhance the existing tree canopies. The landscaping mixes native oaks with oaks that are
both native and resistant to the diseases. The extent of tree loss on the site is minimized by
the clustered design. Sensitive habitats will be restored through the CEQA mitigations for the
project, which includes expanding the existing oak woodland on the property by 1.04 acres.
The subdivision, with associated conditions and subject to the MMRP, will not cause
substantial environmental damage.
6. The design of the subdivision or type of improvements is not likely to cause serious
public health problems.
The design of the subdivision and the residential improvements in the subdivision are not
likely to cause serious public health problems in that the project will be not expose inhabitants
of the homes to any known hazards.
7. The design of the subdivision or the type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of, property
within the proposed subdivision.
The design of the subdivision does not conflict with existing easements; rather, the Project
memorializes an existing informal trail to Ring Mountain by establishing an option for a
permanent public access easement from the terminus of Robin Drive across the “upper” area
to Ring Mountain.
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Compliance with the California Environmental Quality Act (CEQA)
The Initial Study/Mitigated Negative Declaration was prepared for the project in accordance with
the California Environmental Quality Review Act and that based on the whole record, including
public comments received during the public review process, there is not substantial evidence that
the project will have a significant effect on the environment as more fully set forth in the Findings
in Resolution 19-007.
NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Town of Corte Madera Planning
Commission forwards its recommendation to the Town Council to approve the Planned
Development and Preliminary Plan, including the modification to development standards outlined
in Exhibit A; and the Tentative Subdivision Map, attached in Exhibit A for the Residences at
Preserve project to construct a 16-unit single-family subdivision with 8 accessory dwelling units,
associated landscaping, tree removal, and site improvements at the base of Robin Drive (APN
038-011-21).
* * * * * * * * * * * *
PASSED AND ADOPTED by the Corte Madera Planning Commission on February 26, 2019 by
the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

__________________________________
Peter Chase, Chair
_______________________
Adam Wolff, Planning Director
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EXHIBIT A

Existing R-1 Zoning Development Standards and Modifications Proposed in the Planned Development for the Residences at Preserve Project
LOT NUMBER IN PROJECT

R-1
STANDARD

MAX/MIN
PROPOSED
IN THE PD

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

7,500

7,514

7,532

7,514

9,779

7,610

9,655

9,388

18,249

13,421

10,618

10,170

11,833

12,418

11,622

10,689

8,564

29,639

At Street

30

31

41.1

48.6

86.6

79.3

85.9

76.2

43.7

51.7

59.0

55.3

64.9

64.8

30.6

46.5

77.5

195.2

At Setback

70

33

66.5

50.0

82.2

75.8

111.1

79.0

60.7

64.7

60.5

55.4

65.4

64.6

33.1

64.8

84.1

192.5

Front Yard

20

3.0

7.3

20.1

8.3

17.4

3.0

12.5

32.4

12.7

8.1

22.2

12.2

25.0

44.5

8.1

4.9

21.4

Side Yard

6

7

7

7

12.8

9.7

12.6

13.7

9.8

11

10

10

11.9

11.2

11.4

10

16

19.4

Side (Corner)

15

15

23

N/A

15

20

Rear Yard

25

17.7

29.5

51.6

36.5

29.2

18.3

32.4

69.9

54.7

78.5

92.7

85.7

81.5

17.9

53.9

17.7

73.5

40%

30.6%

30.6%

29.6%

28.6%

24.7%

29.5%

23.2%

15.1%

15.3%

19.4%

20.2%

21.9%

20.9%

24.5%

24.3%

24.0%

11.9%

Height

30

30

30

30

30

30

30

30

30

30

30

30

30

30

30

30

30

30

F.A.R.

See Note 2

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

0.40

STANDARD
Site Area (ft2)
Lot Width (ft)

Setbacks (ft)

Coverage

N/A

N/A

NOTE 1: Cells highlighted in gray do not conform with existing development standards in the R-1 Zoning District
NOTE 2: Floor Area Ratio (F.A.R.) is determined on a sliding scale according to lot size as outlined in Municipal Code §18.08.220:
NET LOT AREA

MAXIMUM F.A.R. PERMITTED IN R-1

4,600 ft2 or less

0.60

Greater than 4,600 ft2
and less than 7,700 ft2

(10% × 𝑁𝑒𝑡 𝐿𝑜𝑡 𝐴𝑟𝑒𝑎) + 2,300)
𝑁𝑒𝑡 𝐿𝑜𝑡 𝐴𝑟𝑒𝑎

7,700 ft2 or more

0.40

COMMENTS
No lots are proposed at this net lot size
The largest maximum allowable F.A.R using this formula for
proposed lots between 4,600 and 7,700 ft2 is 0.40 for Lot 4.
All proposed lots of this size achieve a F.A.R. of 0.40.
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Attachment 4
Draft resolution to recommend Town Council approval
of the Precise Plan and Design Review (Res. #19-010)

BEFORE THE TOWN OF CORTE MADERA PLANNING COMMISSION
In the Matter of:
Recommendation to the Town of Corte
Madera Town Council to approve a Precise
Plan and Design Review to construct 16
single-family units with 8 accessory dwelling
units and associated landscaping, tree
removal, and site improvements at the base
of Robin Drive (APN 038-011-21).

Resolution No. 19-010
Permit No. PL-2017-0055 to 2017-0061
Adoption Date: February 26, 2019

WHEREAS, On April 21, 2009, the Town Council conducted a public hearing on the Town of
Corte Madera 2009 General Plan (the “2009 General Plan”), including the Revised Final
Environmental Impact Report (FEIR) and its accompanying Mitigation Monitoring and Reporting
Program, and considered all oral and written testimony submitted to the Town regarding the
same prior to taking its action. By Resolution No. 3595, the Town Council certified the FEIR for
the General Plan, and considered the FEIR and identified mitigation measures prior to taking
action to adopt the 2009 General Plan, including its related goals, policies and programs, by
separate Resolution No. 3594; and
WHEREAS, in March of 2014, the Town Council of the Town of Corte Madera directed staff to
prepare a draft Housing Element for the 2015-2023 housing cycle to update the existing
Housing Element approved in April 2011; and
WHEREAS, on April 28, 2015, following a written statement from the California Department of
Housing and Community Development on April 2, 2015 that the draft 2015-2023 Housing
Element would comply with State Housing Element law, the Planning Commission passed
resolution 15-004 recommending the Town Council of the Town of Corte Madera adopt an
amendment to the 2009 General Plan to incorporate the 2015-2023 draft Housing Element; and
WHEREAS, On May 19, 2015, the Town Council passed Resolution 21/2015 authorizing an
amendment to the 2009 General Plan to adopt and incorporate the Town of Corte Madera
2015-2023 Housing Element; and
WHEREAS, the Corte Madera 2015-2023 Housing Element includes, among other policies,
Policy H-2.6, which names the subject property as a High Potential Housing Opportunity site;
and
WHEREAS, on July 12, 2016, the Planning Commission conducted a study session on a
preliminary design for the project and provided non-binding feedback to the applicant on the
requested entitlements. At this meeting members of the public also provided comment on the
project; and
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WHEREAS, Aimco Robin Drive L.C. submitted an application on May 8, 2017 for a Zoning
Amendment to enable a Planned Development for a clustered subdivision described in the
supporting Preliminary Plan, Precise Plan, Tentative Map, and Design Review application involving
subdividing the property into 19 lots with a private access road, and constructing a 16-unit singlefamily subdivision with 8 accessory dwelling units, landscaping, tree removal, and site
improvements at the base of Robin Drive (APN 038-011-21); and
WHEREAS, the requested Zoning Amendment includes a rezoning of the project site to remove
the existing Hillside Land Capacity Overlay District and add the Planned Development Overlay
District to the property; and
WHEREAS, the requested Planned Development, includes a Preliminary Plan and Tentative
Subdivision Map to subdivide the property into 19 lots with a private access road in a clustered
development pattern; and
WHEREAS, the Planned Development includes modifications to several development standards
in the R-1 Zoning Districts, including: reducing minimum lot width standards at the front property
boundary and the minimum lot width standards at the front setback line, the minimum depth of
front yard setback, and the minimum required setbacks from the rear property boundary; and
WHEREAS, the Planned Development includes a request to waive the owner-occupancy
requirement for properties with accessory dwelling units defined in CMMC §18.31.050(2) to allow
for an all-rental property management structure for the subdivision where the property owner is
a Real Estate Investment Trust that will provide on-site property management but will not occupy
housing units, and to exempt accessory dwelling units and associated primary dwelling units from
the inclusionary housing requirements defined in CMMC §18.24.120 to implement Corte Madera
2015-2023 Housing Element Implementation Program H-2.b.a for the site; and
WHEREAS, the Precise Plan for the project is identical to the Preliminary Plan for the project;
and
WHEREAS, on November 13, 2018 the Notice of Completion and Draft Initial
Study/Environmental Checklist for the project was filed with the State Clearinghouse beginning a
30-day public review period; and
WHEREAS, on November 14, 2018 the Notice of Availability and Notice of Intent to Adopt a
Mitigated Negative Declaration for the project was filed with the Marin County Clerk; and
WHEREAS, on November 14, 2018 the Notice of Availability of the Draft Initial
Study/Environmental Checklist and Notice of Public Hearing for the project were mailed to
residents within 500 feet of the subject property; and
WHEREAS, on February 15, 2019 the Town sent a notice to all properties within 500 feet of the
project site announcing a February 26, 2019 Planning Commission hearing to review the
application; and
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WHEREAS, on February 26, 2019, the Corte Madera Planning Commission held a public hearing
on the project, heard testimony from the applicant and interested parties, and at the close of the
public hearing voted to adopt Resolution No. 19-009, recommending to the Town Council of the
Town of Corte Madera that it approve the requested Planned Development, Preliminary Plan, and
Tentative Subdivision Map for a clustered subdivision involving 16 single-family homes with 8
accessory dwelling units and associated site improvements at the base of Robin Drive (APN 038011-21).
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the Town of
Corte Madera does hereby recommend that the Town Council of the Town of Corte
Madera approve a Precise Plan and Design Review for the Residences at Preserve
subdivision application submitted by Aimco Robin Drive L.C., based upon the findings listed
below:
1.

Recitals

The foregoing recitals are true and correct and are incorporated into the findings herein.
2.

Record

The Record of Proceedings (“Record”) upon which the Planning Commission makes its
recommendation includes, but is not limited to:
(1) the 2009 General Plan including the 2015-2023 Housing Element, (2) the FEIR certified for
the 2009 General Plan, including the appendices and technical reports cited in and/or relied upon
in preparing the FEIR, (3) the Initial Study/Mitigated Negative Declaration for the Residences at
Preserve Subdivision Project, (4) all staff reports, Town files and records and other documents
prepared for and/or submitted to the Commission relating to the Residences at Preserve
Subdivision Project, and its request for a Zoning Amendment, Planned Development, Preliminary
Plan, Precise Plan, Tentative Map, and Design Review, (5) all documentary and oral evidence
received at public hearings or submitted to the Town relating to the project, and (6) all matters
of common knowledge to the Commission and the Town, including, but not limited to, Town,
state, and federal laws, policies, rules, regulations, reports, records and projections related to
development within the Town and its surrounding areas.
The location and custodian of the Record is the Planning Director of the Town of Corte Madera,
300 Tamalpais Drive, Corte Madera, CA 94925.
2.

Required Precise Plan and Design Review Findings

Pursuant to CMMC §18.18.050, the Planning Commission may recommend approval or conditional
approval of a Precise Plan provided the Precise Plan conforms to an approved Preliminary Plan
and applicable findings for Design Review required by CMMC Chapter 18.30, Design Review.
The Precise Plan is wholly consistent with and is identical to the Preliminary Plan for the
Residences at Preserve project that was analyzed by the Planning Commission on February 26,
2019. The Planning Commission findings for the Preliminary Plan established in Planning
Commission Resolution 19-009 apply to the Precise Plan and are incorporated herein by reference.
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Pursuant to CMMC §18.18.340, the Planning Commission may recommend approval or conditional
approval of a Precise Plan and Design review subject to the following Design review findings:
1. The Project conforms with the General Plan and all provisions of the Zoning
Ordinance.
As detailed in the Town of Corte Madera staff report for the project, dated February 22, 2019,
the project is consistent with the General Plan because:
it successfully implements the Housing Element development program for the site
(addressing Housing Element Program H-2.6.b, and Policies H-2.15 and H-2.16),
it is designed and conditioned to ensure that affordable housing goals are achieved
(addressing General Plan Program LU-2.2.b, and Policies Policy LU-2.2, and LU-2.11),
it improves circulation options and safety for vehicles, cyclists, and pedestrians
(addressing General Plan Programs CIR-1.1.c, CIR-2.1.a, CIR-3.1.b, CIR-3.1.d, CIR-3.3.b,
CIR-5.1.b, RCS-6.5.b, and PR-3.1.a),
it is well designed and is compatible with the neighborhood and context (addressing
General Plan Policies LU-2.4, CD-1.2, CD-1.3, CD-1.5, CD-2.4, CD-2.5, CD-3.1, CD-3.3, H3.2, and H-3.3);
it protects natural resources (addressing General Plan Programs RCS-2.6.d, RCS-7.1.a,
RCS-9.2a, and Policy RCS-7.3); and
it incorporates safety and fire resistance measures to reduce overall risk of harm
(addressing General Plan Programs PSH-1.1.c, PSH-8.2.a, and PSH-8.2.d).
The project includes a Planned Development with modifications to development standards
applicable to the R-1 Zoning District consistent with the intent of the Planned Development
Overlay District as provided in Planning Commission Resolution 19-008, recommending Town
Council approval of a requested Zoning Amendment for the project to rezone the property
from Hillside Land Capacity Overlay Zoning to Planned Development Overlay Zoning; and
Planning Commission Resolution 19-009, recommending Town Council approval of a Planned
Development, Precise Plan, and Tentative Map for a clustered subdivision with modified R-1
Zoning District development standards, and waivers to the owner-occupancy standards for
accessory dwelling units and inclusionary housing requirements for accessory dwelling units
and associated primary units.
2. The Project will not unnecessarily remove trees and natural vegetation, will
preserve natural landforms and, whenever possible, avoid development within
fifty vertical feet of ridgelines, does not include excessive or unsightly grading of
hillsides, and otherwise will not adversely affect the natural beauty of the town.
Tree loss associated with developing 16 structures on the site is less than significant due to
the proposed replanting program and habitat restoration, which provide replacement in
excess of the loss, and expand oak woodland habitat by a net gain of 1.04 acres at the site.
This habitat will be maintained as open space in perpetuity. This approach to tree loss ensures
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that the tree removal remains at a less-than-significant level and that sensitive habitats on
the site are enhanced and remediated as a result of the Project.
No structures are proposed within 50 feet of a ridgeline and structures are located on existing
graded areas of the site to minimize unsightly grading and hillside degradation. The Project
will preserve 10.75 acres of the site as private open space in perpetuity and the site plan and
landscaping plan ensure that Paradise Drive will remain a scenic corridor. Thus proposed
design will not unnecessarily remove trees and habitat, will preserve natural landforms, will
not intrude into ridgelines, and will not otherwise adversely affect the natural beauty of the
town.
3. The Project will not significantly and adversely affect the views, sunlight or privacy
of any nearby residences, will provide adequate buffering between residential and
nonresidential uses, and otherwise is in the best interest of the public health,
safety and general welfare.
The project provides all units with views and access to sunlight, while maintaining privacy.
The primary view for future residents of the site will be toward the Bay as the subdivision is
concentrated in a valley: hillsides block views to the east and south, and the Preserve at Marin
apartments shield views to the west. View corridors are established in the building design by
incorporating second level outdoor spaces, fenestration and offset buildings. The topography
of the site places downhill properties northerly, thereby ensuring that downhill properties
enjoy Bay views. Low and medium-height landscaping is placed along side yards to minimize
view obstruction from residences. The orientation of the lots and buildings in the subdivision
ensure access to sunlight by maintaining separation between structures and providing all
units, including the accessory units, with ample fenestration. The sloping nature of the site
also provides northerly exposure, and southern light is captured through cantilevered roof
lines that allow for larger windows. Offset structures ensure that private outdoor spaces allow
views to the Bay.
Adjoining single-family residences are located well uphill of the proposed development such
that views will not be impacted by the development. Views from the upper stories of the
adjacent apartments at the Preserve at Marin complex are similarly unaffected by the Project.
Privacy is managed by varying the size and location of fenestration on the structures. Where
lots face public spaces or view corridors, fenestration is larger and more prominent as
compared with fenestration on elevations near other structures or that are not oriented toward
prominent views (west and south). With lots 8 through 12, where there is the most proximity
between units, wood slat screening is appended to windows to further ensure privacy from
uphill structures. Privacy with respect to the adjacent Tiburon neighborhood and Preserve at
Marin complex is unaffected by the Project due to the wide separation and elevation change
between the Project and these properties. The closest property in Tiburon is 15 Cibrian Drive,
whose rear elevation is approximately 105 feet from the rear elevation of lot 12. The rear
yard of 15 Cibrian is uphill of the roofline of lot 12, and due to the limited rear yard space for
occupants of lot 11 and 12, there is limited opportunity for privacy intrusion through rear yard
open spaces. Outdoor spaces for lots 11 and 12 are focused on the patios provided on the
eastern elevation facing toward Robin Drive and the Bay.
The project will not significantly and adversely affect the views, sunlight or privacy
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4. The structure, site plan and landscaping are in scale and harmonious with existing
and future development adjacent to the site, and in the vicinity, and with the
landforms and vegetation in the vicinity of the site, and landscaping shall be based
on water conservation designs.
The Project is harmonious with adjacent development in that it continues the single-family
residential character established in Tiburon to the west, and its clustered design serves as an
appropriate transition to the dense Preserve at Marin apartment complex to the east. The
proposed units, apart from lot 16, are smaller than the median-sized home in the adjacent
Tiburon neighborhood, and are nestled in a valley to shelter the established neighborhood
from the new development. The clustered subdivision design with ample setbacks from
adjacent properties also ensures that future tenants will enjoy access to light, air, and views
despite the adjacent apartment structures.
Condition #27 requires that the Project complies with graywater provisions in Title 13 of the
Marin Municipal Water District (MMWD) Code (Ordinance 429) and the Model Water Efficient
Landscape Ordinance (Condition #23) to the extent that graywater is feasible and desirable
on-site considering the challenges of managing effluent discharge in a rental complex, as well
as the site’s topography and proximity to the Bay. The Project includes three bioretention
swales and six tree boxes that are designed to retain stormwater flows which will reduce the
need for watering. The landscaping proposed for the site, and the Vegetation Management
Plan (VMP) included as Attachment C in the CEQA IS/MND for the project, outline a planting
program of native varietals that are suited to local hydrological conditions. The Project will
also comply with Marin Municipal Water District (MMWD) water conservation standards.
The structure, site plan and landscaping are in scale and harmonious with existing and future
development, with the landforms and vegetation in the vicinity, and the landscaping shall be
based on water conservation designs.
5. Development materials and techniques will result in durable high-quality
structures and landscaping.
The proposed construction materials include high-quality durable products. The materials use
an earth-tone color palette that blends into the environment and wood accents throughout
add texture and soften the building mass. Materials are alternated throughout each lot and
on each structure to add detail and visual interest. The proposed landscaping uses local
varietals that are resilient to site conditions. The Vegetation Management Plan for the property
shall be reviewed and approved by the Fire Marshall, and it includes several measures to
ensure proper irrigation and landscape maintenance to remove pyrophytic and invasives that
generate fire fuels. The project is also required to provide on-site property management to
ensure landscape resilience in the long term. The proposed development materials and
techniques will result in durable high-quality structures and landscaping.
6. The structures, site plan and landscaping create an internal sense of order, provide
a visually pleasing setting for occupants, visitors and the general community, are
appropriate to the function of the site, and provide safe and convenient access to
the property for pedestrians, cyclists and vehicles.
The Project is designed as a contained residential subdivision with open space areas and
architecture that provides visual appeal and an internal sense of order. Condition #58 ensures
that the clustered design is more effectively carried through lots 6 and 7 by framing the street
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more effectively with the structures on these lots. Condition #56 requires greater articulation
on garages for lots 1-3 and 8-12 to reduce the prominence of solid garage-dominated facades.
The CEQA MND mitigation TR-1 requires the applicant to modify the Paradise Drive/Robin
Drive intersection to provide enhanced sight distance by reconfiguring the intersection’s curbs,
moving Robin Drive’s stop bar northerly, pruning trees within the public right-of-way; and
enhanced pedestrian safety by installing a new east-west crosswalk across Robin Drive, with
associated ADA improvements and sidewalk extensions. Condition #60 requires that the
applicant provide a fair-share contribution to extend the Paradise Drive Multi-Use Pathway
from the planned terminus at Upupanda Way westerly to the improved Robin Drive
intersection. The Paradise Drive Multi-Use Pathway extension condition ensures the Project
will comply with General Plan Policy CIR-1.5, as well as Programs CIR-1.1.c, CIR-2.1.a, and
CIR-3.1.b. Therefore the project, as conditions and with CEQA mitigations incorporated,
creates an internal sense of order, in a visually pleasing setting, and provides safe and
convenient access to the property for pedestrians, cyclists and vehicles.
7. To the maximum extent feasible, the Project includes the maintenance,
rehabilitation and improvement of existing sites, structures and landscaping, and
will correct any violations of the Zoning Ordinance, Building Code or other
Municipal Codes that exist on the site.
The Project site is undeveloped, thus non-conforming structures are not present. The Project
includes thorough remediation of existing landscaping and the site’s natural condition by
removing pyrophytic landscaping, invasive species, and trees that have succumbed to
pathogens such as Sudden Oak Death. The project results in a net gain of oak woodland
habitat of 1.04 acres and will expand protected needlegrass grassland habitat by removing
areas that have succumb to invasive species. The Project memorializes an existing informal
public pathway to Ring Mountain establishing an option for a formal public access easement.
Furthermore, the Project will enhance the existing ephemeral stream in the “lower” area by
installing rock weirs in the channel to better retain and manage hydrological flows. Landscape
improvements will widen the channel and improve the watercourse for residents’ enjoyment
and to the benefit of local biota. The Project is consistent with this finding.
Compliance with the California Environmental Quality Act (CEQA)
The Initial Study/Mitigated Negative Declaration was prepared for the project in accordance with
the California Environmental Quality Review Act and that based on the whole record, including
public comments received during the public review process, there is not substantial evidence that
the project will have a significant effect on the environment as more fully set forth in the Findings
in Resolution 19-007.
NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Town of Corte Madera Planning
Commission forwards its recommendation to the Town Council to approve the Precise Plan and
Design Review provided in Exhibit A for the Residences at Preserve project involving a subdividing
the property into 19 lots with a private access road, and constructing a 16-unit single-family
subdivision with 8 accessory dwelling units, associated landscaping, tree removal, and site
improvements at the base of Robin Drive (APN 038-011-21).
* * * * * * * * * * * *
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PASSED AND ADOPTED by the Corte Madera Planning Commission on February 26, 2019 by
the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

__________________________________
Peter Chase, Chair
_______________________
Adam Wolff, Planning Director
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Attachment 5
Planning Commission Study Session Staff Report, 07/12/2016

CORTE MADERA PLANNING COMMISSION
STAFF REPORT

THE

TOWN

REPORT DATE:
MEETING DATE:

OF

CORTE MADERA

JULY 8, 2016
JULY 12, 2016

,IL\ltlX cm:x1 \ CAI IHlRXI,\

TO:

PLANNING COMMISSIONERS

FROM:

ADAM WOLFF, PLANNING DIRECTOR

SUBJECT:

STUDY SESSION TO REVIEW PRELIMINARY PLANS FOR A PROPOSED NEW
RESIDENTIAL SUBDIVISION, INCLUDING 16 SINGLE-FAMILY DETACHED HOMES
AND 8 SECOND UNITS, ADJACENT TO ROBIN AND PARADISE DRIVES (THE
PRESERVE PHASE II).

APPLICANT:

AIMCO ROBIN DRIVE LP.

************
PURPOSE:
The applicant requests preliminary review of a proposal to develop a new residential subdivision on
vacant land near the eastern boundary of Corte Madera, adjacent to the Town of Tiburon. The
meeting provides the Planning Commission and interested members of the community with an
opportunity to gain an understanding of the applicant's proposal and provide preliminary feedback
on issues of policy, planning, and design early in the applicant's plan development process. No
action or decisions will be made by the Planning Commission at this meeting. Comments provided
are intended to serve as guidance only, based on information available at this time, and is not an
indication of whether the Planning Commission will ultimately approve or deny any submitted
applications.

BACKGROUND:
AIMCO Robin Drive, L.P. is proposing to develop a new residential subdivision that would include 16
single-family detached homes and 8 second units on an approximately 15.2 acre lot bounded by
Robin Drive on the west, Paradise Drive on the north, and the boundary line between the towns of
Corte Madera and Tiburon on the east. All units are proposed to be rental units with AIMCO
maintaining ownership and management responsibilities. AIMCO currently owns the existing 128unit, 7-building rental apartment project known as The Preserve, which is located immediately
adjacent to the project site to the west. This project was recently renovated by AIMCO and
received design review approval from the Planning Commission in 2012. The applicant's project
description and presentation materials, including site area maps, are attached (Attachment 1).
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The project site is split into a lower area, or northern area, and an upper area, or southern area,
consistent with the zoning district map, which splits the lot into two districts: R-1 Medium Density
Residential {lower parcel) and R-1-C Open Residential (upper parcel). In addition, the entire lot is
located within the Hillside Land Capacity (HLC) Overlay District, which requires geotechnical
analyses, special site planning, and restricts allowable density based on slope stability hazards and
grading considerations. Special findings are required to be made for projects proposed in the HLC
district. The HLC Overlay District text (18.18.100) is attached for your information {Attachment 2).
The project site is designated as a High Housing Potential Site (Site #3) in the Corte Madera Housing
Element adopted in 2015 and the second units proposed to be developed on the site are part of
Town's plan to meet its affordable housing goals over the next 6 years. Detailed information
related to the project site and its development capacity is presented in the Housing Element on
pages 58-61. Additionally, the Housing Element contains policies and programs specific to
development on the Robin Drive site and the production of second units to achieve affordable
housing goals. Attachment 3 contains relevant excerpts from the 2015 Housing Element.
REQUESTED ACTION

Staff believes that the applicant could benefit from the Commission's review and preliminary
feedback and guidance regarding several fundamental aspects of the proposed project at this time,
prior to submission of an application with the Planning Department.
Second Units
Currently, the Corte Madera Zoning Ordinance {Section 18.31.050(2)) requires one of the dwelling
units on a site containing a second unit to be owner occupied. As discussed above, AIMCO is
proposing to rent all of the proposed units and maintain ownership. Therefore, AIMCO is proposing
to modify this existing code requirement.
AIMCO believes any reasoning behind the code's owner occupancy requirement, such as concerns
over property maintenance or tenant selection, can be equally or better addressed by their on-site
management of the property and therefore modification is justified.
Second Unit Policy Modification
Assuming that there is general support for modifying the owner-occupancy requirement to allow
both dwelling units on a site containing a second unit to be rental units, there are several ways in
which the modification could be processed. The primary difference between the options is the
relative applicability of such a change to other properties and areas in Town. Options include the
following:
1) Allow modification of the owner occupancy requirement through the Planned Development
Overlay District, which would only allow changes to the second unit owner occupancy
requirements on this project site. The applicant is already considering rezoning the site to
include the Planned Development Overlay District in order to allow for its proposed "clustered"
site plan approach.
2) Allow modification of the owner occupancy requirement by changing the zoning ordinance
consistent with Policy H-2.16 of the 2015 Housing Element {see Attachment 2). This policy
intends to require second units Town-wide as part of new detached single-family dwelling
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subdivision development where five or more new units are proposed. As part of such a zoning
ordinance amendment, changes to the owner occupancy requirements could be made.
3) Allow modification of the owner occupancy requirement by changing the second unit zoning
ordinance (Section 18.31) to no longer require owner occupancy of one of the units. This
would apply broadly to all sites with new (and possibly existing) second units in Town.
The Commission could provide guidance as to which option it believes to be most appropriate .
Affordability
The Housing Element assumes that the production of second units, based on recent surveys of
market-rate rents charged in Marin County, equates to the production of units affordable to low
and moderate income residents. Therefore, the Housing Element does not assume that specific
rent restrictions for second units are necessary to achieve housing affordability in Town.
The Planning Commission could provide guidance regarding its expectations for ensuring the
second units produced in this particular project achieve the Town's housing affordability goals. In
particular, the Commission could indicate whether rent restrictions are appropriate or not or what
information would aid in making a determination.
Site Planning
As noted above, the applicant is considering utilizing the Planned Development (PD) Overlay District
(Section 18.18.300 of the Zoning Ordinance) to consolidate the housing on the lower area of the
site away from certain environmental constraints and existing homes. The PD district would allow
the applicant to vary certain development standards, such as minimum lot size, to achieve this
broader goal. Utilizing the PD district would require a zoning ordinance amendment to map the PD
district over the project site. The PD Overlay District text is attached for your information
(Attachment 4).
The Planning Commission could provide guidance regarding the appropriateness of this site plan
and regulatory approach.
Upper Area Plan
A single house is proposed to be located in the upper area of the lot in the R-1-C zoning district, on
an exposed knoll. The Planning Commission could provide guidance regarding the appropriateness
of the proposed location in light of required findings that need to be made and/or request
additional information that would help it reach conclusions.
Architectural Design
Feedback regarding the applicant's proposed general design aesthetic and application throughout
the subdivision would help guide the applicant moving forward.
STUDY SESSION

Brett Leonhardt, Vice President, Redevelopment, from AIMCO will be making a presentation to the
Planning Commission describing their development vision and plan for the Robin Drive site, and,
along with the project architect(s), will be available to answer any questions the Commission may
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have. The study session also serves to continue the applicant's public outreach efforts, which
began in April and May with neighborhood meetings.

ATTACHMENTS:
1.
2.
3.
4.

APPLICANT'S PROJECT DESCRIPTION AND PRESENTATION MATERIALS
HILLSIDE LAND CAPACITY OVERLAY DISTRICT TEXT (18.18.100)
EXCERPTS FROM 2015 HOUSING ELEMENT
PLANNED DEVELOPMENT OVERLAY DISTRICT TEXT (18.18.300)
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CONCEPT PHASE PROJECT NARRATIVE
OVERVIEW
Aimco Robin Drive, L.P (Aimco) is pleased to present this concept design narrative for the
“Preserve at Marin II” project, also known as the “Residences at Preserve.” This single-family
residential subdivision plan includes sixteen detached houses on individual lots, with eight
homes including a “second unit,” as required for this site by the Town’s “Housing Element.”
The 15.2-acre parcel sits on the southeastern edge of the Town of Corte Madera on the border of
Tiburon at the intersection of Paradise Drive and Robin Drive. The development is directly
adjacent to Aimco’s Preserve at Marin, a 128-unit apartment community housed in 7 buildings,
which recently underwent extensive renovation. The addition of these sixteen homes presents an
opportunity to expand our community at the Preserve while strictly adhering to the density and
second unit requirements in the Housing Element and zoning code.
Aimco’s neighborhood and community outreach to date has been extensive, with several
neighbor meetings already having been held on site. Both physical mailings and emails have
gone out to residents within 500’ of the site in both Corte Madera and Tiburon. Additionally, we
have conducted meetings with our residents at the Preserve and hosted private meetings with
neighbors who were unable to attend the larger forum. Neighbor feedback has already been
incorporated into the current submittal.
The goal of the development is to diversify Aimco’s existing Preserve at Marin with a residential
product type that aligns with the Town’s planning for the site and adds true value to the
community at large.

PLANNING & PROGRAM
The foundation of the early site planning efforts was a focus on full compliance with the Town’s
Housing Element, which specifically identifies this site for development. Specifically, this parcel
is designated as “Site 3” in the Housing Element, and was determined to have a “High Housing
Potential.” The proposal also respects the density requirements set by both the Housing Element
and the overlay zoning. Each home would be subdivided onto a unique lot and an internal
private drive would provide vehicular access to the homes.
The 15.2-acre, hourglass-shaped site is broken into two differently zoned areas. The “lower” area
to the North is within the R-1 (Medium Density) zoning district and is 7 acres. The underlying
zoning for this parcel allows for 41 homes, however, the parcel is also in the Hillside Land
Capacity HLC overlay, which reduces the allowable density to 15-units and is reflected in the
current proposal. A large portion of this lower parcel was graded, terraced and covered with
gravel by the previous owner of the site and remains in that condition today.
The southern portion of the site, called the “upper parcel,” is 8.2 acres and is within the R-1-C
zoning district. The upper site zoning allows for just 1 home which is reflected in the site plan for
this area. Because both parcels fall within the HLC, there will be specific geotechnical
considerations as the team furthers the design and development. Aimco has worked hard with
the design team to mitigate hillside development impacts, which is further explained below.
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On the lower site, the location and orientation of the homes was driven by several factors and
adjusted multiple times throughout the concept planning phase. The primary driver of the
home’s current locations was an initial site constraints analysis showing the location of sensitive
areas (i.e. trees, watercourse, etc.). This initial analysis led to a clustering of the homes closer to
Robin Drive to create a buffer from the adjacent homes along the site’s Western edge in Tiburon.
This exercise also provided a reduction of the cut and fill by locating the homes in the already
disturbed and graded portion of the site.
The team conducted a tree survey with LSA to call out and work around trees deemed important
to save. The site planning efforts also took into consideration the exiting “Jurisdictional
Watercourse,” and we have added a 25’ buffer around this area and plan to allow the water to
run its current course.
A great deal of feedback from the aforementioned neighborhood outreach efforts was taken into
consideration as well. Evidence of this was the reduction of homes along Paradise drive by 30%.
The homes on the lower site are access by a private one-way drive that routes vehicular traffic
through the parcel. Aimco has conducted a preliminary traffic study with W-Trans and the
impact of the new homes was deemed “imperceptible” in the report. Parking would be provided
within the homes in a covered garage for all of the primary homes. The eight (8) “Second Units”
will have a single parking spot adjacent to the home. The upper site plan has one larger singlefamily home roughly in the middle of the parcel. Aimco intends on adjusting but maintaining
the hiking path that currently runs through the private site to Ring Mountain.
Both the homes on the Lower Parcel and the single home on the Upper Parcel are planned to be
environmentally conscious and the team is currently exploring available sustainable features.
We will seek to mitigate water and energy consumption, use locally sourced material and passive
strategies for cooling and retaining heat. The early aesthetic design of the homes’ exterior
currently reflects a modern California feel with natural landscape and focused view corridors.
The curation of the site as a whole, in lieu of homes being individually developed, is an
additional bonus to the single ownership structure, and we feel it will produce a far more
appealing aesthetic for the community. The creation of this sense of “community” is paramount
to Aimco, and we will seek to further explore this notion as we move forward with the design
efforts.
As previously noted, Aimco plans to provide (8) “Second Units” in accordance with the site’s
mandates in the Housing Element. This plan fulfills half of the Town’s obligation to the State of
California for second unit production. The current design incorporates the second units within
eight individual homes on the Lower Parcel, and they would be integral to the structure of the
primary home. We understand that the goal of these units is to provide an affordable housing
opportunity through scale and efficiency. As such, we have tasked the design team with creating
vibrant and flexible living spaces in roughly 550 square feet, and have reached out to local
employers, including several schools in the area, to inquire about the housing needs of teachers
and similar employees who might benefit from this product type.

ENTITLEMENTS & APPROVALS
Aimco seeks no change to the base zoning for the property. Aimco is, however, seeking to change
the HLC-Overlay to a PD-Overlay in order to allow the clustering of the units on the property
and address second unit ownership. Because this change is only being requested for these
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limited reasons, Aimco is proposing self-imposed conditions of approval that all of the density
and other limitations found in the HLC-Overlay would still apply to the site and be respected in
this application. The plan currently conforms to setbacks on a “Parcel level”, i.e. – the parcel
itself has the required setbacks from all boundaries around it respectively. The clustering of the
homes makes the individual lot setbacks difficult to achieve from the private drive. Aimco feel
strongly that the clustered development on the lower site represents a far more responsible
approach to planning with respect to neighbors and the impacts to the site. The second item the
PD-Overlay is seeking to address for this site only is that of the “Owner Occupancy” requirement
set forth by the zoning code with regards to the Second Units. Aimco is a rental and
management company and as such, would seek to have the homes and the second units be
rental. Our long term ownership mentality and diligent management of our existing asset at the
site exercises proof that this these homes will be maintained and cared for. We feel that this
more than meets the intent of the “Owner Occupancy” requirement and that this ownership
structure might not have been taken into consideration at the time of the structuring of the
second unit ordinance.
Aimco is seeking the input of the Planning Commission in a scheduled Workshop Session on
July 12th, 2016, in advance of making a full formal application.
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Attachment 6
Planning Commission Study Session Meeting Minutes,
07/12/2016

MINUTES
REGULAR PLANNING COMMISSION MEETING
JULY 12, 2016
CORTE MADERA TOWN HALL
CORTE MADERA

COMMISSIONERS PRESENT:

Chair Peter Chase
Vice-Chair Phyllis Metcalfe
Commissioner Jennifer Freedman
Commissioner Bob Bundy
Commissioner Nicolo Caldera

STAFF PRESENT:

Adam Wolff, Planning Director
Judith Propp, Assistant Town Attorney

1. OPENING:
A. Call to Order – The meeting was called to order at 7:30 p.m.
B. Pledge of Allegiance – Chair Chase led in the Pledge of Allegiance.
C. Roll Call – All the commissioners were present.
Rebecca Vaughan, Town Clerk, swore in Commissioners Robert Bundy, Phyllis
Metcalfe and Jennifer Freedman.
2. PUBLIC COMMENT – NONE
3. CONSENT CALENDAR – NONE
4. CONTINUED HEARINGS - NONE
5. NEW HEARINGS – NONE
6. BUSINESS ITEMS
A. ROBIN DRIVE PHASE II - PRELIMINARY REVIEW OF PROPOSED
RESIDENTIAL SUBDIVISION INCLUDING 16 SINGLE-FAMILY
DETACHED HOMES AND 8 SECOND UNITS ON A VACANT LOT
SOUTH OF PARADISE DRIVE AT ROBIN DRIVE. (Planning Director
Adam Wolff)
Chair Chase made introductory remarks and confirmed that the commissioners
will not be taking action tonight.

1

Planning Director Wolff presented the staff report. He explained that this is a
preliminary meeting for the applicants to present their proposed project and the
public and Commissioners could provide comments that would serve as
guidance to the applicant.
Mr. Wolff provided background information on the properties, noting that there
are two parcels that are proposed for development. He said that both parcels are
within the Hillside Land Capacity Overlay District and that the southern lot is
zoned R1C, which is a lower density than the upper R1 lot. Mr. Wolff discussed
the policies outlined in the Housing Element that affect the development of the
lots, which must include second units.
Mr. Wolff discussed the topics that staff suggest form tonight’s discussions,
including a request to modify owner/occupancy requirements relating to the
Housing Element, affordability and building layout on the lots.
Commissioner Caldera and Mr. Wolff discussed the modification of the
owner/occupier requirements. Mr. Wolff noted that the application is unusual in
that the lot with the proposed single-family home will be managed alongside the
apartments, rather than be owner-occupied.
In response to Commissioner Freedman, Assistant Town Attorney Propp
confirmed that records indicate there had not been a requirement for the property
to be either a for sale or rental property on the adoption of the Housing Element.
Patti Schrader, Senior Vice-President of AIMCO, Applicants, provided
background information on The Preserve and the lots they are proposing to
develop. She said they are proposing to build high quality rental units, noting that
they meet the density and second unit requirements in the Housing Element.
Rhet Leonard, Vice-President of AIMCO, briefly discussed the project before
introducing the Project Architect, Jeff Goodwin, BAR Architects, who discussed
the project design in relation to the site and zoning requirements. He discussed
the topography of the top site and location of the house and second unit. He
confirmed that the proposed dwellings will comply with the zoning code, which he
discussed in relation to a request to create a Planned Development Overlay
District.
Mr. Good discussed the two main designs of the buildings, which he said relate
to the topography.
Mr. Leonard discussed public outreach and noted that the results are included in
the Commissioners’ packets. Mr. Wolff discussed public comments that have
been received since the staff report and documents were issued, and the notice
process.
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At the request of Chair Chase, Ms. Schrader discussed their outreach process.
She also discussed a proposal to rezone the site to include a PD Overlay District
to allow second units with properties that are not owner occupied.
In response to Vice-Chair Metcalfe, Ms. Schrader said they would maintain a
management office on site. They discussed access to the second units.
Ms. Schrader, Commissioner Bundy and staff discussed the possible effects on
the second unit owner/occupier requirements if the property were sold.
Commissioner Bundy and the Applicants discussed public parking in relation to a
nearby trail.
In response to Commissioner Bundy, Mr. Goodwin discussed the aspects of the
site that determined the proposed layout of the buildings, including the grade and
setbacks. Mr. Leonard responded to Commissioner Bundy’s inquiry about
additional traffic and said that they would consider contributing to the Reed
School Bus system.
In response to Vice-Chair Metcalfe, Mr. Goodwin said they have not yet
considered ADA accessible apartments.
In response to Commissioner Freedman, Ms. Schrader confirmed they would be
renting the second units separately from the main units and that leases would be
a minimum of one year.
In response to Chair Chase, Ms. Schrader confirmed it is very unlikely the
development would be sold. They discussed the possibility of adding conditions
for rent control for the second units and an access easement for the trail at the
top of Robin Drive.
In response to Chair Chase, Mr. Wolff said that staff would need to determine if
ADA units are a requirement. Chair Chase then opened the public comment
period.
Don Love, Paradise Drive, suggested the County and the Towns of Corte
Madera and Tiburon review the EIR. Mr. Love discussed ways of ameliorating
the increase in traffic and he commented on the applicants being a publicly
traded company. He questioned the affordability of the second units.
Sherry Vigneron, 125 Westward Drive, commented on the lack of communication
and she discussed her confusion with the proposed PD Overlay District. She
expressed concern that the ridgeline will be impacted and requested assurance
the second units would be rental units.
Jean Greenbaum, Corte Madera resident, questioned the term “second units”,
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which she discussed.
Helene Marsh, Paradise Drive, asked that the development meets the green
building standards.
Deborah Patane, Park Place, discussed her concern that the single family home
will be built too close to the ridgeline.
Annette Harris, Cibrian Drive, discussed her concern that the previous
development took too long to complete and that there was a lack of consideration
for the neighbors. Ms. Harris also discussed her concern that the wildlife corridor
will not be adequately protected.
Chair Chase closed the public comment period.
In response to Vice-Chair Metcalfe, Counselor Propp discussed the basis on
which an EIR would be necessary, and reminded the commissioners and
audience that an application has not been submitted.
Vice-Chair Metcalfe discussed possible difficulties with ingress/egress to the new
development during the Montessori School pick-up/drop off hours. In response,
Chair Chase noted that a traffic study would undoubtedly be necessary.
Commissioner Bundy requested information on potential developments on lots
that are part of other jurisdictions. He commented on his support for green
building standards and rainwater harvesting. Commissioner Bundy suggested
that the single family home is located further down the property.
In response to Commissioner Caldera, Mr. Wolff confirmed the Housing Element
stipulates that second units must be provided and does not stipulate whether
they have to be attached to a main dwelling that is owner/occupied. He confirmed
the project, if approved, would meet the Housing Element’s second unit
requirements but that the Zoning Code has an ownership provision that needs to
be addressed, which he discussed.
Commissioner Caldera said he would support continued outreach relating to
traffic and density issues, which he discussed.
In response to Commissioner Freedman, Mr. Wolff discussed what constitutes
affordable housing units and said the commissioners have latitude in deciding if
the goals of affordable housing will be achieved by the project. Mr. Wolff said
that a traffic study would determine if a traffic signal is necessary at the
intersection. Mr. Wolff noted that the commissioners could ask the applicant to
consider the wildlife corridor as they design their project.
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In response to Vice-Chair Metcalfe, Mr. Wolff said the Town is not obligated to
build the number of second units proposed in the Housing Element for the
current cycle, which he discussed.
Chair Chase discussed outreach by the Town on the project. He discussed the
modification of the owner/occupier requirement and Mr. Wolff confirmed that the
proposed overlay district is a mechanism to achieve this aim. There was general
consensus amongst the commissioners that they would consider a modification
to the owner/occupier requirement.
Chair Chase commented on affordability in relation to the second units and
support of green building measures, such as solar and grey water systems. Chair
Chase also discussed traffic mitigation measures the applicants might like to
consider. He discussed the placement of the home near the ridge top that is of
concern.
Vice-Chair Metcalfe commented on the success of Marin County Day School’s
landscaping plan and traffic mitigation measures, which she said the applicants
might like to emulate. Commissioner Caldera commented on the need for
extensive public outreach.

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

Commissioners

Commissioner Bundy reported on the joint meeting between Corte Madera and
Larkspur Town Councils on the merger of the Fire Department. Commissioner
Bundy said there seemed to be general support for going forward.
Vice-Chair Metcalfe commented on the need for changes to the Planning
Commission’s Rules and Procedures. Planning Director Wolff said that staff
would agendize the item for discussion.
II.

Planning Director

Planning Director Wolff said there were no planning matters to report. In
response to Chair Chase, Counselor Propp said the Town Council would be
reviewing an encroachment item when direction might be provided.
iii. Tentative Agenda Items for July 26, 2016 Planning Commission
Meeting
A.

21 ENDEAVOR COVE – MAJOR DESIGN REVIEW FOR AN
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INTERIOR AND EXTERIOR REMODEL, INCLUDING A 550 SQUARE
FOOT SECOND STORY ADDITION, 130 SQUARE FOOT FRONT
ENTRY ADDITION, A NEW WOOD ARBOR AND A NEW ENTRY
PORCH. A VARIANCE IS REQUESTED FOR ENCROACHMENT INTO
THE FRONT SETBACK. (Assistant Planner Doug Bush)
B.

1441 CASA BUENA DRIVE – MAJOR DESIGN REVIEW FOR
EXTERIOR MODIFICATIONS TO THE EXISTING APARTMENT
COMPLEX. NO CHANGES TO THE BUILDING FOOTPRINT OR PARKING
CONFIGURATION. (Assistant Planner Doug Bush)

A. REPORTS, ANNOUNCEMENTS AND REQUESTS
B. MINUTES

i. Planning Commission Meeting Minutes of June 14, 2016
Page 3, paragraph 2: “Commissioner McCadden and Mr. Bush discussed how a
different lot relates to the application….”, amended to:
“Commissioner McCadden and Mr. Bush discussed how the parking lot to the
east relates to the application………..”
Page 9, paragraph 6: “However, he said he would not favor an increase in the
FAR without more studies”, amended to:
“However, he said he would not favor residential housing development,
especially adjacent to the freeway”.
MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Caldera, to approve the minutes of June 14, 2016 as amended:
AYES:
NOES:

Metcalfe, Bundy, Chase, Freedman, Caldera
None

ii. Planning Commission Meeting Minutes of June 28, 2016
Page 11, last paragraph: “Commissioner Calder…..” amended to “Commissioner
Caldera…..”
Page 5, penultimate paragraph: “Commissioner Caldera said the design is
elegant and temporary….”, amended to “Commissioner Caldera said the design
is elegant and contemporary…..”
Page 9: “Jonna Haehle”, amended to “Jana Haehle”
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MOTION: Motioned by Vice-Chair Metcalfe, seconded by Commissioner
Bundy, to approve the minutes of June 28, 2016 as amended:
AYES:
NOES:

8.

Metcalfe, Bundy, Chase, Freedman, Caldera
None

ADJOURNMENT

A motion was made, seconded and unanimously approved to adjourn the
meeting at 9:50 p.m.
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Attachment 7
Planning Commission Study Session Concept Site Plan,
07/12/2016
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Attachment 8
Project Traffic Study, 10/01/2018

Memo
To:

Kristine Gaspar, GHD

From:

David Parisi, Parisi Transportation Consulting

Date:

October 1, 2018

Subject:

Review of Traffic Analysis for Preserve Phase II Project

This memorandum summarizes Parisi Transportation Consulting’s (Parisi) review of W-Trans’ August
4, 2015 traffic analysis report and GHD’s June 2015, 2018 Administrative Draft Initial Study related
to the Preserve Phase II project in Corte Madera.

REVIEW OF AUGUST 4, 2015 FOCUSED TRAFFIC ANALYSIS
W-Trans prepared a traffic analysis in August 2015 that focused on the Preserve Phase II project’s
potential vehicle trip generation, vehicle trip distribution, and potential traffic impact at the
Paradise Drive/Robin Drive intersection.
The traffic counts considered in W-Trans’ analysis were from the Traffic Study for the Marin
Montessori School, which was conducted in 2008. Given that the counts used in the focused
2015 study were 10 years old, Parisi conducted new weekday peak hour counts at the
intersection on September 10, 2018. The results of the counts are provided in Table 1.
Table 1. Existing and Existing plus Project Peak Hour Intersection Traffic Volumes
Paradise Drive/Robin Drive Turning
Movement Counts
Existing Conditions
Existing plus Project

Robin Drive

Paradise Drive

Northbound

Eastbound

Westbound

L

T

R

L

T

R

L

T

R

AM Peak Hour

42

0

8

0

182

21

6

161

0

PM Peak Hour

51

0

2

0

160

54

5

225

0

AM plus Project

54

0

8

0

182

25

6

161

0

PM plus Project

59

0

2

0

160

67

5

225

0

The total peak hour traffic volumes counted in 2018 are about six percent higher than those
counted in 2008.
Parisi reviewed W-Trans’ vehicle trip generation estimates for the proposed project and concur
with the results, which are based on trip rates acquired from numerous studies used by the
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Institute of Transportation Engineers in the compilation of ITE’s Trip Generation Manual. The
Preserve Phase II project is estimated to generate a total of 205 daily (weekday) vehicle trips, 16
weekday AM peak hour trips, and 21 weekday PM peak hour trips.
Parisi assigned the project’s estimated vehicle trips to the 2018 traffic volumes at the Paradise
Drive/Robin Drive intersection and conducted level-of-service analysis for the intersection, as
summarized in Table 2.
Table 2. Existing and Existing plus Project Peak Hour Intersection Levels of Service
Study Intersection
Approach
Paradise Drive/Robin Drive
Northbound (Robin Drive) Approach

Existing Conditions
AM Peak

Existing plus Project

PM Peak

AM Peak

PM Peak

Delay

LOS

Delay

LOS

Delay

LOS

Delay

LOS

1.5

A

1.4

A

1.8

A

1.6

A

11.2

B

12.4

B

11.5

B

12.6

B

Notes: Delay is measured in average seconds per vehicle; LOS = Level of Service; Results for minor approaches to twoway stop-controlled intersections are indicated in italics

Consistent with W-Trans’ results reported in their 2015 memo, during both the weekday AM and
PM peak periods the Paradise Drive/Robin Drive intersection is expected to continue operating
at level-of-service “A” with the added project traffic. Traffic turning left from Robin Drive onto
westbound Paradise Drive is expected to continue experience acceptable level-of-service “B”
conditions. The added project traffic would increase left turn delays by about one second.
The project’s anticipated impact on intersection level-of service would be less-than-significant.

REVIEW OF CEQA APPENDIX G, TRAFFIC IMPACTS
Parisi reviewed GHD’s Administrative Draft Initial Study for to the Preserve Phase II project. Each
of the six CEQA checklist items related to Transportation/Traffic were reviewed. Parisi concurs
with the conclusions for items A, B, C, and E, as discussed in the draft study. Supplemental
discussion is provided for items D and F, as discussed below.

D) Would the project substantially increase hazards due to a design feature (e.g., sharp
curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?
The Administrative Draft Initial Study states:
The proposed Project is located along Robin Drive off of Paradise Drive, which currently
may not meet standards for sight distance and does not have sidewalks or bike lanes
that would provide safe passage for pedestrians and bicyclists. Although the proposed
Project would not create new hazards, it has the potential to generate approximately
205 trips per day (W-Trans, 2015). This increase in volume may result in an increase in the
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frequency of a hazardous situation along Paradise Road, therefore implementation of
the Project may have a potentially significant impact.
Parisi conducted field reviews, including measurement of sight distances for motorists turning
from Robin Drive onto Paradise Drive and of pedestrian and bicycle circulation along Paradise
Drive in proximity to the proposed Project. Based on these reviews, Parisi concludes the
following:
The proposed Project is located along Robin Drive off of Paradise Drive. Sight distances
for motorists egressing Robin Drive and turning onto Paradise Drive do not meet minimum
requirements. Based on Paradise Drive’s posted speed limit, motorists should have 385
feet of sight distance per the Caltrans Highway Design Manual. However, motorists
stopped at Robin Drive’s stop bar only have 360 feet looking to the east (at westbound
traffic) and 240 feet looking to the west (at eastbound traffic). The Project’s traffic could
generate up to 205 vehicle trips per day (W-Trans, 2015), resulting in an increase in a
potentially hazardous condition. Therefore, implementation of the Project may have a
potentially significant impact.
The Town of Corte Madera has developed a preliminary plan that would modify the
Paradise Drive/Robin Drive intersection to provide adequate sight distance by
reconfiguring the intersection’s curbs, moving Robin Drive’s stop bar northerly, and also
pruning trees within the public right-of-way. The improvement would also decrease the
width of the intersection where pedestrians cross Robin Drive. It is recommended that
the Project provide a fair share contribution to design and implement the intersection
improvements.
Paradise Drive does not currently have sidewalks or bicycle lanes in proximity to the
project. The Project would generate pedestrian and bicycle trips. These would likely
include pedestrian and bicycle trips to and from local schools, including the Cove School
(at Golden Hind Passage, located about one-half of a mile west of Robin Drive), as well
as the public shore accessible across from Upland Circle (located about 550 feet west of
Robin Drive). Therefore, implementation of the Project may have a potentially significant
impact.
The Town of Corte Madera has developed a preliminary plan that would provide a multiuse pathway on the south side of Paradise Drive between Robin Drive and Upupanda
Way, on-street Class II bicycle lanes within these limits, and a high-visibility crosswalk
across Paradise Drive at Upland Circle. It is recommended that the Project provide a fair
share contribution to design and implement the portion of improvements between and
including Robin Drive and Upland Circle.
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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?
The Administrative Draft Initial Study states:
The Town of Corte Madera’s General Plan and Bicycle and Pedestrian Plan includes
policies and goals regarding transit within the Town. The Town’s General Plan includes
policies focused on ensuring safe and convenient linkages between all modes of travel
and ensuring that the current levels of service are maintained to the extent feasible.
There is emphasis in the policies within the Circulation Element of the General Plan
regarding reducing congestion through the provision of safe ways for alternative modes
of transportation to move throughout the Town.
Likewise, the Town’s Bicycle and Pedestrian Plan focuses on providing a town-wide
network of sidewalks, bicycle paths, lanes, and routes along with pedestrian and bicycle
related programs and support facilities intended to ensure that walking and bicycling
become a more integral mode of transport for residents of the Town. The Plan also
identifies areas where bicycle and pedestrian facilities and paths are proposed in order
to implement the listed policies (Corte Madera 2016b). Implementation of the Project
would not impede the implementation of any of the listed policies or proposed bicycle or
pedestrian improvements identified in either of the Town’s plans. Therefore, the Project
would not conflict with any adopted policies, plans, or programs regarding public transit,
bicycle or pedestrian facilities. A less than significant impact would occur.
Parisi reviewed the Town’s General Plan, its Bicycle and Pedestrian Plan, and its Complete Street
Policy to assess whether the Project could conflict with any of these plan’s adopted policies,
plans or programs. Based on these reviews, Parisi concludes the following:
The Town of Corte Madera’s General Plan includes policies and goals regarding public
transit, bicycle and pedestrian travel and facilities within the Town. From the General
Plan these include:


Policy CIR-1.1: Provide safe and convenient linkages between all modes of travel
within the planning area, and extending between the Town and adjacent
jurisdictions in the region.


Implementation Program CIR1.1.c: New Development: Incorporate
convenient bicycle and pedestrian access and facilities in new development
projects that link to Town and regional bicycle and pedestrian path
connections.



Policy CIR-1.6: Assure the adequacy and availability of the circulation system for all
persons by implementing the Americans with Disabilities Act.
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Policy CIR-1.8: Support investment in local and regional transit and transportation
plans that provide alternatives to automobile-intensive transportation programs
through CIP actions.



Policy CIR-3.1: Increase the Town’s network of bicycle and pedestrian paths,
especially Class I facilities, as viable alternatives to vehicular transportation, especially
for access to neighborhoods, commercial centers, schools, parks and other key
activity centers.



Policy CIR-3.2: Support the improvement of bicycle lanes and pedestrian paths as
part of the Safe Routes to School program.



Policy CIR-3.3: Explore opportunities to install bicycle and pedestrian paths that
provide connections to surrounding communities and regional open spaces.



Policy CIR-3.5: Emphasize use of pedestrian pathways and sidewalks as an integral
part of the Town’s circulation system.

The Town of Corte Madera’s Bicycle and Pedestrian Plan includes the following goals:


Encourage students to bicycle and walk to school.



Increase bicycle and pedestrian safety through improved intersection visibility, wellmanaged motor vehicle speeds, and land use codes that support active use and the
perception of safety.



Complete sections of the San Francisco Bay Trail that pass through Corte Madera.

The Town of Corte Madera’s Complete Streets Policy includes the following principles:


Complete Streets Routinely Addressed by All Departments: The Town shall work
towards marking Complete Streets practices a routine part of everyday operations,
approach every relevant project, program, and practice as an opportunity to
improve streets and the transportation network for all categories of users, and work in
coordination with other departments, agencies, and jurisdictions to maximize
opportunities for Complete Streets, connectivity, and coordination.



All Projects and Phases: Complete Streets infrastructure sufficient to enable
reasonably safe travel along and across the right of way for each category of users
shall be incorporated into all planning, funding, design, approval, and
implementation processes for any construction, reconstruction, retrofit, maintenance,
operations, alteration, or repair of streets (including streets, roads, highways, bridges,
and other portions of the transportation system), except that specific infrastructure for
a give category of users may be excluded if an exemption is approved via the
process set forth in section C.1 of this policy.
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The Town of Corte Madera’s General Plan contains a program related to incorporating
convenient bicycle and pedestrian access and facilities in new development projects
that link to Town and regional bicycle and pedestrian path connections (Implementation
Program CIR1.1.c) and the Town’s Bicycle and Pedestrian Plan contains a goal related to
Increasing bicycle and pedestrian safety through improved intersection visibility. The
Town’s Complete Streets Policy includes a principle of providing sufficient infrastructure to
enable reasonably safe travel along and across the right of way to each category of
users.
As noted previously, the existing visibility at the corner of Robin Drive and Paradise Drive is
inadequate, and implementation of the Project would exacerbate this issue by
increasing the volume of vehicle trips. In addition, the Project would not provide any
bicycle or pedestrian linkages. The ability of residents to walk and bicycle to nearby
schools and recreational facilities would be limited due to the unavailability of linkages in
the Project’s vicinity. Thus, it is recommended that the measures identified in section “D”
be implemented as part of the project, i.e., the Project provide a fair share contribution
to the design and implementation of intersection improvements at Paradise Drive/Robin
Drive and to multiuse pathway, Class II bicycle lanes, and pedestrian enhancements
along Paradise Drive between Robin Drive and Upland Circle.
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Attachment 9
Paradise Drive Multi-Use Path Design
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4. Adds a walking path on the south side between Robin Dr. and Ring Mt.
5. Enhanced crosswalks and a new rapid flashing beacon crossing
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ENHANCEMENT PROJECT
CORTE MADERA, CA

LOOKING WEST

PROJECT BENEFITS:
1. New pavement in the corridor and narrowing of travel lanes to 10 feet to slow vehicular traffic
2. Adds east-bound left turn pocket to improve traffic flow and to relocate queueing for MCDS pick up
3. Adds Class II bike lanes in both directions
4. Adds a walking path on the south side between Robin Dr. and Ring Mt.
5. Enhanced crosswalks and a new rapid flashing beacon crossing
LEGEND:
EXISTING ASPHALT ROAD
EXISTING GRAVEL SHOULDER
EXISTING DIRT / LANDSCAPING

A

AIMCO: CEQ

LEGEND:
EXISTING ASPHALT ROAD
North side
EXISTING GRAVEL SHOULDER
improvements on
Paradise Drive not
included
in Aimco scope
EXISTING DIRT / LANDSCAPING
NOVEMBER 8, 2018

Improvements extend
to pedestrian
stop bar and
unpaved shoulder

Improvements designed
to connect with Aimco’s
CEQA mitigation
improvements to
Robin Drive

Contribution
toward a crosswalk
over Paradise Drive
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:
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I
A
6’ Sidewalk

Crosswalk on
Upland Cir.

Sidewalk and
adjusted curb
angle

5’ Class II
bike lane with
green striping
at intersections
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