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Project Information
Project Title

Robin Drive – The Preserve II

Lead Agency Name & Address

Town of Corte Madera
300 Tamalpais Drive
Corte Madera, California 94925

Lead Agency Contact Person &
Phone Number

Adam Wolff
Director of Planning and Building
(415) 927-5064
awolff@tcmmail.org

Project Sponsor & Contact Person

Aimco Robin Drive L.P.
26 Executive Park, Suite 125
Irvine, CA 92614
Contact: Richard Hawthorne
(949) 437-0138

Project Location

APN 038-011-21
South of Paradise Drive and Robin Road Intersection

General Plan Designation

Open Residential and Low Density Residential; Scenic
Resources Overlay District

Zoning

Lower Portion: Medium Density Residential/ Hillside Land
Capacity Overlay (R-1/ HLC)
Upper Portion: Open Residential/ Hillside Land Capacity
Overlay (R-1-C/HLC)

CEQA Requirements
This Project is subject to the requirements of the California Environmental Quality Act (CEQA). The
lead agency is the Town of Corte Madera. The purpose of this Initial Study is to provide a basis for
deciding whether to prepare an Environmental Impact Report, a Mitigated Negative Declaration or a
Negative Declaration. This Initial Study is intended to satisfy the requirements of the California
Environmental Quality Act, CEQA, (Public Resources Code, Div 13, Sec 21000-21177), and the State
CEQA Guidelines (California Code of Regulations, Title 14, Sec 15000-15387). CEQA encourages
lead agencies and applicants to modify their projects to avoid significant adverse impacts.
Section 15063(d) of the State CEQA Guidelines states the content requirements of an Initial Study
as follows:
1.

A description of the project including the location of the project;

2.

An identification of the environmental setting;

3.

An identification of environmental effects by use of a checklist, matrix, or other method,
provided that entries on a checklist or other form are briefly explained to indicate that there is
some evidence to support the entries;

4.

A discussion of the ways to mitigate the significant effects identified, if any;
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5.

An examination of whether the project would be consistent with existing zoning, plans, and
other applicable land use controls;

6.

The name of the person or persons who prepared or participated in the Initial Study.

Project Background
The Robin Drive – The Preserve Phase II Project (Project) is proposed by the Aimco Robin Drive
L.P. (Applicant) with the Town of Corte Madera (Town) acting as lead agency. The purpose of the
proposed project is to provide additional residential housing within the Town, as identified in the Town
of Corte Madera Housing Element (Corte Madera 2015).

Project Location and Surrounding Uses
The proposed Project site is located in the eastern portion of the Town of Corte Madera, in Marin
County, approximately 10 miles north of San Francisco. The Project site is south of Paradise Drive,
and east and south of Robin Drive adjacent to the Town of Tiburon (see Figure 1 Location Map).
Land uses in the vicinity include Marin Montessori School to the northwest, single-family residential
homes to the north and east, Marin Country Day School and the Preserve at Marin apartments to the
west and north, and the Ring Mountain Open Space Preserve to the south and southwest. The
property, as it exists now, is a sloped, undeveloped parcel that includes a number of trees and
vegetation. Areas within the lower portion of the property were previously graded by a previous owner
in anticipation of a development that was never constructed. Through the center of the lower portion
of the parcel is a drainage feature. The new residential units would be situated on the lower portion
of the 15.42-acre parcel (see Figure 2 Site Plan).

Project Description
The Project would develop the 5.93-acre lower portion of the overall 15.42-acre parcel (APN 038011-21). The upper (southern) portion of the parcel would remain undeveloped as private open
space. However, a public access easement would be recorded to maintain a footpath that traverses
the upper portion from Robin Drive in a north-south direction. The Project would construct rental
housing consisting of 16 residential units, eight accessory dwelling units (ADUs), and accessory
facilities including a private roadway, sidewalks, bridge, utilities, and landscaping as part of a Planned
Development. In addition, the Project includes a Zoning Amendment to change the zoning overlay
for the site. Each of these Project components are discussed in further detail below.

Residential Units
The 16 single family homes would be of varying sizes, eight of the homes would include an ADU, for
a total of 24 residential dwelling units. The ADUs would be constructed as one of three floor plans,
embedded into either floor plan A, B, or E. Table 1-1 summarizes the number of units and sizes.
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Table 1-1 Proposed Floor Plan Overview
Floor Plan

Number
Proposed

Primary Unit

Total

(square footage)

Accessory Dwelling
Unit (square footage)

Floor Plan A

4

1,810

665

3,000

Floor Plan B

3

2,554

746

3,900

Floor Plan C

4

3,138

N/A

3,138

Floor Plan D

3

3,690

N/A

3,690

Floor Plan E

1

2,867

749

3,988

Floor Plan F

1

4,864

N/A

4,864

(square footage)

Each of the homes, regardless of the floor plan, would have a two-car garage, with the exception of
Plan F, which would have a three-car garage. The structures would have flat or low-sloped roofs and
deep shading overhangs. The homes would generally be constructed of cement plaster, engineered
wood, glass, metal cladding/railing, standing seam metal roof, wood doors, wood/cement board
siding, and stone veneer. The proposed residences would reach a maximum height of 30 feet, and
would be built into the existing topography to minimize grading.

Proposed Roadway, Bridge, and Access
All homes, except the single Plan F unit, would be accessed by Robin Drive and the proposed oneway private road. The private road would be 22 feet wide and would traverse through the proposed
development in a semi-circle shape. A rolled curb and gutter would line each side of the roadway.
Part of the roadway would include installation of a bridge to avoid an existing drainage. The bridge
would be 22 feet wide, and would include a pedestrian rail that would span the width of the existing
channel. The bridge would be a concrete deck supported by steel or concrete beams placed on
concrete abutments. The abutments would be installed beyond the top of bank of the drainage. The
Plan F unit would be located south, and uphill, of the majority of the development and would be
accessed by another section of Robin Drive (see Figure 2 Site Plan). This access point would require
an easement from the adjacent private property owner.

Utilities
Sanitary-sewer, water, stormwater facilities, and associated infrastructure, would each be installed
on-site and connected to the existing utilities in Robin Drive and Paradise Drive. Sanitary sewer
service would be provided to the site by Sanitary District No. 2. New sanitary sewer laterals would be
installed from the residential buildings and connect into the existing sanitary sewer line within Robin
Drive and/or Paradise Drive. All sewer lines improvements shall be constructed pursuant to current
Sanitary District No. 2 standards and compliant with Title 21 and Ordinance 45, adopted June 4,
2018. A 6-inch looped water main line also would be installed throughout the proposed development
and be connected back into the existing Marin Municipal Water District water line in two locations
within Robin Drive (see Figure 3 Utility Improvements).
On-site stormwater drainage would be conveyed via storm drains and a rolled curb and gutter to
bioretention facilities for treatment, prior to discharging into the existing watershed catchment
discharge points, in the existing drainage channel, or the Town’s storm drain network (see Figure 4
Stormwater Plan). Three bioretention facilities would be constructed, two of which would overflow
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through a level spreader to the existing drainage channel and one would overflow to a self-treating
area. New 8-inch and 12-inch storm drain lines would be installed throughout the site and then be
connected into the existing storm drain in three locations in close proximity or within Robin Drive.
A joint utility trench for electric and natural gas would be constructed in the middle of the proposed
roadway and connect to the existing utilities in Robin Drive.

Lighting
Lighting would include seven 14-foot street light poles along the private road. The street lights would
be cutoff, directing light downward, and be dark sky compliant. In addition, 19-inch tall walkway
lighting would lead to the main entrance of each residential unit.

Landscaping and Tree Removal
Landscaping would occur along the frontage and within proximity of the residential buildings. Areas
along the east boundary would be planted with additional trees, but no understory. Areas along the
southern boundary would remain as existing with no additional plantings. The planting pallet would
consist of a variety of native, drought-tolerant, and fire-resistant plants (see Figure 5 Landscape
Plan).
Approximately 68 trees would be removed in order to implement the project (see Table 1-2
Anticipated Tree Removal). Twenty-two of the proposed tree removals would require a tree permit
due to their trunk size, and all are being considered under the requested Major Design Review permit
application per the Town’s Municipal Code (CMC Chapter 16.30, Design Review). Approximately
107, 24-inch box, trees would be planted throughout the lower portion of the project site and along
Robin Drive, in compliance with the Town’s Code and to enhance the existing tree canopies. In order
to buffer the site against tree losses form Sudden Oak Death (SOD) Syndrome, the landscaping
would mix native oaks with oaks that are both native and resistant to the disease.
Table 1-2 Anticipated Tree Removals
Tree Species

Approximate
Number of Trees to
be Removed

Invasive and Ailing
Trees

28 27

6 have SOD symptoms

California bay laurel (Umbellularia californica)*

25

1 has SOD symptoms

Tasmanian blue gum (Eucalyptus Globulus)

1

Invasive

Acacia (Acacia sp.)

1

Invasive

Red flowering eucalyptus (Corymbia ficifolia)

1

Invasive

Coast live Oak (Quercus Agrifolia)*

Coulter Pine (Pinus Coulteri)*

68

Arroyo willow (Salix Lasiolepis)*

54

Toyon (Heteromeles arbutifolia)*

1

2 are dying

*Indicates that at least one of this species of tree would require a Tree Permit per the Town’s
Tree Ordinance (removal of these trees are being considered as part of the Major Design Review
Application).
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Private Open Space
The 9.49-acre upper portion of the parcel would remain as private open space, with a public access
easement placed along the length of the existing informal trail for public trail access to Ring Mountain.
No improvements to the existing informal trail are proposed as part of this Project. In addition, two
areas within the lower portion of the parcel would be reserved as private open space for the
development (see Figure 2). Open Space Area A is located adjacent to the more southern entrance
to the site and is 0.139 acre. Open Space Area B is located in the eastern corner of the site and is
1.108 acres. An existing drainage within the eastern corner flows northwest towards Robin Drive,
crossing what would be the back yards of three of the residential lots. This wetland around the
drainage feature (referred to later as Stream 1) would be enlarged by 0.028 acre. In addition, two Vboulder weirs with step pools and riparian vegetation would be planted in this area, enhancing the
drainage and creating a riparian feature. In total, approximately 10.74 acres of the parcel would be
required to remain undeveloped.

Construction
Construction Duration and Staging
The Project would be constructed over a 20-month period beginning in 2019 and ending in 2020.
Construction activities would be limited to the hours between 7:00 a.m. and 5:00 p.m. Monday
through Friday and 10:00 a.m. and 5:00 p.m. on weekends per the Implementation Program PSH5.7.a of the Noise Section of the Town of Corte Madera General Plan (Corte Madera 2009b) and
Chapter 9.36 Noise of the Town of Corte Madera Municipal Code. No night-time work is anticipated
to occur.
Construction staging would occur on-site, and would include storage of construction materials,
equipment, an on-site job trailer, and portable sanitary facilities. Construction workers would park
along Robin Drive.

Construction Equipment
Construction equipment would include, but not necessarily be limited to, excavators, backhoes, front
end loaders, scrapers, graders, concrete saws, cranes, fork lifts, rollers, asphalt road pavers,
compactors, air compressors, generator sets, and pneumatic tools. A variety of trucks including
cement mixers, haul trucks, and water trucks would also be required. Site preparation, including
clearing and grading of the Project site as necessary would require the removal and off-haul of
materials, mostly limited to soil and vegetation.
Construction materials imported to the site would include, but not necessarily be limited to, concrete,
material for bioretention areas, asphalt concrete, utility pipes, building materials, and lighting and
landscaping materials. Earthwork would require approximately 3,390 cubic yards of cut and 4,170
cubic yards of fill, resulting in 780 cubic yards of net fill that would be required for construction. Fill
would be trucked in from off-site. Trucks would use appropriate haul routes in order to transport fill to
the project site. The number of construction-related vehicles traveling to and from the project site
would vary on a daily basis. For the purposes of this evaluation, it is anticipated that up to 30 haul
truck round trips could occur on a peak day. In addition to haul trucks, it is anticipated that construction
crew trips could require up to 10 round trips per day. Therefore, on the busiest of days of construction,
up to approximately 40 vehicle round trips could occur.
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Construction Recycling
The project contractor would be required to develop and implement a waste reduction and recycling
plan that would include measures to divert construction waste from landfills by using recycling, reuse,
salvage, and other diversion programs. Vegetation removed from the project site would be off-hauled
for recycling or composting. Materials that could not be reused or composted at local facilities would
be disposed of at regional landfills.

Storm Water Management
Federal regulations require discharge of storm water to surface waters associated with construction
activity to obtain an NPDES permit and to implement best management practices (BMPs) to reduce
or eliminate storm water pollution. Because construction of the project would disturb greater than one
acre of soil, the Applicant would be required to obtain coverage under the General Permit for
Discharges of Storm Water Associated with Construction Activity (Construction General Permit).
Coverage under the Construction General Permit would require development of a Storm Water
Pollution Prevention Plan (SWPPP). A SWPPP would be developed and implemented as part of the
project, and is required to describe the best management practices that shall be implemented to
control erosion, sedimentation, and other pollutants during and after construction of the project.

Zoning Amendment
The Project would include a Zoning Amendment to remove the existing Hillside Land Capacity (HLC)
overlay district from the site, and to rezone the property with a Planned Development (PD) overlay
district. The existing R-1 and R-1-C zoning designations would remain and the density called for in
the Housing Element would remain the same. Development standards in designated PD overlay
districts allow projects to be clustered away from sensitive areas through reduced setbacks, lot
widths, and lot frontages. The PD overlay district, implemented by the Preliminary Plan and Policy
Statement, would amend the following base requirements of the R-1 zoning district: setback, lot width,
the maximum floor area, and the owner-occupancy requirement for the proposed Accessory Dwelling
Units:


Minimum front and rear setbacks would be reduced to 3 feet and 17.7 feet, respectively, from
the current requirement of a minimum 20 feet and 25 feet. The new setbacks would apply to
all lots, except that 2 and 7 which would retain the current minimum setbacks of 20 and 25
feet.



Lot width at the front setback line would change from the current 75-foot requirement in R-1
zoning to a minimum of 30 feet. This would apply to lots 2 and 7 through 13.



Floor-area-ratio would range from 0.16 to 0.40, reduced from the established 0.40 for lots 4
and 6 through 16, and would not be subject to the sliding scale based on lot size.



ADU owner occupancy is required under the current zoning pursuant to the Accessory
Dwelling Unit standards defined in Corte Madera Zoning Ordinance Section 18.31.050. Since
the applicant proposes to rent all of the units including the 8 ADUs), the requirement for
owner occupancy would be modified under the proposed PD overlay district, but reinstated if
individual lots are sold in the future.

All other development standards that currently apply to the site, would remain as prescribed in the
underlying R-1 Zoning District, including height.
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Environmental Protection Actions Incorporated into Project
The following actions are included as part of the Project to reduce or avoid potential adverse effects
that could result from construction or operation of the Project. These actions consist of project design
elements, compliance with universal best management practices, or compliance with existing
adopted regulation. Mitigation measures for the purpose of avoiding an identified impact are
presented in the following analysis sections in Chapter 3, Environmental Analysis.

Environmental Protection Action 1- Implement Geotechnical Design
Recommendations
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. The geotechnical recommendations shall be incorporated into the final plans
and specifications for the project and shall be implemented during construction.

Environmental Protection Action 2 – Implement Air Quality Control
Measures during Construction
Consistent with General Plan Implementation Program RCS-10.3.c, the following 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:


All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas and unpaved
access roads) shall be watered two times per day;



All haul trucks transporting soil, sand, or other loose material off-site shall be covered or shall
have at least two feet of freeboard;



All visible mud or dirt tracked-out onto adjacent public roads shall be removed using wet power
vacuum street sweepers at least once per day. The use of dry power sweeping shall be
prohibited;



All vehicle speeds on unpaved areas shall be limited to 15 miles per hour;



All paving shall be completed as soon as possible after trenching work is finished;



Idling times shall be minimized either by shutting equipment off when not in use or reducing
the maximum idling time to five minutes (as required by the California airborne toxics control
measure Title 13, Section 2485 of California Code of Regulations). Clear signage shall be
provided for construction workers at all access points;



All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications. All equipment shall be checked by a certified mechanic and
determined to be running in proper condition prior to operation;



A publicly visible sign shall be posted with the telephone number and person to contact at the
Town regarding dust complaints. This person shall respond and take corrective action within
48 hours. The Air District’s phone number shall also be visible to ensure compliance with
applicable regulations.
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Environmental Protection Action 3 – Comply with “Dark Sky”
Requirements
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. Only fixtures with International Dark-Sky Association Fixture Seal of Approval shall be used.
Direct light would not be allowed to trespass onto neighboring properties.

Environmental Protection Action 4 – Implement Best Management
Practices and Measures to Minimize Pathogen Spread for Trees
Infected with Sudden Oak Death
Best management practices, as outlined in the Arborist Report – The Preserve at Marin II prepared
by LSA (November 2015) under the heading Tree Protection Measures, shall be implemented to
handle trees infected with Sudden Oak Death and to protect those trees remaining. All foliar host
trees, such as California bay, that are confirmed to be infected with Sudden Oak Death shall be
reviewed by a Certified Arborist and considered for removal, taking into account proximity to coast
live oak trees and the potential to infect the oaks. If determined a threat, the trees shall be chipped
and dried onsite or removed. 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. Additionally, disposal of plant material within the Sudden Oak Death quarantine
zone is not regulated, but if susceptible plant material is to be moved out of the quarantine zone a
permit from the agricultural commissioner is required. The applicant shall acquire such a permit if
removal of susceptible plant material is required.

Environmental Protection Action 5 – Implement Vegetation
Management Plan
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. Mowing within Defensible Space
Zones would occur between June 1 and July 1.

Environmental Protection Action 6 – Stormwater Pollution
Prevention Plan (SWPPP)
The Project will seek coverage under State Water Resources Control Board (Water Board) Order
No. 2009-0009-DWQ, Waste Discharge Requirements for Discharges of Storm Water Runoff
Associated with Construction and Land Disturbance Activities. The City Applicant will submit permit
registration documents (notice of intent, risk assessment, site maps, SWPPP, annual fee, and
certifications) to the Water Board. The SWPPP will address pollutant sources, best management
practices, and other requirements specified in the Order. The SWPPP will include erosion and
sediment control measures, and dust control practices to prevent wind erosion, sediment tracking,
and dust generation by construction equipment. A Qualified SWPPP Practitioner will oversee
implementation of the Project SWPPP, including visual inspections, sampling and analysis, and
ensuring overall compliance.
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Agency Approvals
The Project will require the following approvals and permits from the Town of Corte Madera:


Zoning Amendment



Preliminary and Precise Plan



Tentative Map



Design Review



Erosion and Sediment Control Permit



Accessory Dwelling Unit Permit



Grading Permit



Building Permit



Sanitary Sewer Permit



Model Water Efficiency Landscape Ordinance (MWELO) compliance pursuant to Sections
490-495, Chapter 2.7, Division 2, Title 23 in the California Code of Regulations



Encroachment Permit

The following permits may also be required to implement the project:


San Francisco Bay Regional Water Quality Control Board (NCRWQCB) - 401 Water Quality
Certification



California Department of Fish and Wildlife (CDFW) - Streambed Alteration Agreement



Marin Municipal Water District – provide service to residences
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Environmental Analysis
Aesthetics
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a) Have a substantial adverse
effect on a scenic vista?



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



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



d) Create a new source of
substantial light or glare which
would adversely affect day or
nighttime views in the area?



a)

Have a substantial adverse effect on a scenic vista? (Less than Significant)

Although the General Plan does not designate specific ‘scenic vistas’, it does identify the open ridge
tops of Mt. Tamalpais and the bayside wetlands as scenic viewsheds. The Project site is located at
the intersection of Robin Drive and Paradise Drive, with the proposed structures nestled into the
hillside. Views of the ridgeline of Mt. Tamalpais or of the bayside wetlands would not be affected with
implementation of the Project.
Paradise Drive is defined in the Town’s General Plan as a scenic corridor. Implementation of the
Project would include construction of 16 residential units and 8 ADUs, which may be briefly visible
from Paradise Drive when approaching the Robin Drive turn from the west. The proposed structures
would be elevated from the roadway similar to the existing apartment complex Preserve at Marin.
The existing vegetation, surrounding undulating topography, in combination with proposed
landscaping, provide natural screening from the majority of the scenic corridor. The Project would be
built with the sloping nature of the site, use earth toned materials, and install landscaping to shield
the site from view. It is not anticipated that the Project would have a significant impact on the scenic
corridor.
Additionally, as stated in Mitigation Measure TR-1 (Section 3.13 Transportation/Traffic), the
intersection improvements would be implemented at Robin Drive/Paradise Drive, including
installation of a crosswalk, adjustment of the existing curbs, and pedestrian improvements. The
intersection improvements would be implemented in accordance with the Town of Corte Madera’s
overall Paradise Drive Enhancement Project, and would change the configuration of the intersection
and trim some trees along the roadway within line-of-site of the intersection. These improvements
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would not significantly modify the corridor and would be similar to the look of the existing roadway
improvements. Further, the intersection improvements would be confined to the existing developed
roadway, low to ground, and would not affect existing viewsheds.
Impacts to scenic resources would be less than significant.
b)

Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway? (No Impact)

According to the California Scenic Highway Mapping System, the Project is not located along or in
the vicinity of an officially designated scenic highway (Caltrans 2011). Therefore, the Project would
not substantially damage scenic resources within a state scenic highway. No Impact would occur.
c)

Have a substantial adverse effect on visual character? (Less than Significant)

The Project would construct a residential development on a site that is currently undeveloped and
located within the Town’s Scenic Resources Overlay District. The Scenic Resources Overlay District
was created to protect the quality of the existing visual resources in the Town. No requirements
pertaining to the lands within the District are listed within the General Plan, however certain
requirements are listed for the HLC Overlay District within the Town’s Zoning Code. The requirements
for lands designated as being within the HLC Overlay District include the completion of a visual
analysis prepared by an architect, landscape architect, or other qualified professional, view sections
from areas within the town, and shall be subject to the special site plan and design guidelines. The
Project is applying for a zoning amendment to change the existing HLC overlay district to a PD overlay
district, which would eliminate the applicability of the above listed requirements regarding the Scenic
Resources Overlay District in the context of the HLC zoning designation. However, the Project is still
required to go through the Design Review process due to the requested zoning amendment, which
would ensure minimal impacts to the existing visual character result from Project implementation.
The original plan submittal, dated July 2016, included a residential unit on the upper portion of the
parcel. The March 2018 resubmittal, relocated this unit from the upper portion of the parcel to the
lower portion of the project site thus reducing the potential aesthetic impacts on the upper portion. In
addition, no structures would be constructed within 50 feet of a ridgeline.
Project construction and staging would occur within the confines of the site and include grading, tree
removal, and other construction activities. The Project site would be kept free of garbage and debris,
consistent with the Town of Corte Madera Municipal Code Section 9.04.030. The presence of
construction equipment and construction workers may result in temporary changes to the visual
character as seen from Robin Drive, Paradise Drive, and from the residences adjacent to the site.
Construction phase impacts would be temporary and therefore result in a less-than-significant impact.
Implementation of the Project would construct residential units on a site surrounded by other
residential uses, and designated by the Town of Corte Madera’s General Plan Housing Element as
a housing opportunity site. Therefore, operation of the Project would be consistent with the existing
and anticipated character of the area. The Project proposes to use earth tones for the exterior of the
buildings and incorporate native landscaping that would, to some extent, shield the residential units
from view from the adjacent streets and blend with the existing landscaping. Implementation of the
Project would also require constructing roadway improvements as stated in Mitigation Measure TR1 (Section 3.13 Transportation/Traffic). The improvements would create a safer environment for
pedestrians, however it would occur generally within an already developed roadway. It is not
anticipated that the Project would result in a conflicting use that would impact the existing visual
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character. The Project would not result in a substantial adverse effect on visual character and would
therefore have a less-than-significant impact on visual character
d)

Create a new source of substantial light or glare which would adversely affect day
or nighttime views in the area? (Less than Significant)

The Project would include seven street lights along the proposed private road as well as low-level
lighting along the pathways leading up to each of the proposed units. The Project area includes other
residential developments and roadways that have existing light sources, including street lights,
intermittent car headlights, and lighting on the façade of the existing apartment complex. All lighting
would be installed in accordance with Environmental Protection Action 3, which requires that all
lighting be shielded, directed downward, be energy-efficient, and dark sky compliant per General
Plan policy CD-1.5a. Therefore, the Project is not anticipated to create substantial light or glare. A
less-than-significant impact would occur.
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Agriculture and Forest Resources
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a)

Convert Prime Farmland, Unique
Farmland, or Farmland of
Statewide Importance (Farmland),
as shown on the maps prepared
pursuant to the Farmland Mapping
and Monitoring Program of the
California Resources Agency, to
non-agricultural use?



b) Conflict with existing zoning for
agricultural use, or a Williamson Act
contract?



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



d) Result in the loss of forest land or
conversion of forest land to nonforest use?



e) Involve other changes in the
existing environment which, due to
their location or nature, could result
in conversion of Farmland, to nonagricultural use or conversion of
forest land to non-forest use?



a)

Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance?
(No Impact)

According to the California Department of Conservation’s Marin County Important Farmland Map, the
majority of the Project site is located on land designated as urban and built-up land, with a small
portion designated as Farmland of local importance (CDC 2016a). As the Project is not located on
land designated as Prime Farmland, Unique Farmland, or Farmland of Statewide importance the
Project would have no impact related to the conversion of such lands to a non-agricultural use.
b)

Conflict with agricultural zoning or Williamson Act Contract? (No Impact)

The upper portion of the Project site is zoned Open Residential Hillside and the lower portion is zoned
Medium-Density Residential (R-1) The Project site is not subject to a Williamson Act Contract (CDC
2016b). Therefore, the Project would not conflict with agricultural zoning or a Williamson Act Contract.
No Impact would occur.
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c, d)

Conflict with forest land zoning or convert forest land to a non-forest use? (No
Impact)

As noted above, the Project site is zoned Open Residential Hillside and Medium-Density Residential,
and therefore would not conflict with Forest Land zoning or convert Forest land to a non-forest use.
No impact would occur.
e)

Convert Farmland to non-agricultural use or forest land to non-forest use? (No
Impact)

The Project is not designated as Farmland or Forest land and therefore, would not convert Farmland
or Forest Land to a non-agricultural or non-forest use. No impact would occur.
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Air Quality
Potentially
Significant
Impact

Less-ThanSignificant With
Mitigation
Incorporation

Less-ThanSignificant
Impact

No
Impact

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



b) Violate any air quality
standard or contribute
substantially to an existing
or projected air quality
violation?



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



d) Expose sensitive receptors
to substantial pollutant
concentrations?



e) Create objectionable odors
affecting a substantial
number of people?



The air quality analysis utilizes the thresholds of significance, screening criteria and levels, and
impact assessment methodologies presented in the Bay Area Air Quality Management District
(BAAQMD) CEQA Air Quality Guidelines (BAAQMD 2017a). As provided by the BAAQMD’s CEQA
Air Quality Guidelines, if the project meets the screening criteria for an impact category, and the
analysis is consistent with the methodology used to develop the screening criteria, then its air quality
impact for that category may be considered less than significant.
a)

Conflict with or obstruct implementation of the applicable air quality plan? (No
Impact)

The BAAQMD Bay Area 2017 Clean Air Plan is the most recently adopted regional air quality plan
that pertains to the Project (BAAQMD 2017b). In addition, the 2017 Clean Air Plan builds upon and
enhances the BAAQMD’s efforts to reduce emissions of fine particulate matter (PM2.5) and toxic air
contaminants (TACs). Per the BAAQMD Air Quality CEQA Guidelines, a project consistent with the
Plan if it:
1.

Can be concluded that a project supports the primary goals of the Plan (by showing that the
project would not result in significant and unavoidable air quality impacts);

2.

Includes applicable control measures from the Plan, and;
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3.

Does not disrupt or hinder implementation of any Plan control measure.

The primary goals of the 2017 Clean Air Plan are to protect air quality, public health, and the climate.
As shown in subsection b), and c) discussions below, the Project would not create a localized
violation of State or Federal air quality standards or expose sensitive receptors to substantial pollutant
concentrations. Therefore, the project is consistent with the first criterion; the project would not conflict
with the primary goals of the Clean Air Plan.
The 2017 Clean Air Plan contains 85 individual control measures in nine economic sectors: stationary
(industrial) sources, transportation, energy, buildings, agriculture, natural and working lands, waste
management, water, and super-greenhouse gas pollutants. Many of these control measures require
action on the part of the BAAQMD, the California Air Resources Board (CARB), or local communities,
and are not directly related to the actions undertaken for an individual project. The Project would not
disrupt or hinder implementation of any control measure. The Project would not prevent the BAAQMD
from implementing identified control measures and none apply directly to the Project. The Project
would not conflict with the Clean Air Plan; there would be no impact.
b)

Violate any air quality standard or contribute substantially to an existing or
projected air quality violation? (Less than Significant)

This impact question is related to localized criteria pollutant impacts. Potential localized impacts
would be exceedances of State or Federal standards for particulate matter (PM2.5, PM10), or carbon
monoxide (CO). Specifically, PM2.5 and PM10 are of concern from construction-generated dust, and
carbon monoxide (CO) from operational traffic congestion, idling, and slow-moving vehicles.
Extended exposure to PM can increase the risk of chronic respiratory disease (BAAQMD 2017a). PM
exposure is also associated with increased risk of premature deaths, especially in the elderly and
people with pre-existing cardiopulmonary disease. In children, studies have shown associations
between PM exposure and reduced lung function and increased respiratory symptoms and illnesses.
As stated in the BAAQMD’s Air Quality Guidelines, PM10 and PM2.5 from construction dust are
evaluated separately from PM10 and PM2.5 from exhaust. Please refer to Impact 3.3.c below for a
discussion of cumulative regional impacts associated with PM2.5 and PM10 from exhaust.
Construction Impacts
For construction dust, the BAAQMD recommends incorporation of best management practices
(BMPs) to reduce localized dust impacts to less than significant. As described in Section 1.7.2,
Environmental Protection Action 2 requires implementation of the BAAQMD’s recommended Basic
Construction Measures. Therefore, the Project incorporates the BAAQMD’s recommended BMPs;
the Project’s potential to generate localized PM10 or PM2.5 impacts during construction is less than
significant.
Operational Impacts
Localized high levels of CO (CO hotspot) are associated with traffic congestion and idling or slowmoving vehicles. The BAAQMD recommends a screening analysis to determine if a project has the
potential to contribute to a CO hotspot. The screening criteria identify when site-specific CO
dispersion modeling is not necessary. The Project would result in a less-than-significant impact to air
quality for local CO if the following screening criteria are met:
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Project is consistent with an applicable congestion management program established by the
county congestion management agency for designated roads or highways, regional
transportation plan, and local congestion management agency plans; or



The project traffic would not increase traffic volumes at affected intersections to more than
44,000 vehicles per hour; or



The project traffic would not increase traffic volumes at affected intersections to more than
24,000 vehicles per hour where vertical and/or horizontal mixing is substantially limited (e.g.,
tunnel, parking garage, bridge underpass, natural or urban street canyon, below-grade
roadway).

Operation of the Project would generate an estimated average of 205 trips per day (W-Trans 2015
and Parisi 2018). Robin Drive and Paradise Drive are the two project-affected roadways. According
to traffic counts collected in October 16, 2007 and November 15, 2007, Robin Drive carried fewer
than 500 vehicles per day (W-Trans 2015). Peak hour counts taken in September 2018 indicate that
traffic volumes have increased by approximately 6 percent since 2007 (Parisi 2018). The
Transportation Study for the Town’s certified General Plan EIR identified traffic volume for the
intersection of Paradise Drive and Seawolf Passage (approximately 1 mile west of the Paradise Drive
and Robin Drive intersection) as 1,950 trips for the future, “cumulative” PM peak hour (Corte Madera
2008). Therefore, the Project would meet the screening criteria listed above, and the projectgenerated operational emissions would not violate or contribute substantially to an existing or
projected air quality violation. The impact is less than significant.
c)

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

According to California standards, the San Francisco Bay Area Air Basin (Air Basin) is currently
designated as a nonattainment area for suspended particulate matter (PM2.5 and PM10) and ozone
(BAAQMD 2017c). Under national standards, the Air Basin is currently designated as nonattainment
for 8-hour ozone, and nonattainment for PM2.5. The Air Basin is in attainment (or unclassified) for all
other air pollutants (BAAQMD 2017c). Therefore, the non-attainment pollutants of concern for this
impact are ozone, PM10 and PM2.5. Impact 3.3.b above, analyzed the project’s potential for PM10 and
PM2.5 impacts from construction-generated dust, and found the project would be less than significant.
Ozone is not emitted directly into the air, but is a regional pollutant formed by a photochemical
reaction in the atmosphere. Ozone precursors, ROG and NOx, react in the atmosphere in the
presence of sunlight to form ozone. Therefore, the BAAQMD does not have a recommended ozone
threshold, but has regional thresholds of significance for project-emitted NOx and ROG. In developing
thresholds of significance for air pollutants, BAAQMD considered the emission levels for which a
project‘s individual emissions would be cumulatively considerable. If a project exceeds the identified
significance thresholds, its emissions would be cumulatively considerable, resulting in significant
adverse air quality impacts to the region‘s existing air quality conditions (BAAQMD 2017a).
The BAAQMD developed screening criteria to help determine when detailed analysis is necessary to
determine significance for operational criteria pollutant and precursor emissions. The screening
criteria represent the size of development by land use type at which BAAQMD’s regional emissions
thresholds of significance for ROG, NOX, PM10, and PM2.5 would not be exceeded. The relevant
construction-period and operational screening criteria are identified in the following sections.
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Construction Impacts
Construction activities would occur over approximately 20 months. Project construction would result
in regional air pollutant and precursor emissions from equipment exhaust and worker trips to the
Project site. According to the BAAQMD CEQA Guidelines, construction of the Project would result in
a less than significant impact to air quality if the following screening criteria are met:
1.

The Project is below the applicable screening level size shown in Table 3-1 [of the BAAQMD
2017 CEQA Air Quality Guidelines].

2.

All Basic Construction Mitigation Measures are included in the Project design and
implemented during construction.

3.

Construction-related activities would not include any of the following:
– Demolition activities inconsistent with District Regulation 11, Rule 2: Asbestos Demolition,
Renovation and Manufacturing;
– Simultaneous occurrence of more than two construction phases;
– Simultaneous construction of more than one land use type;
– Extensive site preparation; or
– Extensive material transport (e.g., greater than 10,000 cubic yards of soil import/export)
requiring a considerable amount of haul truck activity

The BAAQMD identifies a construction screening size of 114 dwelling units for a single-family
development. The Project would construct 16 single-family units with 8 ADUs, for a total of 24 dwelling
units. As described in Section 1.7.2, the project would implement the BAAQMD basic construction
mitigation measures. The Project would be constructed in one phase, has one land use type, and is
estimated to require approximately 7,800 cubic yards of import/export. The project would meet
BAAQMD’s screening criteria for construction-generated criteria air pollutants and precursors.
Therefore, Project construction would not generate emissions in excess of BAAQMD’s standards.
The impact from construction-related activities on air quality would be less than significant.
Operational Impacts
The BAAQMD identifies an operational screening level of 325 dwelling units for single-family
development (BAAQMD 2017a). The Project would result in operation of 16 single-family units and 8
ADUs, which is substantially fewer units than the applicable screening criteria. Therefore, the Project
would not exceed the BAAQMD’s operation criterial pollutants threshold and would not result in
cumulatively considerable net increase in any criteria pollutant for which the project region is nonattainment. The project would generate a less-than-significant impact.
d)

Expose sensitive receptors to substantial pollutant concentrations? (Less than
Significant)

Sensitive receptors are defined by the BAAQMD as facilities or land uses that include members of
the population that are particularly sensitive to the effects of air pollutants, such as children, the
elderly, and people with illnesses. Sensitive receptors in the vicinity of the Project include residences
along Robin Drive, Cibrian Drive, and Paradise Drive, as well as students at Marin Country Day
School and Marin Montessori School. The residences along Robin Drive and Cibrian Drive are
immediately adjacent to the site, whereas the Marin Country Day School and Marin Montessori
School are located approximately 530 feet west and 210 feet northwest of the site, respectively.
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Construction
Project construction would generate fugitive dust (PM10 or PM2.5) emissions during earth-disturbing
activities. As described in Section 1.7.2, the project would implement the BAAQMD basic construction
mitigation measures. As identified in Impact 3.3.b, the Project would result in a less than significant
localized PM10 or PM2.5 impact. Therefore, the Project would not expose nearby sensitive receptors
to substantial concentrations of PM10 or PM2.5.
Construction equipment and associated heavy-duty truck traffic generate diesel particulate matter
(DPM) exhaust, which is a known toxic air contaminant. As described in Environmental Protection
Actions Incorporated into the Project, Environmental Protection Action 2 would incorporate the
BAAQMD recommended basic construction mitigation measures during construction. Such
measures include minimizing idling times for trucks and equipment to five minutes (as required by
the California airborne toxics control measure Title 13, Section 2485 of California Code of Regulations
[CCR]), ensuring that construction equipment is maintained in accordance with manufacturer's
specifications, watering exposed surfaces twice a day to minimize fugitive dust emissions, and other
measures. Construction would be temporary, occurring for approximately 20 months, and
intermittent. With implementation of the Environmental Protection Action, it is not anticipated that the
Project would expose sensitive receptors to substantial pollutant concentrations. A less than
significant impact would occur.
Operation
The Project does not include operation of sources of substantial toxic air contaminants (TACs) or
PM2.5. The proposed project would, itself, be considered a location of sensitive receptors. The primary
source of operational emissions from the Project would be vehicle trips generated by the Project land
use. As identified in Impact 3.3.b, the Project would result in a less than significant localized CO
impact. Therefore, concentrations of CO with Project operations not exceed the significance
thresholds, and the Project would not substantially worsen existing conditions. It is not anticipated
that the Project would expose persons to substantial pollutant concentrations during operation. A less
than significant impact would occur.
e)

Create objectionable odors affecting a substantial number of people? (Less than
Significant)

During construction, odors from the use of equipment during construction activities would be
intermittent and temporary. Such odors generally dissipate rapidly form the source with an increase
in distance. The project’s construction-generated impact would be less than significant.
Facilities known to produce odors include landfills, coffee roasters, wastewater treatment facilities,
etc. The Project does not include such a facility. No operational impact would occur.
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Biological Resources
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

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



b) Have a substantial adverse effect on
any riparian habitat or other sensitive
natural community identified in local or
regional plans, policies, regulations or
by the California Department of Fish
and Game or US Fish and Wildlife
Service?



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



d) Interfere substantially with the
movement of any native resident or
migratory fish or wildlife species or with
established native resident or migratory
wildlife corridors, or impede the use of
native wildlife nursery sites?



e) Conflict with any local policies or
ordinances protecting biological
resources, such as a tree preservation
policy or ordinance?
f) Conflict with the provisions of an
adopted Habitat Conservation Plan,
Natural Community Conservation Plan,
or other approved local, regional, or
state habitat conservation plan?





Several Implementation Programs, including RCS-6.3.a Environmental Review and 7.2.a
Environmental Assessment, in Town of Corte Madera General Plan call for the identification and
environmental review of sensitive biological resources when development is proposed. This analysis
constitutes that review.
The Areas Subject to Agency Jurisdiction (LSA 2017), Biological Survey (LSA 2014), Arborist Report
(LSA 2015), Updated Tree Data (LSA 2018), the Vegetation Management Plan (Carducci Associates
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2018), as well as a letter reviewing existing and proposed hydrologic conditions at the Project site
(Valerius 2018), serve as the basis of findings for this section.
Information on special-status species were identified by a query of records of the California Natural
Diversity Data Base (CNDDB). The query included the Marin County portions of the following nine
quadrangles: Mare Island, Novato, Oakland West, Petaluma Point, Point Bonita, Richmond, San
Francisco North, San Quentin, and San Rafael. This query provides a list of those species that occur
in the proximity of the project site and therefore could potentially occur on site given the occurrence
of suitable habitat.
Site surveys were conducted on June 21, 28, July 17, September 18, and November 1, 2013; March
20, April 2, April 24, May 29, and June 2, 2014; and August 28, 2018. The surveys entailed examining
the proposed building pads and surrounding areas for wetland vegetation and habitat for specialstatus species and examining the grassy openings between the brushy areas and accessible portions
of the brush and woodland for habitat of special-status plants and animals. In addition, accessible
portions of the watercourses were surveyed.
a)

Have a substantial adverse effect, either directly or through habitat modifications,
on any species identified as a candidate, sensitive, or special-status species in local
or regional plans, policies, or regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service? (Less than Significant with Mitigation
Incorporated)

Special-status Plant Species
Special-status plant species are either federally listed, state listed or informally listed by the Rare
Plant Rank. The federal and state endangered species acts provide limited protections to listed plant
species although the State Endangered Species Act protects plants against take. The federal
definition of take is “harass, harm, pursue, hunt, shoot, wound, kill, trap, capture, or collect, or attempt
to engage in any such conduct.” An activity is defined as a “take” even if it is unintentional or
accidental. Two special-status plant species occur on the Project site, the Marin dwarf flax
(Hesperolinon congestum) and the Oakland star-tulip (Calochortus umbellatus). Additionally,
although not identified during the plant surveys, the Tiburon mariposa lily (Calochortus tiburonensis),
has the potential to occur on-site.
The Marin dwarf flax occurs, and the Tiburon mariposa lily has potential to occur, in the serpentine
area in the upper portion of the Project site, along the southern boundary. There are no Project
improvements proposed for the upper portion of the Project site and it would not be disturbed by
Project construction. Impacts to Marin dwarf flax would be less than significant.
The Oakland star-tulip occurs in the needlegrass grassland and coyote brush scrub in the upper
portion of the Project site according to the 2013 and 2014 site surveys. Although unusual, Oakland
star-tulip also has occasionally been found in oak woodland. Because habitat exists on the lower
portion of the Project site, the Oakland star-tulip could have migrated to this portion of the Project site
where Project improvements would occur. As the Oakland star-tulip has the potential to exist on the
lower portion of the Project site, the Project may impact this special-status species during
construction.
Following construction, operation of the Project would include ongoing implementation of the
Vegetation Management Plan, as described in the Project Description, to maintain defensible space
around the Project site. This would include mowing non-irrigated areas within the defensible zones.
The defensible zones, as mapped in the Vegetation Management Plan, do not include either the
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Oakland star-tulip or the Marin dwarf flax. In addition, mowing would occur between June 1 and July
1, outside of the bloom period of March to April for the Oakland start-tulip. Operation of the project
would not include any other ground disturbing activities. Impacts to special-status plants from
operation of the Project are less than significant.
Implementation of the following mitigation measures would reduce the potential construction impact
to Oakland star-tulip to less-than-significant by providing a process for identifying and protecting this
species.

Mitigation Measure BIO-1: Protect Oakland Star-tulip during Construction
Prior to construction, the Applicant shall retain a qualified biologist to conduct a seasonallyappropriate survey for Oakland star-tulip within the lower portion of the Project site Project’s
construction footprint. The biologist shall be pre-approved by the Town’s Planning Director prior
to surveys being conducted. The survey shall comply with the most recent CDFW Protocols for
Surveying and Evaluation Impacts to Special-Status Native Plant Populations and Sensitive
Natural Communities. A report summarizing the results of the plant survey shall be provided to
the Town. If Oakland star-tulip is found, the report shall also recommend location-specific
avoidance measures to implement during construction including appropriate set-backs and
installation of protective temporary construction fencing.
If a plant is found beyond 50 feet of the Project area, and avoidance is feasible, the Applicant
shall ensure that temporary fencing is installed to protect the plants during construction
activities. The protected plants shall be monitored twice annually for two years following the
completion of construction activities at the site. If deemed appropriate by the qualified biologist,
the temporary construction fencing shall remain in place for the two years of monitoring. A
memo documenting the results of each monitoring event shall be provided to the Town within
30 days after the completion of the monitoring. If the plants continue to be in good health after
two years, no further action is required. If the monitoring reveals that the health of the plants
has been compromised, as determined by the qualified biologist, due to Project construction,
or if avoidance is not feasible, and plants are found, or within 50 feet of, the project disturbance
area, the bulbs of the plants shall be moved to grassy areas in the upper portion of the parcel
that will not be affected. The two-year monitoring shall reset from the time the bulbs are moved.
Transplantation methods shall be completed with as little physical disturbance as possible to
the individual, and at a time when the individual is photosynthetically inactive or dormant; the
transplantation site shall be of the same quality habitat, free of weeds, and having similar
physical characteristics and soil type. Success criteria shall be measured by greater than 75%
of the relocated propagules established reproducing population. Monitoring and adaptive
management techniques shall be employed until the standard is achieved.
If a qualified biologist has recent (within 12 months of start of construction), documented
knowledge of the Project site and can verify that Oakland star-tulip has not migrated to the
lower portion of the Project site since the 2015 plant surveys, this expert opinion will suffice in
lieu of performing plant surveys.
Special-status Wildlife Species
Special-status animal species include those that are either federally listed, state listed, or informally
listed as a California Species of Special Concern. The federal and state endangered species acts
prohibit “take” of listed species.
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Serpentine substrates on the Tiburon Peninsula support a few special-status species of animals
including the Tiburon micro-blind harvestman (Microcina tiburona). The Project site has a serpentine
outcrop at the southern end of the upper parcel. Although not observed during the site visit, the
Tiburon micro-blind harvestman could occur in this area (LSA 2014). However, the serpentine outcrop
is located in an area that would not be disturbed by construction of the project. Therefore impacts to
the Tiburon micro-blind harvestman are unlikely because the serpentine area is outside the Project
footprint. Impacts to the Tiburon micro-blind harvestman would be less than significant.
Suitable habitat for nesting raptors and other species of birds occurs in the woodland, scrub, and
grassland of the Project site. Although nests of raptors were not observed on-site, raptors and other
species of birds could nest in suitable habitat. In addition, Townsends’ big-eared bat (Corynorhinus
townsendii) and pallid bat (Antrozoas pallida) could potentially roost in a hollow of any large trees onsite (LSA 2014). Therefore, if nesting birds or roosting bats were present at the Project site,
construction noise and/or tree and brush removal during construction, or implementation of the
Vegetation Management Plan during operation, would result in a potentially significant impact to
these species.
Implementation of the following mitigation measure would 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-2: Prevent Disturbance to Nesting Birds
The Applicant shall implement the following measures to prevent impacts to nesting birds
during construction of the Project and implementation of the Vegetation Management Plan:
•

Grading within 300 feet of a tree and tree removal shall be conducted outside the nesting
season, which occurs between approximately February 15 and August 15, as feasible. No
survey is required for work conducted outside the nesting period.

•

If grading or tree removal between August 15 and February 15 is infeasible and work must
occur within the breeding season, a pre-construction nesting bird survey of the landscaped
areas and trees shall be performed by a qualified biologist, who is approved by the Town,
within 7 days of ground breaking or tree removal. If no nesting birds are observed, no
further action is required and work shall occur within one week of the survey to prevent
"take" of individual birds that could begin nesting after the survey.

•

If bird nests are observed during the pre-construction survey, a disturbance-free buffer
zone shall be established around the nest tree(s) until the young have fledged, as
determined by a qualified biologist.

•

The radius of the required buffer zone can vary depending on the species, (i.e., 75 to 100
feet for passerines and 200 to 300 feet for raptors), with the dimensions of any required
buffer zones to be determined by a qualified biologist in consultation with California
Department of Fish and Wildlife.

•

To delineate the buffer zone around a nest or nesting tree, orange construction fencing
shall be placed at the specified radius from the base of the tree within which no machinery
or workers shall intrude.

•

After the fencing is in place there will be no restrictions on grading or construction activities
outside the prescribed buffer zones.
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Mitigation Measure BIO-3: Prevent Disturbance to Roosting Bats
The Applicant shall implement the following measures to prevent impacts to roosting bats
during construction and implementation of the Vegetation Management Plan:
Removal of trees that potentially support a bat maternity roost should only occur between
September 1 and October 15, after the young have learned to be self-sufficient but before
hibernation. Trees supporting bats should not be removed while bats are hibernating between
October 15 and March 15 or otherwise while bats are present.
Prior to construction, the Applicant shall have a Bat Habitat Assessment conducted, and
submitted to the Town, for the trees to be removed. The Habitat Assessment shall be
completed by a qualified biologist (e.g., a biologist holding a California Department of Fish and
Wildlife collection permit and a Memorandum of Understanding with the California Department
of Fish and Wildlife allowing the biologist to handle and collect bats) who is approved by the
Town. The Habitat Assessment shall evaluate the trees for suitable entry points and roost
features, and shall provide focused daytime surveys for day-roosting bats. If a special-status
bat species is found, or if suspected day roosts for special-status bats are identified, then the
Habitat Assessment shall identify suitable performance measures for avoiding impacts to
roosts, which may include, but would not be limited to:
•

Consultation with the California Department of Fish and Wildlife to determine appropriate
measures for protecting bats with young if present, and for implementing measures to
exclude non-breeding bat colonies during construction process.

•

Phased removal of trees where selected limbs and branches not containing cavities are
removed using chainsaws on the first day, with the remainder of the tree removed using
chainsaws or other equipment on the second day.

Based on the daytime habitat assessment, and if site conditions warrant further surveys,
additional surveys may be required, e.g. a night emergence survey, or radio-controlled remote
vehicle with infrared camera system to determine presence or absence of bats. If no bats are
present during the day construction shall proceed. If bats are present during the day, additional
exclusion and eviction efforts would be required based on specific recommendations of a
qualified bat biologist in consultation with the California Department of Fish and Wildlife.
b)

Have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, regulations or by the
California Department of Fish and Game or US Fish and Wildlife Service, including
wetlands as defined by Section 404 of the Clean Water Act? (Less than Significant
with Mitigation Incorporated)

Sensitive habitats within the Project site include willow scrub, oak woodland, needlegrass grassland,
and oatgrass grassland. Willow scrub and oak woodland provide valuable habitat for a variety of
wildlife species, and are considered sensitive natural communities by California Department of Fish
& Wildlife. Needlegrass and oatgrass grassland are categorized under the Coastal Terrace Prairie
which also is considered a sensitive natural community. In addition, needlegrass is important for the
continued viability of the population of Oakland star-tulip within the Project site.
A significant portion of the Project’s footprint would be on ruderal, non-native grassland, or invasive
land cover. However, there would be disturbance to sensitive habitats, as discussed in more detail
below. As noted in the Project Description, a 0.139 acre portion of oak woodland located near Robin
Drive, and a 1.108 acre area of mixed landcover, including oak woodland and willow scrub, located
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in the eastern corner of the lower portion of the Project site would remain undeveloped. The willow
scrub area would be enhanced (this is discussed further under Impact c, regarding Stream 1) with
native riparian vegetation.
Construction of the Project would require vegetation removal, including the removal of two small
patches of needlegrass grassland within the lower portion of the Project site. One is located centrally
near the drainage feature, while the other is located toward the northeast corner of the lower portion
of the Project site. In addition, trees are proposed to be planted within the needlegrass grassland
along the eastern border of the lower portion of the Project site which my impact the viability of the
grassland. Intermixed with the sensitive natural communities on the lower portion of the Project site
is non-native invasive species including eucalyptus, acacia, pine, French broom, pampas grass, and
cotoneaster. The spread of these invasive species threaten the sensitive natural communities at the
Project site, particularly the needlegrass grassland which is home to a majority of the Oakland startulip in the upper portion of the Project site. Given the already threatened and diminishing
needlegrass grassland community, the Project’s impact from construction would be significant.
Approximately 68 trees would be removed, of which 60 are native and part of either the willow scrub
or oak woodland communities. More than 92 existing trees would remain. The landscape plan (see
Figure 5 in the Project Description and additional detail in Appendix C) calls for planting 107, 24-inch
box, native trees throughout the lower portion of the Project site including augmenting fragmented
oak woodland habitat along the eastern property boundary and extending the willow scrub along the
jurisdictional drainage to replace the non-native grassland, ruderal, and French broom. Because tree
replacement would occur at a higher ratio (107:68, or a ratio of 1.6:1) than those removed, including
replacement of 8 non-native invasive trees with native trees that support the surrounding willow scrub
and oak woodland communities and the willow scrub would be enhanced and enlarged along the
drainage, the impact on these communities would be less than significant.
The oatgrass grassland only occurs in one small patch near the southern border of the upper portion
of the Project site, and would therefore not be impacted as no improvements are proposed to the
upper portion.
Following construction, operation of the Project would include ongoing implementation of the
Vegetation Management Plan, as described in the Project Description, to maintain defensible space
around the Project site. This could include pruning and/or removal of brush and trees within the
defensible zones. This activity would only occur to remove dead branches and thin canopies when
needed to minimize fuel and is not expected to result in a substantial impact to the willow scrub and
oak woodland communities. Operation of the project would not include any other habitat disturbing
activities. Impacts to sensitive natural communities from operation of the Project would be less than
significant. Implementation of the following mitigation measures would 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-4: Protect Needlegrass Grassland and Expand Oak
Woodland
The needlegrass grassland on the upper portion, and the large patch of needlegrass grassland
along the eastern boundary of the lower portion of the Project site, as shown on Figure 2a and
2b of Appendix B of the Initial Study, shall be managed by the Applicant to ensure the sensitive
natural community is not overgrown by non-native invasive species. Without management, the
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needlegrass grassland and the RPR List 4 Oakland star-tulip would be overgrown by coyote
brush and/or the invasive French broom.
A Needlegrass Grassland Management Plan, covering the entire site, shall be prepared by a
restoration ecologist or qualified biologist and submitted to the Town for approval. If the Town
finds the plan insufficient, a new plan will need to be drafted, reviewed and approved by the
Town. The goal of the Plan will be to prevent additional colonization from invasive shrubs and
trees and allow the needlegrass grassland to reestablish in selected areas. In addition, the Plan
should will address whether planting oaks in the needlegrass grassland along the eastern
border of the lower portion of the project site would harm the viability of the needlegrass.
Consideration should be given to placing relocating oak trees proposed for the needlegrass
grassland habitat, further south in the non-native grassland, French broom scrub / coyote brush
scrub, and French broom land covers, as well as planting additional oak trees beyond the 11
oak trees currently proposed.
The Plan will include the following components:
•

A baseline map of existing needlegrass grassland.

•

Areas for invasive removal, including French broom and pine trees.

•

Areas for thinning, including coyote brush.

•

Areas where additional oak trees could be planted, targeting first the areas where invasive
removal will occur. Preliminary review of the site has determined 1.04 acres of invasive
and non-native land cover that could feasibly be converted to oak woodland.

•

Areas where needlegrass grassland could be reestablished.

•

Method of removal, timing of removal, and follow-up treatment. This could include, but is
not limited to:
–

Pull individual re-sprouts by hand or with a tool such as a weed wrench or woody weed
extractor which removes entire root, where feasible. Removal by hand is done best in
winter or spring when the ground is wet.

–

If hand pulling is not feasible, cut French broom in late spring, prior to flowering, with
brush hog or similar equipment and again at the end of the dry season.

–

Paint cut broom stems with glyphosate immediately after cutting.

–

Spot treat broom resprouts with herbicide, preventing drift to needlegrass or other
sensitive plants. If herbicide is used, a biological monitor should be present to ensure
application does not impact sensitive plants.

–

Cut individual and small stands of coyote brush that have colonized the grassland
areas with a brush hog.

–

Treat edges of dense stands of coyote brush with a brush hog to reduce the
colonization into the grassland areas.

–

Remove smaller non-native pine that have colonized at the Project site.

–

Treatment of broom shall occur annually until eradicated then monitored less
frequently thereafter.

–

Treatment of coyote brush shall occur every 3 to 5 years to keep the coyote brush from
overtaking the grassland.
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•

Criteria for Determining Successful Implementation of the Management Plan. Success will
be determined by removal of all French broom and no expansion of non-native invasive
species within the Project site. If management activities are determined to be unsuccessful,
modifications to the method of removal and follow-up treatment will be made.

•

Monitoring Areas of Invasive Removal. Monitoring may need to occur more frequently in
the first 5 years, until the management goals have been reached, and then tapered to
accommodate periodic review that management goals are being maintained.
Documentation can be done by updating the baseline mapping, taking pictures, or a
combination of both. All monitoring shall be performed and funded by the Applicant.

•

Monitoring Replanting of Invasive Removal Areas. Successfully eradicated areas
designated for reestablishment of needlegrass grassland shall be reseeded with an
appropriate seed mix prior to the rainy season, and monitored semi-annually for 2 years
and reseeded if bare areas appear. The 2-year monitoring period shall restart if reseeding
is required. Monitoring and maintenance of oak trees shall occur for ten years. The trees
shall have a complete survival count each year during the first five years of monitoring,
then in year seven and finally in year ten. The first count shall occur at the end of the first
growing season after the initial plant installation. The final count shall occur at the end of
the first growing season after the initial plant installation. The 10-year monitoring would
restart for each replacement tree. Monitoring reports shall include an assessment of the
health, percent cover, and height of each planted tree. Photos will be taken from an
established photo location at each monitoring event, and shall include areas for reseeding
and areas planted with trees.

The Plan shall be updated, and submitted to the Town for review, as needed to address criteria
not being met or changing conditions at the Project site and shall be coordinated with the
requirements of the Vegetation Management Plan to the extent that vegetation removed for fire
fuel reduction do not substantially effect sensitive natural communities.
c)

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

The U.S. Army Corps of Engineers, San Francisco Bay Regional Water Quality Control Board, and
California Department of Fish & Wildlife have all been to the Project site to review and discuss
jurisdictional resources. A wetlands assessment, following State and Federal regulations, was
performed to identify areas that could be considered potential jurisdictional wetlands. A wetland
delineation was verified by the U.S. Army Corps of Engineers in 2013 (U.S. Army Corps 2013) and
re-verified in 2018 (see Appendix B1). The Project site contains a variety of small water features
including two streams, five wetlands, and several ditches. Jurisdiction of the water features varies,
with several not qualifying for jurisdiction under either the Federal or the State agencies. See
Appendix B2 Areas Subject to Agency Jurisdiction, for the location and jurisdiction of each feature.
Federal Wetlands/Waters
Two water features, referred to as Stream 1 and Stream 2, were verified as jurisdictional features by
the U.S. Army Corps. Stream 1 is located within the lower portion of the Project site, which is
proposed for development. Stream 2 is near the southern border of the upper portion of the Project
site. Stream 1 originates near the southern end of the lower portion of the Project site and traverses
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north to a State jurisdictional water feature which then drains to a stormwater inlet (see Appendix
B2). The drain inlet connects to a 2-foot diameter municipal storm water culvert that runs down the
slope under Robin Drive. Although Stream 1 was verified as a jurisdictional feature in 2013, the Army
Corps of Engineers has determined, after review of the Project’s site plan, a permit would not be
required because there would be no fill placed within Stream 1. In addition, due to the disturbed
nature of the drainage and lack of vegetation or ordinary high water mark, under the current Clean
Water Rule (not in effect at the time of the 2013 verification) Stream 1 may not be considered
jurisdictional if a verification were done today (U.S. Army Corps 2018).
State Wetlands/Waters
In addition to Stream 1 and Stream 2, the State would likely take jurisdiction of three additional water
features. One is a concrete ditch along the northern boundary of the upper portion of the parcel. The
second is essentially an extension of Stream 1 that the U.S. Army Corps did not take jurisdiction over,
while the third is a wetland surrounding this extension of Stream 1 (this can be seen on the figures in
Appendix B2).
Analysis
Neither Stream 2 nor the concrete ditch would be impacted by Project improvements as they are
located on the upper portion of the Project site, where no improvements are proposed.
In general, Project improvements would avoid the entire length of Stream 1 and the surrounding
wetland. The proposed bridge would span the drainage, with the abutments placed beyond the top
of bank, resulting in no fill impacts within the jurisdictional feature. As part of the Project, Stream 1
would be enhanced by removing non-native weedy vegetation, re-contouring portions of the
drainage, enlarging the wetland area of the upper portion of Stream 1 by .038 acre, and planting
riparian vegetation to form a rain garden. In addition, two v-boulder weirs would be placed within that
portion of the drainage that is under State jurisdiction, to create two step pools, further enhancing the
riparian habitat. The v-boulder weirs are included to prevent scour along the drainage. Although the
drainage would be temporarily disturbed during construction, implementation of the enhancements
would improve the quality and functional value of the drainage. Therefore, direct impacts to Stream
1 would be less than significant.
On August 28, 2018, a site visit was conducted to view the drainage and hydrology of the Project site
to determine if indirect impacts would occur as a result of the water source of Stream 1 potentially
being cut off by project construction. The hydrology for Stream 1 is supported by the steep hill sides
to the northeast and southwest banks of the drainage, and which provide the watershed for the
drainage. It may be possible that there also is a spring that feeds the stream but it was not visible or
identifiable at the time of the site visit and the vegetation along the steep canyon slopes was too
dense to walk the upper portion of the drainage. In addition, there is a concrete v-ditch to the
southwest of Stream 1 above the existing apartments. This v-ditch likely provides additional water to
Stream 1 as it is located downstream of the v-ditch. Once soils are saturated any additional water
flowing from the concrete ditch likely makes it way to Stream 1 contributing to the watershed for this
drainage. Because the source of the water flow originates above the footprint of the proposed Project,
where no improvements are proposed, the water source for Stream 1 is unlikely to be altered from
development of the project. Indirect impacts to Stream 1, would be less than significant.
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d)

Interfere substantially with the movement of any native resident or migratory fish or
wildlife species or with established native resident or migratory wildlife corridors,
or impede the use of native wildlife nursery sites? (Less than Significant)

Wildlife corridors are features that provide connections between two or more areas of habitat that
would otherwise be isolated and unusable. Wildlife connectivity at the Project site is generally
reduced given the presence of established roadways and existing development already surrounding
much of the lower portion of the site that would be developed. The existing drainage is too narrow
and seasonal to support any migratory fish species. A less than significant impact would occur.
e)

Conflict with any local policies or ordinances protecting biological resources, such
as a tree preservation policy or ordinance? (Less than Significant with Mitigation
Incorporated)

The Project would remove approximately 68 trees within the Project site. The Town of Corte Madera
Tree Ordinance, Chapter 15.50, requires that a permit be applied for and approved before removing,
destroying, or altering any tree on private property that is covered under the ordinance. Trees that
require a permit include any tree, excluding undesirable species, with a single trunk circumference
of at least 50 inches (or multistemmed trees having an aggregate circumference of less than onehundred twenty inches), measured four and one-half feet above grade. There are 22 trees that qualify
for needing a tree removal permit under the Tree Ordinance. The Project would obtain a permit for
the removal of these trees, as part of approval of a landscape plan in conjunction with a Major Design
Review Permit and would therefore comply with this ordinance.
The following are Corte Madera General Plan Policies applicable to biological resources. Following
each policy is a brief discussion of applicable implementing programs for that policy and the Project’s
compliance with the program.
Policy RCS-6.2: Protect wetlands, other waters of the United States, and essential habitat for special
status species, including, but not limited to, other wetland habitat areas, habitat corridors, and
sensitive natural communities.
Implementation Programs RCS-6.2a calls for protecting biological resources through
environmental review of development applications in compliance with CEQA. This Initial Study
constitutes that review. In addition, RCS-6.2.a calls for the protection of wetlands and other
waters of the United States in accordance with the regulations of the U.S. Army Corps of
Engineers and other appropriate agencies, and RSC-6.2.b calls for the restoration of lost
habitat where feasible. As noted above under Impact c), the U.S. Army Corps has verified the
wetland delineation and determined that no permit would be needed as no fill would occur
within that portion of the drainage under U.S. Army Corps jurisdiction. The applicant would,
however, need a permit from the Regional Water Quality Control Board and California
Department of Fish & Wildlife for the enhancement of Stream 1, including the proposed weirs,
and would be required to comply with the conditions placed on the Project by those entities.
Additionally, within the Project site there are several natural communities that provide habitat
for special-status species listed above under impact b). The needlegrass grassland natural
community, which provides habitat for the Oakland star-tulip, would be affected by Project
implementation. However, Mitigation Measure BIO-1 Protect Oakland Star-tulip and BIO-4
Protect Needlegrass Grassland would avoid and protect this special-status species and its
associated sensitive natural community. BIO-4 would stop the spread of invasive species and
allow needlegrass grassland to re-establish at the Project site. As mitigated, the Project would
not conflict with Policy RCS-6.2.
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Policy RCS-6.7: Protect migratory corridors.
As discussed under impact d) above, wildlife connectivity at the Project site is reduced given
the presence of roadways and existing development surrounding much of the lower portion of
the site that would be developed and the existing drainage does not support migratory fish
species. Implementation of the Project would not conflict with this policy.
Policy RCS-7.1: Conserve, restore and enhance areas containing important habitat, wetlands and
special-status species.
Implementation Program RCS-7.1.a requires the protection of areas that support high
biodiversity through the protection of wetlands, oak woodlands, and other habitat areas.
As described under Impact c), no wetlands would be filled, with the exception of a small portion
of Stream 1 to accommodate the v-boulder weirs, which are being added to create pools,
prevent scouring, and improve the functional value of the drainage. In addition, the wetland
around the upper portion of Stream 1 would be enlarged by .038 acre and the entire length of
Stream 1 would be enhanced with riparian vegetation. The Project would avoid impacts to and
enhance Stream 1.
As described under impact a) and b) above, the Project would potentially impact several
special-status species and natural communities. However, implementation of Mitigation
Measures BIO 1 through 4 would reduce the Project impacts to special-status species and
sensitive natural communities to less than significant through avoidance and protection
measures and an enhancement plan. In addition, as part of the Project the Applicant would
protect oak woodland through the implementation of EPA 4 which requires the implementation
of BMPs to stop the spread of Sudden Oak Death, and would plant native trees to offset tree
removal at a ratio of 1.6:1. As mitigated, the Project would not conflict with Policy RCS-7.1.
Policy RCS 7-2: Retain sensitive habitat areas and restore to their natural state, where feasible, and
protect from inappropriate development and landscaping.
Implementation Program RCS-7.2.a requires an assessment of sensitive biological resources
pursuant to CEQA. Implementation Program RCS-7.2.c requires the restriction or modification
of development in areas that contain wetlands or other essential habitat for special-status
species. This Initial Study constitutes the assessment pursuant to CEQA. The Project, as
currently proposed, has been modified to avoid the Oakland star-tulip on the upper portion of
the Project site by relocating the residential unit that was previously proposed at this location,
to the lower portion of the Project site. The residential structures, and new road and bridge,
have been laid out in a manner to avoid Stream 1. In addition, enhancements are proposed
for Stream 1 including enlarging the wetland around the upper portion of Stream 1 and planting
the entire length of Stream 1 with riparian vegetation.
The entire upper portion of the Project site, which includes a large area of needlegrass
grassland, would be left undisturbed with the exception of vegetation management that would
occur under EPA 5, Implement Vegetation Management Plan, and Mitigation Measure BIO-4,
Protect Needlegrass Grassland. EPA 5 and BIO-4 would allow for the selected removal of dead
trees, invasive shrubs and trees, and trimming of trees to reduce fire hazard and prevent further
colonization of invasive species near the northern border of the upper portion of the Project site
and allow needlegrass to reestablish.
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The improvements on the lower portion of the Project site would impact needlegrass grassland
community, oak woodland, and willow scrub. However native replacement trees planted as part
of the Project, including oaks and willows, and implementation of BIO-4, would offset Project
impacts. Implementation of Mitigation Measure BIO-1 and BIO-4 would ensure the necessary
steps are taken to retain the habitat areas or restore where feasible. As designed and mitigated,
the Project would not conflict with Policy RCS-7.2.
Policy RCS-7.4: Protect woodland and tree resources.
Implementation Program RCS-7.4a requires large native trees, trees with historical importance,
oak woodlands, and forest habitats be protected. To the extent feasible the layout of the
residential structures utilizes the existing graded building pads. In addition, a 0.139-acre portion
of oak woodland located near Robin Drive, and a 1.108 acre area of mixed landcover, including
oak woodland and willow scrub, located in the eastern corner of the lower portion of the Project
site would remain undeveloped. The Project would remove approximately 68 trees, including
some identified as oak woodland habitat. However, through implementation of the Landscape
Plan, more trees would be planted than removed, with some non-natives, such as pine, being
replaced with native oaks. In addition, the willow scrub area around the upper portion of Stream
1 would be expanded. Therefore the Project would not conflict with Policy RCS-7.4.
Policy RCS-7.5: Require use of native plant species in landscaping plans and reduce spread of
invasive species.
Implementation Program RCS-7.5b requires use of native plant species in landscaping plans
and to reduce the spread of invasive species. Review of the Landscape Plan for the area
covering Stream 1 and the willow scrub habitat, revealed planned use of a non-native species,
Cape Rush, which would not meet the intent of Policy RCS-7.5. Mitigation Measure BIO-5 is
included herein to ensure the landscape plan is sufficient and complies with this policy providing
a mechanism for the landscape plans to be reviewed by a qualified biologist and modified prior
to planting. In addition, Mitigation Measure BIO-4, as discussed under Impact b) above would
prevent the spread of invasive species at the Project site. As mitigated, the Project would not
conflict with Policy RCS-7.5.
Policy RCS-8-1: Protect wetlands through careful environmental review of proposed development
applications.
Implementation Program RCS-8.1.a requires sites with potential wetlands be assessed
following State and Federal regulations. RCS-8.1.b calls for the avoidance of jurisdictional
wetlands, or mitigation where avoidance is not feasible. RCS-8.1.c requires applications to
obtain and regulatory permits related to impacts jurisdictional waters. As noted above, the U.S.
Army Corps has verified the wetland delineation and determined that no permit would be
needed as no fill would occur within that portion of the drainage under U.S. Army Corps
jurisdiction. Although all jurisdictional features would be avoided by Project improvements, the
applicant would need a permit from the Regional Water Quality Control Board and California
Department of Fish & Wildlife for the enhancements proposed for Stream 1. Applications to
these agencies have been submitted and are under review by the agencies. The Project would
not conflict with Policy RCS-8.1.

Mitigation Measure BIO-5: Remove Non-native Species from Landscape Plan
The Town shall ensure that the landscape plans comply with General Plan Policy RCS-7.5. A
qualified botanist or biologist shall review the landscape plans for any non-native invasive
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species and provide recommendations for appropriate replacement species, if needed.
Consideration shall be given to the context of the placement of the species particularly in or
adjacent to sensitive natural communities such as oak woodland, willow scrub, and
needlegrass grassland. Exceptions can be made in isolated cases such as including nonnative, but disease resistant oaks, mixed with native oaks to combat sudden oak death
syndrome. These exceptions are to be recommended by the qualified biologist and must be
approved by the Planning Director.
f)

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or state habitat
conservation plan? (No Impact)

The Project is not located within the boundaries of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or State habitat conservation
plan. Therefore, the Project would not conflict with the provisions of an adopted conservation plan.
No impact would occur.
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Cultural Resources
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
g) Cause a substantial adverse change in
the significance of a historical resource
as defined in §15064.5?



h) Cause a substantial adverse change in
the significance of an archaeological
resource pursuant to §15064.5?



i) Directly or indirectly destroy a unique
paleontological resource or site or
unique geologic feature?



j) Disturb any human remains, including
those interred outside of formal
cemeteries?



The CEQA Guidelines define a historical resource as: (1) a resource listed in the California Register
of Historical Resources; (2) a resource included in a local register of historical resources, as defined
in the California Public Resources Code (PRC) Section 5020.1(k), or identified as significant in a
historical resource survey meeting the requirements of PRC Section 5024.1(g); or (3) any object,
building, structure, site, area, place, record, or manuscript that a lead agency determines to be
historically significant or significant in the architectural, engineering, scientific, economic, agricultural,
educational, social, political, military, or cultural annals of California, provided the lead agency’s
determination is supported by substantial evidence in light of the whole record. Built environment
historical resources are evaluated in impact “a” below. Historic-period and prehistoric archaeological
resources are evaluated in impact “b” below.
The Archaeological Resources Study of APN 038-011-021 was prepared for the Project by the
Anthropological Studies Center (ASC) at Sonoma State University. The study assessed the potential
for historical or archaeological resources to occur in the Study Area, a 0.25-mile radius of around the
Project site, through completion of the following:


A records and literature search at the Northwest Information Center (NWIC) of the California
Historical Resources Information System (CHRIS);



Further literature review of publications, files, and maps for ethnographic, historic-era, and
prehistoric resources and background information;



Communication with the Native American Heritage Commission (NAHC) to request a review
of the Sacred Lands File and contact information for the appropriate tribal communities;



Contact with appropriate local Native American tribes; and



A pedestrian archaeological survey of the Project site on June 1, 2018.

a)

Cause a substantial adverse change in the significance of a historical resource as
defined in §15064.5? (No Impact)

The records and literature search conducted at the Northwest Information Center, and supplemented
by further literature review at ASC and online, found no previously recorded built environment cultural
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resources within the Project site. No built environment cultural resources were identified during the
pedestrian survey (ASC 2018).
The Town of Corte Madera General Plan EIR identifies 19 historic buildings within the Town. None
of which are on or adjacent to the Project site. The nearest historic structure is approximately 1.5
miles to the west.
No built environment cultural resources are present at the Project site; no impact would occur.
b)

Cause a substantial adverse change in the significance of an archaeological
resource pursuant to §15064.5? (Less than Significant with Mitigation)

The records search and literature review identified no previously recorded cultural resources at the
Project site. Fourteen recorded cultural resources were located within the 0.25-mile Study Area, one
of which is immediately adjacent to the Project site. The NAHC’s review of the Sacred Lands File
found no sacred site within the Study Area.
The archaeological study found a moderate potential for subsurface historic or pre-historic
archaeological deposits within the Project site. The Study area primarily lies on pre-Pleistocene and
pre-Quaternary deposits and bedrock with a small area of undifferentiated Holocene alluvium.
Therefore, the soils in the Study Area date prior to the Holocene and are unlikely to contain buried
archaeological resources. However, the results of the record search indicate prehistoric subsurface
cultural deposits within the Study Area, thus the likelihood of finding buried archaeological remains
possible. If unknown archaeological resources are encountered during construction activities, a
significant impact could occur.
Mitigation Measure CR-1 would reduce the impact to archaeological resources to a less-thansignificant 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-1: Protect Unknown Archaeological Resources
If potential archaeological resources are uncovered, the Town shall halt work and workers shall
avoid altering the materials and their context. Project personnel shall not collect cultural
materials. Prehistoric materials might include obsidian and/or chert flaked-stone tools such as
projectile points, knives, or scraping implements; the debris from making, sharpening, and
using them (“debitage”); culturally darkened soil containing shell, dietary bone, heat-altered
rock, and carbonized plant material (“midden”); or stone milling equipment such as mortars,
pestles, handstones, or milling slabs. A qualified professional archaeologist shall evaluate the
find and provide appropriate recommendations. If the archaeologist determines that the find
potentially qualifies as a historic resource or unique archaeological resource for purposes of
CEQA (per CEQA Guidelines Section 15064.5), all work must remain stopped in the immediate
vicinity to allow the archaeologist to evaluate any materials and recommend appropriate
treatment. A Native American monitor shall be present for the investigation, if the local Native
American tribe requests. Avoidance of impacts to the resource are preferable. In considering
any suggested measures proposed by the consulting archaeologist in order to mitigate impacts
to historical resources or unique archaeological resources, the Town shall determine whether
avoidance is feasible in light of factors such as the nature of the find, project design, costs, and
other considerations. If avoidance is infeasible, other appropriate measures as recommended
by the archaeologist (e.g., data recovery) shall be instituted. Work may proceed on other parts
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of the Project while mitigation for historic resources or unique archaeological resources is being
carried out.
c)

Directly or indirectly destroy a unique paleontological resource or site or unique
geologic feature? (Less than Significant with Mitigation)

According to the Town’s General Plan EIR, a search of the University of California Museum of
Paleontology collections database was conducted and no evidence of paleontological resources was
identified (Corte Madera 2008). However, ground disturbance within the planning area, which
includes the Project site, would increase the potential to disturb undiscovered paleontological
resources within the region. Therefore, if the Project encounters an unknown paleontological
resource a significant impact could occur.
Mitigation Measure CR-2 would 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-2:
Construction Activities

Protect

Paleontological

Resources

during

In the event that fossils are encountered during construction (i.e., bones, teeth, or unusually
abundant and well-preserved invertebrates or plants), the Town shall divert construction
activities away from the discovery within 50 feet of the find, and notify a professional
paleontologist to document the discovery as needed, to evaluate the potential resource, and to
assess the nature and importance of the find. Based on the scientific value or uniqueness of
the find, the paleontologist may record the find and allow work to continue, or recommend
salvage and recovery of the material, if it is determined that the find cannot be avoided. The
paleontologist shall make recommendations for any necessary treatment that is consistent with
currently accepted scientific practices. Any fossils collected from the area shall then be
deposited in an accredited and permanent scientific institution where they will be properly
curated and preserved.
d)

Disturb any human remains, including those interred outside of formal cemeteries?
(Less than Significant with Mitigation)

Construction would involve ground-disturbing activities within the confines of the Project site. While
there is no indication human remains are present within the site, the possibility of encountering
archaeological resources that contain human remains cannot be discounted (ASC 2018). Therefore,
impacts related to the potential disturbance or damage of previously undiscovered human remains,
if present, would be significant.
Implementation of Mitigation Measure CR-3 would also ensure consistency with General Plan
policies regarding protection of Native American heritage.

Mitigation Measure CR-3:
Construction

Protect Human Remains If Encountered during

If human remains, associated grave goods, or items of cultural patrimony are encountered
during construction, the City shall halt work in the vicinity of the find and notify the County
Coroner immediately. The Town shall follow the procedures in Public Resources Code § 5097.9
and Health and Safety Code § 7050.5. If the human remains are determined to be of Native
American origin, the Coroner shall notify the Native American Heritage Commission within 24
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hours of the determination. The Native American Heritage Commission shall then notify the
Most Likely Descendant (MLD), who has 48 hours to make recommendations to the landowner
for the disposition of the remains. A qualified archaeologist, the Town and the MLD shall make
all reasonable efforts to develop an agreement for the treatment, with appropriate dignity, of
any human remains and associated or unassociated funerary objects. The agreement would
take into consideration the appropriate excavation, removal, recordation, analysis,
custodianship, and final disposition of the human remains and associated or unassociated
funerary objects.
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Geology and Soils
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

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



Rupture of a known earthquake
fault, as delineated on the most
recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the
State Geologist for the area or
based on other substantial
evidence of a known fault? Refer
to Division of Mines and Geology
Special Publication 42.



ii)

Strong seismic ground shaking?



iii)

Seismic related ground failure,
including liquefaction?



iv)

Landslides?



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



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



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



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



Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on
other substantial evidence of a known fault? Refer to Division of Mines and Geology
Special Publication 42. (Less than Significant)

The Project site is not located within an Alquist –Priolo Fault Zone Map. The nearest known active
faults are the San Andreas and Hayward Faults located approximately 8.9 and 9.0 miles east of the
site, respectively (Miller Pacific 2017). The potential for fault surface rupture at the site is therefore
low. A less than significant impact would occur.
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a, ii)

Strong seismic ground shaking? (Less than Significant)

The Project is located within the seismically active San Francisco Bay area and therefore has the
potential to experience future earthquakes. The intensity of the earthquake and the associated
ground shaking would depend on the characteristics of the generating fault, distance to the fault and
rupture zone, earthquake magnitude, earthquake duration, and site-specific geologic conditions.
Ground shaking can result in structural failure and collapse of structures or cause non-structural
building elements, such as light fixtures, shelves, etc. to fall presenting a hazard to building occupants
and contents. Due to the Project’s proximity to the San Andreas and Hayward faults, the potential for
strong seismic shaking at the Project site is high (Miller Pacific 2017). Compliance with provisions of
the California Building Code, as required by the Town, should ensure potential impacts resulting from
seismic ground shaking are less than significant.
a.iii)

Seismic related ground failure, including liquefaction? (Less than Significant)

Liquefaction refers to the sudden, temporary loss of soil strength during strong ground shaking. The
phenomenon can occur where there are saturated, loose, granular (sandy) deposits subjected to
seismic shaking. The Project site is mapped as straddling a boundary between zones of moderate
and very low liquefaction susceptibility. However, no loose granular deposits were observed during
the site visit (Miller Pacific 2017). Therefore, the Project site has a low likelihood of liquefaction and
seismically-induced ground settlement. A less than significant impact would occur.
a.iv, c)

Landslide? Be located on a geologic unit or soil that is unstable, or that would
become unstable as a result of the project, expose people or structures to on, or off,
site landslide, lateral spreading, subsidence, liquefaction, or collapse? (Less than
Significant)

Landslides may be triggered by seismic events, soil saturation, steep slope conditions, and other
geologic structural features. The site is underlain by fill soils on the order of 5- to 15-feet thick, but
possible thinker. Below fill soils, native deposits likely consist of alluvium, colluvium, and/or historic
slide debris, which appear to be stable. The Project site lies in an area of widespread slope instability
and it is unlikely that at the time the fill soils were lain that they were constructed in accordance with
the current standard of geotechnical engineering practice. Additional new loads may also have the
potential to de-stabilize native soils. Therefore, the risk of slope instability affecting improvements at
the site is moderate. As stated in Section 1.7 Environmental Protection Actions Incorporated into the
Project, the Project would be designed in accordance with all recommendations listed in the
Geotechnical Report prepared for the Project. In this instance, the report recommends that the new
structures should be set back a minimum of 15-feet from the toe of any adjacent slopes or provide a
catchment wall to reduce the risk of damage due to slope instability and potential landslides.
Additionally, the area underlain by fill soils should be replaced with deep native or undocumented fill
soils will a properly compacted and drained fill buttress. With incorporation of these
recommendations, a less than significant impact regarding exposing people or structures to
landslides would occur.
b)

Result in substantial soil erosion or the loss of topsoil? (Less than Significant)

The Project site is located on medium dense clayey gravel and medium to stiff clay and sandy clay,
which are susceptible to erosion on steep slopes. The Project would also remove and disturb a large
amount of the vegetation on-site, which increases the potential for erosion to occur. Therefore, the
risk of erosion is moderate to high (Miller Pacific 2017). As stated in Section 1.7 Environmental
Protection Actions Incorporated into the Project, the Project would be designed in accordance with
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all recommendations listed in the Geotechnical Report prepared for the Project. In this instance, the
report recommends the site be designed to collect surface water into storm drain systems and
discharge at appropriate locations, as well as revegetation, and adherence to a SWPPP. The Project
would implement all recommendations, therefore, a less than significant impact would occur.
d)

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

According to the geotechnical report prepared for the Project, the site contains soils with low to
medium plasticity and some evidence of soil creep on the steeper slopes was observed (Miller Pacific
2017). Therefore, the Project has a low to moderate risk of damage due to expansive soils. With the
incorporation of all geotechnical recommendation included in the geotechnical report, as stated in
Section 1.7, Environmental Protection Actions, a less than significant impact would occur regarding
ricks to life or property resulting from the presence of expansive soils.
e)

Have soils incapable of adequately supporting the use of septic tanks or alternative
wastewater disposal systems where sewers are not available for the disposal of
wastewater? (No Impact)

The Project does not involve the use of a septic tank or alternative wastewater disposal system.
Therefore, no impact would occur.
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Greenhouse Gas Emissions
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a) Generate greenhouse gas emissions,
either directly or indirectly, that may have a
significant impact on the environment?
b) Conflict with an applicable plan, policy or
regulation adopted for the purpose of
reducing the emissions of greenhouse
gases?
a)





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

GHG emissions would be generated from construction activities, primarily in the form of CO2 from
exhaust emissions associated with haul trucks, construction worker commute vehicles, and
construction equipment. The construction phase would occur over approximately 20 months and
require earthmoving activities. However, as described in the Section 1.7.2, the Project would
implement Basic Construction Measures including limiting idling times for construction equipment to
5 minutes, maintaining all construction equipment per the manufacturer’s specifications and having
them checked by a certified visible emissions evaluator. As BAAQMD’s CEQA Guidelines do not
include screening criteria or significance thresholds for construction-related GHG emissions, the
emissions would be temporary, and the Project would include the basic construction measures to
limit GHG emissions during the construction phase, the Project would have a less than significant
impact regarding GHG emissions during construction.
Operational or long-term emissions would occur annually over the life of the Project. Project
generated GHG emissions would primarily include the residential vehicle trips, and waste, water, and
energy consumption required by the future residents. The BAAQMD developed screening criteria to
help determine when detailed analysis is necessary to determine significance for operational
greenhouse gas emissions. The screening criteria represent the size of development by land use
type at which BAAQMD’s greenhouse gas emissions thresholds of significance would not be
exceeded. The applicable screening criteria for a single-family land use is 56 dwelling units. The
Project would construct 16 single-family units with 8 ADUs, for a total of 24 dwelling units. The Project
would not exceed the BAAQMD’s screening criteria. Therefore, the Project would have a less than
significant impact on greenhouse gas emissions.
b)

Conflict with an applicable plan, policy, or regulation adopted for the purpose of
reducing the emissions of greenhouse gases? (No Impact)

The Town of Corte Madera accepted a Climate Action Plan (CAP) in March 2016. The CAP includes
a 2005 baseline GHG emissions inventory, community-wide emissions inventory (2005-2013),
municipal operations emissions inventory, and inventory forecasts for years 2020 and 2030. The CAP
contains the 6 standard elements of a ‘qualified’ GHG reduction strategy, as identified by the
BAAQMD and consistent with CEQA Guidelines Section 15183.5. However, the CAP has not been
submitted to the BAAQMD for review and determined to be a ‘qualified’ GHG reduction plan. As
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stated in the CAP on page 1: “this document does not and is not intended to create specific and
enforceable obligations by the Town. Rather it is intended as a reference tool for possible future
actions.” Therefore, the CAP is not applicable to the Project.
The Climate Change Scoping Plan released by the State Air Resources Board (ARB) provided
strategies for meeting the near-term 2020 GHG emission reduction goals in Assembly Bill (AB) 32.
The First Update to the Climate Change Scoping Plan, approved in 2014, provided recommendations
for establishing a mid-term emissions limit that aligns with the long-term (2050) goals of Executive
Order S-3-05, which consists of reducing GHG emissions to 80 percent below 1990 levels. In 2016,
the Legislature passed SB 32, which codifies a 2030 GHG emissions reduction target of 40 percent below
1990 levels. The 2017 Climate Change Scoping Plan provides a strategy for achieving the 2030
greenhouse gas target, and establishing a path to reach the 2050 target.
The recommended actions in the Scoping Plan are broad policy and regulatory initiatives that are
being implemented at the State level, regional planning level, or land use decisions made at the local
level, and are not directly implemented by individual projects such as this Project. Although Project
construction and operation may benefit from some of the state-level regulations and policies that will
be implemented, the Project would not impede the State developing or implementing the greenhouse
gas reduction policies identified in the Scoping Plan. Therefore, the Project would not conflict with
AB 32, SB 32, or the Climate Change Scoping Plan. No impact would occur.
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Hazards and Hazardous Materials
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

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



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



c) Emit hazardous emissions or handle
hazardous or acutely hazardous
materials, substances, or waste
within one-quarter mile of an existing
or proposed school?



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



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



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



g) Impair implementation of or
physically interfere with an adopted
emergency response plan or
emergency evacuation plan?



h) Expose people or structures to a
significant risk of loss, injury or death
involving wildland fires, including
where wildlands are adjacent to
urbanized areas or where residences
are intermixed with wildlands?
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a, b)

Create a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials or upset and accident conditions?
(Less than Significant)

Construction activities would involve the use of hazardous materials, such as fuels, lubricants, paints
and solvents. These materials are commonly used during construction, are not acutely hazardous
and would be used in small quantities. Regular transport of such materials to and from the Project
site during construction could result in an incremental increase in the potential for accidents.
However, numerous laws and regulations ensure the safe transportation, use, storage and disposal
of hazardous materials. For example, Caltrans and the California Highway Patrol regulate the
transportation of hazardous materials and wastes, including container types and packaging
requirements, as well as licensing and training for truck operators, chemical handlers, and hazardous
waste haulers.
Worker safety regulations cover hazards related to the prevention of exposure to hazardous materials
and a release to the environment from hazardous materials use. The California Division of
Occupational Safety and Health (Cal-OSHA) also enforces hazard communication program
regulations, which contain worker safety training and hazard information requirements, such as
procedures for identifying and labelling hazardous substances, communicating hazard information
related to hazardous substances and their handling, and preparation of health and safety plans to
protect workers and employees. Because contractors would be required to comply with existing and
future hazardous materials laws and regulations covering the transport, use and disposal of
hazardous materials, the impacts related to hazardous materials used during Project construction
would be less than significant.
Following construction, operation of the Project would not result in the need for new hazardous
materials that would need to be transported, used, or disposed, and would not alter wastewater
characteristics or increase wastewater flows. No operational impact would occur.
c)

Emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school?
(Less than Significant)

Marin Country Day School and Marin Montessori School are located within one-quarter mile of the
Project site. Construction activities are assumed to include the use of hazardous materials such as
fuels, lubricants, degreasers, paints, and solvents. These materials are commonly used during
construction, are not acutely hazardous, and would be used in small quantities. Numerous laws and
regulations ensure the safe transportation, use, storage, and disposal of hazardous materials (see
Impact a) and b) above). Although construction activities could result in the inadvertent release of
small quantities of hazardous construction chemicals, a spill or release at a construction area is not
expected to endanger individuals at nearby schools given the nature of the materials, the small
quantities that would be used, and the distance to the schools. Therefore, because the Town and its
contractors would be required to comply with existing and future hazardous materials laws and
regulations covering the transport, use, and disposal of hazardous materials, and because of the
nature and quantity of the hazardous materials to be potentially used by the Project, the impact
related to the use of hazardous materials during construction within one-quarter mile of a school
would be less than significant.
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d)

Be located on a site which is included on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5 and, as a result, would it create a
significant hazard to the public or the environment? (No Impact)

The provisions in Government Code Section 65962.5 are commonly referred to as the "Cortese List."
A search of the Cortese List was completed to determine if any known hazardous waste sites have
been recorded on the Project alignment, and none was found (SWRCB 2018). No impact would
occur.
e, f)

For a project located within an airport land use plan or, where such a plan has not
been adopted, within two miles of a public or private airport or public use airport,
would the project result in a safety hazard for people residing or working in the
project area? (No Impact)

The Project site is approximately 16 miles south of the Gnoss Field Airport in Novato, and
approximately 7 miles south of a private airport in San Rafael. The Gnoss Field Airport is the only
airport in Marin County that is required to have an Airport Land Use Plan (ALUP), and the Project site
is not within the geographic planning boundary identified in the ALUP (Marin County 1991). The
Project site is also not located within two miles of a private airstrip. Therefore, no impact would occur.
g)

Impair implementation of or physically interfere with an adopted emergency
response plan or emergency evacuation plan? (No Impact)

The Town of Corte Madera Emergency Operations Plan lists the Emergency Operations Center
(EOC) for the Town as Fire Station 14, 342 Tamalpais Drive, which is approximately 2.5 miles from
the Project location. There is an alternate EOC at Twin Cities Police Station #1, 250 Doherty Drive,
Larkspur. The Emergency Operations Plan does not list specific emergency response or evacuation
routes with which the Project could interfere (Corte Madera 2009a). Construction of the Project would
not require any closers on Paradise Drive nor would staging occur along this roadway. Therefore, no
impact would occur.
h)

Expose people or structures to a significant risk of loss, injury or death involving
wildland fires, including where wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands? (Less than Significant)

According to the Association of Bay Area Government’s Resilience Program, the Project site is within
an area designated as a wildland urban interface fire threat. As described in Environmental Protection
Action 5, the Project would implement a vegetation management plan in incompliance with the Corte
Madera Wildland Interface Code. The plan would include appropriate maintenance of the vegetation
on-site and use of fire resistant landscape materials to reduce the risk of wildland fires. With
implementation of this action, the Project would have a less-than-significant impact regarding
exposing people or structures to a significant risk of loss, injury, or death.
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Hydrology and Water Quality
Potentially
Significant
Impact

Less-thanSignificant
with Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a) Violate any water quality standards or
waste discharge requirements?



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



c) Substantially alter the existing drainage
pattern of the site or area, including
through the alteration of the course of a
stream or river, in a manner which would
result in substantial erosion or siltation onor off- site?



d) Substantially alter the existing drainage
pattern of the site or area, including
through the alteration of the course of a
stream or river, or substantially increase
the rate or amount of surface runoff in a
manner which would result in flooding onor off- site?



e) Create or contribute runoff water which
would exceed the capacity of existing or
planned stormwater drainage systems or
provide substantial additional sources of
polluted runoff?



f)



Otherwise substantially degrade water
quality?

g) Place housing within a 100-year flood
hazard area as mapped on a federal Flood
Hazard Boundary or Flood Insurance Rate
Map or other flood hazard delineation
map?



h) Place within a 100-year flood hazard area
structures which would impede or redirect
flood flows?



i)

j)

Expose people or structures to a significant
risk of loss, injury or death involving
flooding, including flooding as a result of
the failure of a levee or dam?
Inundation by seiche, tsunami, or mudflow?
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a, f)

Violate water quality standards or degrade water quality? (Less than Significant)

Water quality standards and objectives are achieved primarily through the establishment of NPDES
permits and waste discharge requirements. Therefore, to evaluate whether construction or operation
of the Project would result in a violation of water quality standards or waste discharge requirements,
project compliance with potentially applicable NPDES permits or waste discharge requirements is
evaluated.
State Water Resources Control Board NPDES Order No. 2009-0009, as amended by Order No.
2012-0006, applies to public and private construction projects that include one or more acres of soil
disturbance. Construction of the Project would disturb more than one acre of land and has the
potential to degrade water quality as a result of erosion caused by earthmoving activities during
construction, or the accidental release of hazardous construction chemicals. As stated under
Environmental Protection Action 6, a Storm Water Pollution Prevention Plan (SWPPP) would be
developed as part of the Project. The SWPPP would identify the best management practices
necessary to prevent adverse impact to water quality including violation of water quality standards
and waste discharge requirements. The treatment provided by the storm water management
measures would reduce the potential for degradation of water quality in surface waters to a less-thansignificant level.
Following construction, storm water runoff from the new and replaced impervious surfaces would be
subject to the waste discharge requirements contained in Provision E.12 of the Phase II Stormwater
Permit (Order No. 2013-0001) and the Bay Area Storm Water Management Agencies Post
Construction Manual. The Town, as a condition of its Phase II Stormwater Permit, requires permanent
stormwater controls for new development that creates and/or replaces approximately 5,000 square
feet or more of impervious surface. The Project is considered a “Regulated Project”, and is subject
to the site design measures, source controls, and stormwater treatment requirements outlined in the
BASMA Post Construction Manual (BASMA 2014). The Project would be designed in compliance
with the necessary regulations and would incorporate stormwater controls on-site. Runoff would be
directed to the bioretention areas before discharging into the existing storm drain system. Therefore,
it is not anticipated that the Project would violate water quality standards or degrade water quality. A
less-than-significant impact would occur.
b)

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

The Project does not utilize new groundwater resources. The site would continue to be served by
the North Marin Water District, which obtains its water primarily from reservoirs on Mt. Tamalpais
and in West Marin County.
Operation of the Project would not directly utilize groundwater. However, implementation of the
Project would result in approximately 71,017 square feet of new impervious surfaces. The Project
would install pervious materials where feasible to allow runoff to infiltrate. Bioretention facilities and
tree boxes would also be installed on-site to allow for groundwater infiltration to occur. Therefore, it
is not anticipated that the Project would deplete groundwater supplies or interfere substantially with
groundwater recharge. The impact to groundwater would be less than significant.
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c, d, e)

Substantially alter the existing drainage pattern of the site or area, including through
the alteration of the course of a stream or river, in a manner which would result in
substantial erosion, siltation, or flooding on- or off- site, exceedance of the capacity
of existing or planned stormwater drainage systems, or provide substantial
additional sources of polluted runoff? (Less than Significant)

The Project would not alter the existing course of a stream, river, or waterway, and would not
substantially alter existing drainage patterns. The Project would involve some grading, however the
existing jurisdictional drainage would remain in place and be enhanced. Grading in this area would
be minimized to that needed for landscaping and complement the natural drainage. The hydrology
of this drainage is supported by the steep hill sides on the northeast and southwest banks of the
stream as well as from a concrete v-ditch to the southwest of the stream. The upper hydrology of the
site would remain unchanged with implementation of the Project.
The site has been previously graded to accommodate 3 buildings pads for an older project that was
abandoned. The individual buildings would be constructed within existing topography of the site,
using the existing building pads, to the extent feasible to avoid excessive grading. The hydrology
pattern of the site would generally remain the same with the west, southwest, and southeast portion
of the site flowing toward the natural drainage, and the east and northeast portions of the developed
area flowing away from the drainage. Flows entering the existing stormwater inlet would remain
relatively the same as existing conditions and would not exceed capacity of the system.
As noted above, the Project would also install bioretention facilities in accordance with the BASMA
Post Construction Manual. Stormwater runoff would be directed to the bioretention facilities or the
existing drainage, which would then release into the Town’s existing storm drains. The bioretention
facilities would function as a soil and plant-based infiltration feature to treat stormwater runoff. This
component would preserve drainage capacity and protect water quality.
Construction of the Project would disturb greater than one acre of soil and would therefore require
coverage under the Construction General Permit. As stated in Section 1.7.6, Environmental
Protection Action 6 would ensure the Applicant develops and implements a SWPPP as part of the
Project. Implementation of a construction SWPPP would limit on-and off-site erosion and siltation,
pursuant to Section 15.20.285 of the Town’s Municipal Code.
Therefore, the Project would have a less-than-significant impact regarding a change in the existing
drainage pattern of the site or that would result in a substantial contributing to polluted runoff.
g, h, i)

Place housing or structures within a 100-year flood hazard area or expose people or
structures to a significant risk of loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam? (No Impact)

According to the Federal Emergency Management Agency, the Project site is not located within a
100-year flood hazard area (FEMA 2016). The Project site is also not located in a mapped dam
inundation zone (CalOES 2018). Therefore, no impact would occur regarding placing housing within
a 100-year flood hazard or exposing people or structures to hazards resulting from a dam or levee
failure.
j)

Inundation by seiche, tsunami, or mudflow? (Less than Significant)

The Project is set back from the San Francisco Bay, which is an enclosed body of water that may
experience seiche waves. According to the Association of Bay Area Government’s (ABAG)
Resilience Program, the Project is not mapped within a tsunami inundation zone, however it is
partially mapped within an area that could potentially result in a mudflow. With implementation of the
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Environmental Protection Action 1, which requires inclusion of all geotechnical recommendations into
Project design, it is not anticipated that the Project would result in a significant risk from a mudflow.
The impact would be less than significant.
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Land Use and Planning
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a) Physically divide an established
community?



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



c) Conflict with any applicable habitat
conservation plan or natural community
conservation plan?



a)

Physically divide an established community? (No Impact)

The Project would construct a new residential development on a currently undeveloped parcel of
land, adjacent to other residential uses. Implementation of the Project would not result in the division
of an established community. No impact would occur.
b)

Conflict with any applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project (including, but not limited to the general plan, specific
plan, local coastal program, or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect? (No Impact)

The proposed Project would develop the lower portion of the parcel which has a General Plan
Designation of Low Density Residential (0.2 to 6 dwelling units per acre) and a Zoning Designation
of Medium Density Residential with a HLC overlay district. The Project would include a Zoning
Amendment to remove the existing HLC overlay district, and rezone the property with a Planned
Development (PD) overlay district. The existing R-1 and R-1-C zoning designations would remain
and the density called for in the Housing Element for the Project site would remain the same.
Development standards in designated PD overlay districts allow projects to be clustered away from
sensitive areas through reduced setbacks, lot widths, and lot frontages. As noted in the Biological
Resources section, several sensitive natural communities exist at the Project site.
According to the Town’s housing element, the Project site is identified as a high potential site for
residential development, and has a capacity for 15 single family units plus 8 second units on the
lower portion of the Project site, and 1 single family unit on the upper portion of the Project site.
Program H-2.6.b specifically states that at this site at least 50 percent of the market rate units shall
also include second units (Corte Madera 2015). The Project would be consistent with Program H2.6.b as 8 of the 16 proposed units include an embedded accessory dwelling unit.
The Project also proposes modifying the Zoning Ordinance regulations for the Project site as a part
of the Planned Development application to remove the requirement for owner occupancy of one of
the units on a property containing a second unit. This regulation, however, was not adopted for the
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purpose of avoiding or mitigating an environmental effect, therefore, the proposed Project would not
conflict with the existing Zoning Ordinance or General Plan, and prior to any approvals for
modification there would be no environmental impact.
c)

Conflict with any applicable habitat conservation plan or natural community
conservation plan? (No Impact)

The Project would not conflict with an applicable habitat conservation plan or natural community
conservation plan as no such plans apply to the Project site or its immediate surroundings; therefore,
no impact would occur.
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Mineral Resources
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a) Result in the loss of availability of a
known mineral resource that would be
of value to the region and the residents
of the state?



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



a, b)

Result in the loss of availability of a known mineral resource that would be of value
to the region and the residents of the state, or a locally-important mineral resource
recovery site delineated on a local general plan, specific plan or other land use plan?
(No Impact)

Construction of the Project would not result in the loss of a known mineral resource or availability of
a locally-important mineral resource recovery site as delineated on a land use plan, such as a local
general plan or specific plan. Neither the Town of Corte Madera General Plan (Corte Madera 2009b)
nor the Marin Countywide Plan (Marin County 2007) designates the Project site as having a known
mineral resource of value. No impact to mineral resources would occur.
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Noise
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

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



b) Exposure of persons to or
generation of excessive
ground borne vibration or
ground borne noise levels?



c) A substantial permanent
increase in ambient noise
levels in the project vicinity
above levels existing without
the project?



d) A substantial temporary or
periodic increase in ambient
noise levels in the project
vicinity above levels existing
without the project?



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



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



The following analysis is based on Construction Noise and Vibration Assessment prepared for the
Project by Illingworth & Rodkin and included as Appendix E.
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a)

Exposure of persons to or generation of noise levels in excess of standards
established in the local general plan or noise ordinance? (Less than Significant with
Mitigation Incorporated)

The Project site is located within the Town of Corte Madera and is located adjacent to the Town of
Tiburon. Chapters 8.5 and 8.6 of the Public Safety and Hazards Element of the Town of Corte Madera
General Plan set forth policies related to the control of construction-related noise as follow:


Allowable hours of construction are 7:00 a.m. to 5:00 p.m. Monday through Friday and 10:00
a.m. to 5:00 p.m. on weekends.



All internal combustion engines used in conjunction with construction shall be muffled
according to the equipment manufacturer’s requirements.

The Town’s Noise ordinance does not set limits for construction noise, as indicated in Municipal
Code 9.36.030.
The residential properties to the east of the project site are located in Tiburon, California. The
allowable hours of construction established in the Town of Tiburon’s Municipal Code are also 7:00
a.m. to 5:00 p.m. Monday through Friday, but 9:30 a.m. to 4:00 p.m. on Saturday. Construction is not
permitted on Sundays and public holidays.
The Project Description states that the construction phase would abide by the Town of Corte
Madera’s Noise Ordinance acceptable construction hours. However, it has not been determined
whether acoustical shielding would be implemented. In addition, the Town of Tiburon’s allowable
construction hours differ from the Town of Corte Madera’s standards for the weekend. Exposure to
noise levels during construction in excess of standards would be significant.
During operation, the proposed residential development would include the passive voices of the
residents and the additional traffic trips associated with the new development. It is not anticipated
that the Project would introduce new noise sources that would result in the exceedance of a Town
noise standard. Therefore, operation of the Project would have a less-than-significant impact.
Implementation of the following mitigation measure would reduce the construction impact to less than
significant by requiring acoustical shielding and limiting construction hours to those established in the
applicable ordinances.

Mitigation Measure NOI-1: Limit Noise during Construction
The Applicant shall implement the following to reduce construction noise levels from the site,
limit construction hours, and minimize disruption and annoyance:
•

All construction activities shall be limited to the hours between 7:00 a.m. and 5:00 p.m.
Monday through Friday, 10:00 a.m. and 4:00 p.m. on Saturdays, and no construction shall
be permitted on Sundays and holidays.

•

All internal combustion engines used in conjunction with construction shall be muffled
according to the equipment manufacturer’s requirements.

•

Unnecessary idling of internal combustion engines should be strictly prohibited.

•

Locate stationary noise-generating equipment such as air compressors or portable power
generators as far as possible from sensitive receptors.
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b)

•

If stationary noise equipment is located within 100 feet from sensitive receptors, temporary
noise barriers should be constructed to screen stationary noise-generating equipment.
Temporary noise barriers could reduce construction noise levels by 5 dBA.

•

Utilize "quiet" air compressors and other stationary noise sources where technology exists.

•

Control noise from construction workers’ radios to a point where they are not audible at
existing residences bordering the project site.

•

Notify all adjacent business, residences, and other noise-sensitive land uses of the
construction schedule, in writing, and provide a written schedule of “noisy” construction
activities to the adjacent land uses and nearby residences.

•

Designate a "disturbance coordinator" who would be responsible for responding to any
complaints about construction noise. The disturbance coordinator will determine the cause
of the noise complaint (e.g., bad muffler, etc.) and will require that reasonable measures
be implemented to correct the problem. Conspicuously post a telephone number for the
disturbance coordinator at the construction site and include in it the notice sent to neighbors
regarding the construction schedule.
Exposure of persons to or generation of excessive groundborne vibration or
groundborne noise levels? (Less than Significant)

The Towns of Corte Madera or Tiburon do not specify a vibration limit for construction activities.
Based on the thresholds provided by Caltrans, a construction vibration limit of 0.3 in/sec PPV would
minimize damage at buildings of normal conventional construction. A significant impact would occur
if buildings adjacent to the proposed construction site were exposed to vibration levels in excess of
0.3 in/sec PPV.
The construction of the project may generate perceptible vibration when heavy equipment or impact
tools (e.g. jackhammers, hoe rams) are used. Construction activities would include stages such as
excavation and grading, foundation work, exterior construction, interior finishing and paving.
Table 3.12-1 presents typical vibration levels that could be expected from construction equipment at
a distance of 25 feet. Pile driving is not anticipated for this project. Construction activities, such
excavators, scrapers and other high-power or vibratory tools, and rolling stock equipment (tracked
vehicles, compactors, etc.) may generate substantial vibration in the immediate vicinity. Vibration
levels would vary depending on soil conditions, construction methods, and equipment used.
The nearest existing residential structure is 75 feet west of the proposed project site. At a distance
of 75 feet, vibration levels from construction are anticipated to be 0.07 in/sec PPV or less. Vibration
levels may be perceptible to occupants at times but would be below the 0.3 in/sec PPV vibration limit
used to minimize the potential for cosmetic damage. As construction moves away from the shared
property lines, vibration levels would be even lower. Therefore, the vibration impact during
construction would be less than significant.
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Table 3.12-1: Vibration Source Levels for Construction Equipment
PPV at 25 ft (in/Sec)
PPV at 75 ft. (in/sec)
Equipment
0.202

0.060

In soil

0.08

0.002

In rock

0.017

0.005

Vibratory Roller

0.210

0.063

Hoe Ram

0.089

0.027

Large bulldozer

0.089

0.027

Caisson drilling

0.089

0.027

Loaded trucks

0.076

0.023

Jackhammer

0.035

0.010

Small bulldozer

0.003

0.001

Clam shovel drop
Hydromill (slurry
wall)

During operation, the proposed development would not produce excessive groundborne vibration or
noise. Project operation does not include activities capable of generating groundborne vibration. No
operation impact would occur.
c)

Substantial permanent increase in ambient noise levels in the project vicinity above
levels existing without the project? (Less than Significant)

The Project is not anticipated to result in a permanent increase in ambient noise levels in the Project
vicinity above levels existing without the Project. Noise associated with the occupation of the
residential units would consist of the future resident’s voices and the increased traffic on the roadway
(Robin Drive). The increased traffic on Robin Drive would be the only Project noise source with the
potential to increase ambient noise levels on a permanent basis. In total the Project is anticipated to
contribute a total of 205 trips per day (W-Trans 2015). These trips would occur intermittently
throughout the day and therefore are not anticipated to permanently increase the ambient noise levels
in the Project vicinity. A less than significant impact would occur.
d)

Substantial temporary or periodic increase in ambient noise levels in the project
vicinity above levels existing without the project? (Less than Significant with
Mitigation Incorporated)

Neither the Towns of Corte Madera or Tiburon, nor the State of California specify quantitative
thresholds for the impact of temporary increases in noise due to construction. The threshold for
speech interference indoors is 45 dBA. Assuming a 15 dB exterior-to-interior reduction for standard
residential construction with windows open and a 25 dB exterior-to-interior reduction for standard
commercial construction, assuming windows closed, this would correlate to an exterior threshold of
60 dBA Leq at residential land uses. Therefore, the project would be considered to generate a
significant temporary construction noise impact if project construction activities exceeded 60 dBA Leq
at nearby residences and exceeded the ambient noise environment by 5 dBA Leq or more for a period
longer than one year.
Construction activities would be carried out in stages. Project construction would take 20 months
beginning in 2019 and ending in 2020. During each stage of construction, there would be a different
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mix of equipment operating, and noise levels would vary by stage and vary within stages, based on
the amount of equipment in operation and the location at which the equipment is operating. Typical
construction noise levels at 50 feet are shown in Table 3.12-2. . Most demolition and construction
noise for a domestic housing project falls within the range of 81 to 88 dBA at a distance of 50 feet
from the source for typical domestic housing construction projects if all pertinent equipment is in use.
Construction materials would be imported to the Project site and earthwork would require
approximately 780 cubic yards of net fill that would be trucked in from off-site. The number of
construction-related vehicles traveling to and from the project site would vary on a daily basis. For
the purposes of this evaluation, it is anticipated that up to 30 haul truck round trips could occur on a
peak day. In addition to haul trucks, it is anticipated that construction crew trips could require up to
10 round trips per day. Therefore, on the busiest of days of construction, up to approximately 40
vehicle round trips could occur. Up to 40 hauling trucks at 50 feet will generate maximum noise levels
of 77 dBA Lmax and hourly average noise levels of up to 70 dBA Leq.
Table 3.12-2: Typical Ranges of Construction Noise Levels at 50 Feet, Leq (dBA)
Domestic Housing

Office Building, Hotel,
Hospital,
Schools,
Public Works

Industrial
Parking
Garage,
Religious
Amusement
&
Recreations,
Store,
Service Station

Public Works Roads &
Highways,
Sewers,
and Trenches

I

II

I

II

I

II

I

II

Ground Clearing

83

83

84

84

84

83

84

84

Excavation

88

75

89

79

89

71

88

78

Foundations

81

81

78

78

77

77

88

88

Erection

81

65

87

75

84

72

79

78

Finishing

88

72

89

75

89

74

84

84

I-All pertinent equipment present at site.
II-Minimum required equipment present at site.

Pile driving is not anticipated to be a required foundation construction technique of the Project. The
site plans dated June 22, 2018 indicate that the closest residential building façade of Preserve at
Marin Apartment Homes would be 75 feet to the west of the project site, with a similar distance to
residences to the east. At this distance, hourly average construction noise levels would range from
78 to 85 dBA Leq. During the grading phase, up to 40 trucks a day would produce hourly average
noise levels of up to 67 dBA Leq and maximum noise level of 74 dBA Lmax. Other building façades of
the Preserve at Marin Apartment Homes, to the west and southwest of the project site are
approximately 150 feet from the project boundary of Preserve II. The hourly average noise levels at
this distance would range from 72 to 79 dBA Leq if all pertinent equipment is used. On busy
construction days, the truck traffic would result in maximum noise levels of up to 68 dBA Lmax and
hourly average levels of 61 dBA Leq. This would be a significant impact.
Implementation of Mitigation Measure NOI-1 above would reduce this impact to less than significant
by limiting construction hours to those established in the applicable ordinances.
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e, f)

Exposure of people residing or working near a private or public airport to excessive
noise levels? (No Impact)

The Project is not located near a private or public airport and therefore would not expose people to
excessive noise levels. No impact would occur.
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Population and Housing
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a) Induce substantial population
growth in an area, either directly
(for example, by proposing new
homes and businesses) or
indirectly (for example, through
extension of roads or other
infrastructure)?



b) Displace substantial numbers of
existing housing, necessitating
the construction of replacement
housing elsewhere?



c) Displace substantial numbers of
people, necessitating the
construction of replacement
housing elsewhere?



a)

Induce substantial population growth in an area, either directly (for example, by
proposing new homes and businesses) or indirectly (for example, through extension
of roads or other infrastructure)? (Less than Significant)

The proposed Project would provide 16 single-family residential units with 8 ADUs. According to the
Town of Corte Madera Housing Element, the Project site is designated as a High Potential Housing
Opportunity Area with the potential to yield 16 single family units with 8 second units. The impacts of
this Project, within the cumulative buildout projected in the General Plan, were analyzed in Town of
Corte Madera General Plan Update Environmental Impact Report (2009 General Plan EIR). The
2009 General Plan EIR can be reviewed at the Planning Counter at Town Hall.
The Project would not include any growth beyond that which was evaluated in the 2009 General Plan
EIR, would not induce substantial growth, and would not displace any existing. The impact would be
less than significant.
b, c)

Displace substantial numbers of existing housing or people, necessitating the
construction of replacement housing elsewhere? (No Impact)

The proposed Project site is currently undeveloped and does not include any housing or people that
would need to be removed in order for the Project to be implemented. No impact would occur.
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Public Services
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

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

a)

Fire Protection?



Police protection?



Schools?



Parks?



Other public facilities?



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

Development at the Project site, and the impact on Public Services, was contemplated and analyzed
in the 2009 General Plan EIR. The EIR can be viewed at the Planning Counter at Town Hall. The
following summarizes the findings of the 2009 General Plan EIR, as it relates to the Project.
The Project site would be served by the Corte Madera Fire Department. The nearest fire station is
Station 13 located at 5600 Paradise Drive approximately 1 mile west of the Project site. Secondary
support would be provided by Station 14, located at 342 Tamalpais Drive, approximately 2.5 miles to
the west. The Project would be subject to Fire Code requirements and other standard requirements
for emergency access, signage, lighting, etc. Police services are provided by the Central Marin Police
Authority. Although the development of any amount of residential uses would increase the demand
for fire protection, emergency response services, and police services in the Project area, the demand
would be offset by contribution of fair-share funding toward fire and police services in accordance
with General Plan Implementation Programs LU-6.2.b and LU-6.3.b. The Project would have a less
than significant impact on police and fire services.
With implementation of the General Plan, including Implementation Program LU-6.4.d which requires
evidence of payment of school impact fees prior to issuance of a building permit, impacts to public
schools was found to be less than significant.
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The Town has a total of 35.8 acres of parkland, which equates to a parkland ratio of 3.88 acres of
parkland per 1,000 residents. This ratio falls short of the 5.0 acres per 1,000 residents goal listed in
the 1989 General Plan. However, with implementation of the General Plan, including Implementation
Program PR-1.4.d, which requires development to pay park improvement fees, impacts to parks and
recreation facilities were found to be less than significant.
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Recreation
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

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



b) Include recreational facilities or require
the construction or expansion of
recreational facilities, which might have
an adverse physical effect on the
environment?



a, b)

Increase the use of existing neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the facility would occur or
be accelerated, or require the construction or expansion of recreational facilities,
which might have an adverse physical effect on the environment? (Less than
Significant)

As previously discussed in Section 3.14 above, the proposed Project’s impacts on existing
neighborhood and regional parks would be less than significant impact. Furthermore, the proposed
Project would not result in the use of recreational facilities such that physical deterioration would
occur or be accelerated. Development of the site would be consistent with the development density
contemplated and analyzed in the 2009 General Plan Update EIR, thus would not result in new
impacts not previously identified. The Project would contribute to the appropriate in-lieu fees to offset any impacts to the existing recreational parks and facilities resulting from Project implementation.
The Project is not anticipated to increase the use of the existing facilities such that substantial
physical deterioration would occur. A less-than-significant impact regarding parks and recreational
facilities would occur.
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Transportation/Traffic
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a) Conflict with an applicable plan,
ordinance or policy establishing
measures of effectiveness for the
performance of the circulation system,
taking into account all modes of
transportation including mass transit
and non-motorized travel and relevant
components of the circulation system,
including but not limited to intersections,
streets, highways and freeways,
pedestrian and bicycle paths, and mass
transit?



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



c) Result in a change in air traffic patterns,
including either an increase in traffic
levels or a change in location that
results in substantial safety risks?
d) Substantially increase hazards due to a
design feature (e.g., sharp curves or
dangerous intersections) or
incompatible uses (e.g., farm
equipment)?
e) Result in inadequate emergency
access?
f) Conflict with adopted policies, plans, or
programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilities?
a)









Conflict with an applicable plan, ordinance or policy establishing measures of
effectiveness for the performance of the circulation system, taking into account all
modes of transportation including mass transit and non-motorized travel and
relevant components of the circulation system, including but not limited to
intersections, streets, highways and freeways, pedestrian and bicycle paths, and
mass transit? (Less than Significant)

Construction
Construction would occur for approximately 20 months. The number of construction-related truck
trips would range from approximately 1 to 40 per day. The greatest number of trucks trips would occur
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during the excavation and grading phase. It is anticipated that trucks and workers would use U.S.
101 and Paradise Drive to travel to the site and access the Project area. The impact of construction
traffic on the interchange and roadway could result in a slight lessening of their available capacities,
because of slower-moving vehicles, but would not substantially affect AM or PM peak-period
conditions because construction work schedules do not typically coincide with the peak commute
periods. Additionally, impacts on local intersections would be substantially less than those generated
by operations of the proposed Project and are temporary in nature. The Project’s impact on the
intersections and streets in the Project vicinity would be less than significant during construction.
Operation
After construction is complete, the Paradise Drive and Robin Drive intersection would continue to
operate at LOS A during both the peak AM and PM periods. Traffic turning left from Robin Drive onto
westbound Paradise Drive is expected to continue to experience acceptable LOS B conditions during
both the park AM and PM periods. In total the Project would generate a total of 205 trips per day
including 16 trips during the a.m. peak hour and 21 during the peak p.m. hour (W-trans 2015, Parisi
2018). The Project’s impact on the study intersections would be less than significant.
b)

Conflict with an applicable congestion management program, including, but not
limited to level of service standards and travel demand measures, or other standards
established by the county congestion management agency for designated roads or
highways? (Less than Significant)

The only Congestion Management Plan that is applicable to the Town is Marin County’s Congestion
Management Plan. The only roadway in the County’s Congestion Management Plan that is near the
Project is U.S. 101. The Project would generate a total of 205 trips daily (W-trans 2015; Parisi 2018).
This increase in trips is not anticipated to substantially affect U.S. 101 as the Project would not cause
any freeway segment to deteriorate from LOS E or better conditions to LOS F, nor, for a segment
that currently operates at LOS F, result in an addition of trips that would be equal to or greater than
one percent of the freeway’s capacity (i.e., more than 88 peak hour trips on any segment in any
direction), the Project’s impacts to freeway operations would not exceed the significance threshold
(Marin 2015). The impact would be less than significant.
c)

Result in a change in air traffic patterns, including either an increase in traffic levels
or a change in location that results in substantial safety risks? (No Impact)

The Project is not located within an airport land use plan or within two miles of a public airport.
Therefore, the Project would have no impact on altering air traffic patterns this significance criterion
is not applicable to the Project and is not discussed further.
d)

Substantially increase hazards due to a design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)? (Less than
Significant with Mitigation Incorporated)

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 current standards. 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 design would not increase this existing condition, such that the sight distance would be further
reduced. However, the Project would introduce an increased number of vehicles using the
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intersection and exposed to this existing hazard. The increased use of the intersection would be a
significant impact.
Implementation of the following mitigation measure would improve the line of site at the Paradise
Drive/Robin Drive intersection, reducing this potential hazard, and resulting in a less-than-significant
impact.

Mitigation Measure TR-1: Improve Line-of-Site at Paradise Drive/Robin Drive
The Applicant shall improve the intersection of Paradise Drive/Robin Drive. The improvement
will 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 installation of a new
crosswalk across Robin Drive, with associated ADA improvements and sidewalk extensions.
The Applicant shall prepare construction plans and submit to the Public Works Director for
review and approval as part of building permit submittal. Improvements shall be constructed
prior to receiving the first Certificate of Occupancy of the Residence at the Preserve.
A conceptual sketch of the intersection improvements is shown in the image below:

Image 1: Preliminary Conceptual Design - Paradise Drive/Robin Drive
Intersection Improvements 1
0F

1

This image is a conceptual design plan and not for construction.
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e)

Result in inadequate emergency access? (Less than Significant)

The proposed Project would construct a new one-way semi-circle private road that would allow the
future residents to access their homes. The proposed 22-foot wide roadway is designed in
compliance with the fire code and would provide adequate emergency access for all emergency
vehicles and personnel. The impact to emergency access would be less than significant.
f)

Conflict with adopted policies, plans, or programs regarding public transit, bicycle,
or pedestrian facilities, or otherwise decrease the performance or safety of such
facilities? (No Impact)

The Town’s General Plan policies focus 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).
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. No impact would occur.
The Town of Corte Madera’s General Plan and Bicycle and Pedestrian Plan includes policies and
goals regarding transit and alternative modes of transportation within the Town.
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Tribal Cultural Resources
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

Would the project:
a) Cause a substantial adverse change in
the significance of a tribal cultural
resource listed or eligible for listing in
the California Register of Historic
Resources, or in a local register of
historic resources as defined in Public
Resources Code section 5020.1(k)?



b) Cause a substantial adverse change in
the significance of a tribal cultural
resource that is a resource determined
by the lead agency, in its discretion and
supported by substantial evidence, to be
significant pursuant to the criteria set
forth in subdivision (c) of the Public
Resources Code section 5024.1? In
applying the criteria set forth in
subdivision (c) of the Public Resources
Code section 5024.1, the lead agency
shall consider the significance of the
resource to a California Native
American Tribe.



The CEQA Guidelines define tribal cultural resources as: (1) a site, feature, place, cultural landscape,
sacred place, or object with cultural value to a California Native American Tribe that is listed or eligible
for listing on the California Register of Historical Resources, or on a local register of historical
resources as defined in Public Resources Code Section 5020.1(k); or (2) a resource determined by
the lead agency, in its discretion and supported by substantial evidence, to be significant according
to the historical register criteria in Public Resources Code Section 5024.1(c), and considering the
significance of the resource to a California Native American tribe.
a, b)

Cause a substantial adverse change in the significance of a tribal cultural resource?
(Less than Significant with Mitigation Incorporated)

As of June 2018, no tribes have requested notification under AB 52 regarding proposed projects
within the Town of Corte Madera. An archaeological report was prepared to determine if any cultural
resources were present in the Project area (ASC 2018). ASC contacted the Native American Heritage
Commission (NAHC) on May 16, 2018 requesting a review of the Sacred Lands File for information
on Native American cultural resources in the Project area. On May 22, 2018, the NAHC responded
with negative results of a search of the Sacred Lands File and provided a list of groups and individuals
who may be able to provide additional information on the potential for cultural resource in the Project
area. ASC sent letters to the individuals listed by the NAHC. Buffy McQueillen of the Federated
Indians of Graton Rancheria responded to the ASC stating that the Project area is within the Tribe’s
ancestral territory and there may be Tribal cultural resource impacts. Although no tribes have, as yet,
requested formal consultation, a tribe has stated that there is potential for tribal cultural resources to
exist within the Project area. Therefore, if the Project encountered unknown tribal cultural resources

Robin Drive - The Preserve Phase II – Initial Study / Proposed Mitigated Negative Declaration | Page 3-57

a potentially significant impact would occur. However, Mitigation Measure TCR-1 would 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.

Mitigation Measure TCR-1: Protect Unknown Tribal Cultural Resources
If previously unknown tribal cultural resources are uncovered, the Applicant shall halt work, and
workers shall avoid altering the materials and their context. Project personnel shall not collect
cultural materials. The Applicant shall notify the Town and the California Native American tribes
culturally affiliated with the project area. The Applicant, in coordination with Native American
tribes, shall determine if the resource qualifies as a tribal cultural resource under CEQA. If it
does, then all work must remain stopped in the immediate vicinity to allow evaluation of any
materials. The Applicant shall ensure that qualified resources are avoided, protected in place,
or moved to an appropriate location in accordance with the requests of Native American tribes,
to the extent feasible. Work may proceed on other parts of the project while mitigation for tribal
cultural resources is being carried out
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Utilities and Service Systems
Potentially
Significant
Impact

Less-thanSignificant with
Mitigation
Incorporated

Less-thanSignificant
Impact

No
Impact

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



b) Require or result in the construction
of new water or wastewater
treatment facilities or expansion of
existing facilities, the construction of
which could cause significant
environmental effects?



c) Require or result in the construction
of new stormwater drainage
facilities or expansion of existing
facilities, the construction of which
could cause significant
environmental effects?



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



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



f)

Be served by a landfill with
sufficient permitted capacity to
accommodate the project's solid
waste disposal needs?

g) Comply with federal, state, and
local statutes and regulations
related to solid waste?
a)





Exceed wastewater treatment requirements of the applicable Regional Water Quality
Control Board? (Less than Significant)

The new residential development would install infrastructure to connect to the existing wastewater
facilities located in Robin Drive, and wastewater would be conveyed to the Central Marin Sanitation
Agency Wastewater Treatment Plant. The Central Marin Sanitation Agency (CMSA) indicated that
growth under the General Plan would not significantly impact treatment capacity or operations at the
treatment plant (Corte Madera 2009b). In addition, the Project is not a land use that would have
regulated discharges, such as an industrial facility. Therefore, the Project’s contribution to the
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wastewater flow would not cause the CMSA Wastewater Treatment Plant to exceed applicable
wastewater treatment requirements of the San Francisco Bay Regional Water Quality Control Board,
and the Project’s impact would be less than significant.
b)

Require or result in the construction of new water or wastewater treatment facilities
or expansion of existing facilities, the construction of which could cause significant
environmental effects? (No Impact)

The Marin Municipal Water District (MMWD) would provide the proposed development with water
supplies and Sanitary District 2 of Marin County would provide wastewater services. The Project
would install necessary infrastructure in order to connect into the existing pipelines and manholes
that are located in Robin Drive. During the 2009 General Plan update process, the MMWD indicated
that there would be adequate water supply to accommodate the growth projected under the proposed
General Plan, inclusive of the Project site. In addition, in 2016 the MMWD sent a letter indicating
there was water availability for the Project. The District also indicated that growth under the General
Plan would not significantly impact treatment capacity or operations at the treatment plant (Corte
Madera 2009c) and in 2017 sent a letter indicating the Project would be served by the District.
Therefore, the Project would not require or result in the construction or expansion of new water or
wastewater facilities. No impact would occur.
c)

Require or result in the construction of new stormwater drainage facilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects? (No Impact)

The Project would install new stormwater drains as identified in Section 2, Project Description. The
facilities would include bioretention facilities, tree boxes, and storm drain inlets that will be connected
to the existing stormwater drainage facilities located adjacent to the Project site within Robin Drive.
The potential environmental impacts associated with the construction of the stormwater drainage
infrastructure are evaluated as part of this Initial Study. No additional stormwater drainage facilities
beyond those identified in the project description and evaluated within this Initial Study would be
required. Therefore, no impact relative to utilities would occur.
d)

Have sufficient water supplies available to serve the project from existing
entitlements and resources, or are new or expanded entitlements needed? (Less
than Significant)

Water supplies would be provided by the MMWD. The MMWD provided a letter that stated the Project
could be adequately served by the existing entitlements (MMWD 2016). Therefore, sufficient water
supplies would be available to serve the Project site. A less than significant impact would occur.
e)

Result in a determination by the wastewater treatment provider which serves or may
serve the project that it has adequate capacity to serve the project’s projected
demand in addition to the provider’s existing commitments? (Less than Significant)

Sanitary District 2 would provide wastewater services to the Project site. Sanitary District No. 2
provided a letter that stated the Project would be adequately served by the existing entitlements
(District 2017). Therefore, sufficient wastewater capacity exists to serve the Project site. A less than
significant impact would occur.

Robin Drive - The Preserve Phase II – Initial Study / Proposed Mitigated Negative Declaration | Page 3-60

f)

Be served by a landfill with sufficient permitted capacity to accommodate the
project's solid waste disposal needs? (Less than Significant)

Solid waste generated by the construction and operation phases of the Project would be recycled to
the extent possible and what cannot be recycled sent to the Redwood Landfill. In October 2014,
Redwood Landfill was issued a new Solid Waste Facility permit, which extended the landfill site life
to the year 2024. Other regional landfills are also available to accommodate the Project’s solid waste
disposal needs including Central Landfill anticipated to close in 2034, Potrero Hills anticipated to
close in 2048, and Keller Canyon anticipated to close in 2030 (Calrecycle 2018).
Solid waste during construction and operation of the Project would represent a small fraction of the
daily permitted tonnage of these facilities. Therefore, the Project’s solid waste disposal needs would
be sufficiently accommodated by existing landfills, and the impact would be less than significant
g)

Comply with federal, state, and local statutes and regulations related to solid waste?
(No Impact)

No applicable federal solid waste regulations would apply to the Project. At the State level, the
Integrated Waste Management Act mandates a reduction of waste being disposed and establishes
an integrated framework for program implementation, solid waste planning, and solid waste facility
and landfill compliance.
The Town of Corte Madera maintains a collection services contract to provide solid waste, recycling,
and green waste collection services for residential and commercial uses in Corte Madera. Solid waste
disposal services provided within Corte Madera must follow the applicable State and local regulations
related to the collection of solid waste. Compliance with applicable statues and regulations would be
conditionally required as part of the Project. Therefore, no impact would occur.
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Mandatory Findings of Significance
Potentially
Significant
Impact
a) Does the project have the potential to
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 a rare or endangered plant or animal
or eliminate important examples of the
major periods of California history or
prehistory?

Less-thanSignificant with
Mitigation
Incorporated

a)

No
Impact



b) Does the project have impacts that are
individually limited, but cumulatively
considerable? (“Cumulatively
considerable” means that the
incremental effects of a project are
considerable when viewed in
connection with the effects of past
projects, the effects of other current
projects, and the effects of probable
future projects)?
c) Does the project have environmental
effects which would cause substantial
adverse effects on human beings,
either directly or indirectly?

Less-thanSignificant
Impact





Does the project have the potential to 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 a rare or endangered
plant or animal or eliminate important examples of the major periods of California
history or prehistory? (Less than Significant with Mitigation Incorporated)

As evaluated in this IS/Proposed 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, Environmental Protection Actions
Incorporated into the Project, of this IS/Proposed MND) to reduce impacts related to air quality,
geologic hazards, nighttime lighting, wildfire hazards, and the spread of Sudden Oak Death.
Additionally, mitigation measures are listed herein to reduce impacts related to biological resources,
cultural resources, hydrology and water quality, noise, transportation/traffic, and tribal cultural
resources. With implementation of the required mitigation measures, impacts would be less than
significant.
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b)

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

Cumulative impacts are defined as “two or more individual effects which, when considered together,
are considerable or which compound or increase other environmental impacts” (CEQA Guidelines
Section 15355). Cumulative impacts can result from individually minor but collectively significant
actions taking place over a period of time.
The cumulative impact analysis in this Initial Study uses the list approach. A search was undertaken
for reasonably foreseeable projects in the vicinity of the Project area that may have overlapping or
cumulative impacts with the proposed Project, using the Town’s Active Projects and Approved
Projects lists. The website does not identify specific nearby projects with potentially overlapping
impacts in the Project area including Paradise Drive and Robin Drive. The Town does have a public
works improvement project identified for Paradise Drive, per General Plan Policy CIR-3.1. The project
would implement bike lane improvements along portions of Paradise Drive west of the Project site.
Because the improvements would be minor modifications to an existing roadway, the implementation
of which is not anticipated to occur during the same time as peak construction of the Project, it is not
anticipated that the improvements would create an impact to which the Project would contribute.
Therefore, implementation of the Project would not contribute to related cumulative impacts.
c)

Does the project have environmental effects which would cause substantial adverse
effects on human beings, either directly or indirectly? (Less than Significant with
Mitigation)

As discussed in the analysis throughout Section 3 of this Initial Study, the Project would not have
environmental effects that would cause substantial adverse direct or indirect effects on human beings
with implementation of Environmental Protection Actions and mitigation measures.
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