Working Group summary of meetings
February 28, 2019; March 14, 2019 and March 29,2019.

Corte Madera Town Hall Addition
Three Town Hall Addition Working Group meetings were held concerning the master plan for the
Corte Madera Town Hall.
The meetings were held at the Town Hall Council chambers on February 28, 2019; March 14,
2019 and March 29,2019.
The Town Hall Addition Working Group participants at these meeting were: Peter Brown, Public
Works Director; Jared Barilleaux, Public Works Project Manager; Todd Cusimano, Corte Madera
Town Manager; Brian Fenty, Chief Building Official; Adam Wolff, Director of Planning and Building;
Jim Andrews, Corte Madera Town Council Member; Eli Beckman, Corte Madera Town Council
Member; Werner Maasen, Architect; Peter Chase, Planning Commission Chair; Michael Harlock,
Architect; and Ron Kappe, of Kappe Architects, consultant team lead along with Kappe Architects
staff members.
The Town Hall Addition Working Group discussed the need for a Master planning approach that
looked at multiple site options for the Town Hall within an approximate ½ mile radius of the
existing Town Hall location. Members asked for an overall design approach that would study longterm goals of the civic campus, incorporating exterior and interior transition spaces with varying
ratios of public/private usage, as well as site and fiscal constraints. A people-centric and inclusive
design would facilitate the site’s goal of becoming an inviting and important civic space within
Corte Madera.
Discussion of Programmatic Goals:
 Create a design that establishes a stronger Town identity and provides a civic presence
 Town needs an improved public counter/permit center and new design should provide an
overall better public experience
 Public Works, Planning and Building Department offices and services relocated into a
new building; consider adding Administrative and Finance offices to the new building
 Town Hall Council Chambers- consider enlarging the Council Chambers in the existing
location
 Prepare a programming spreadsheet to establish square footage calculations
 Review of possible site options for the Town Hall Addition
 Prepare block diagrams for two sites (Location A and B) with multiple options,
represented as massing models
 Develop pros and cons for various options
Discussion of potential sites:
Questions were raised concerning property sales to help with a larger construction. Could we
sell the Town Hall property? The Town Council has strongly stated that it is not interested in
selling town owned property.
If the Town Hall site moves to the adjacent park land, could the existing Town Hall building be repurposed? Leasing of Town properties is subject to a conditional use permit,1816.310. Complete
relocation to a new site could increase the project cost by three to four times.
The Town Hall used to be the fire station. Could it be converted back to fire station? ADA and
structural concerns would need to be addressed. The existing fire department building on site is
anticipated to be remodeled, within the same footprint. The fire station is financially encumbered
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and site has been selected for remodel to enlarge the upper sleeping quarters.
The owner of the post office site stated no interest in selling. It is not an available site.
Park Madera Center (currently land banked), was discussed as a potential location to house
staff or to sell to generate revenue for a larger new Town Hall complex. The Park Madera site is
encumbered by a bond, with early sell-off penalties, making it not valuable to consider selling
until after 2027. It is also an annual source of revenue for the Town.
The Community Center on Tamalpais Drive and the adjacent parking lot area were also
discussed as a possible area for expansion.
The gas station site is not available until 2037. School property- school does have the option to
take the park land back for its own uses but there is not a concern that this will actually happen.
A site at the corner of Pixley Avenue and Tamalpais Drive within Town Park was identified as a
possible location for a new Town Center campus. Using this location would also involve
bringing the Council Chambers building over to the new site and providing additional parking.
This location became identified as Site B while the original location of a new site next to the
existing Town Hall building became identified as Site A.
Timing and Budget Overview:
Major constraints for the Town Hall addition project are timing and budget. The current building
is deficient to meet the needs of its current staff. The space is too small, and a timeline of 1-2
years has been selected for construction to relieve the overcrowding issue that is facing the
growing staff. The design and construction budget for the project is currently projected to be
under $3 million, and the Town thinks there is little appetite from residents for more bond/taxes
to increase this budget. There is concern that the short time schedule might make for design
decisions that do not take a look at the entire site. Paying for temporary quarters, though, adds
cost to the overall project.
Site A Discussion:
Opportunities:
The site already contains the existing Town Hall building (Admin/Finance/Building/Planning/Public
Works, and council space), the fire department headquarters and an adjacent residential parcel.
A multi-phased approach is likely the best way to achieve this scheme, with the first phase of the
project being the building originally conceived in the RFP, to go next to the existing Town Hall
building, containing the public works, building and planning departments and associated staff. The
second phase could be the interconnecting of the existing building to the building in phase one,
with the last phase a remodel/re-creation of the existing town hall, with a focus on enlarging the
existing council chambers, lobby, public areas and their transition to the public/private spaces
within the overall site civic campus. The lower floor would also be re-purposed.
a. Pros:
i.
ii.
iii.
iv.

New building could provide a stronger Town presence and identity
Redwood trees
Cost efficiencies due to infrastructure being in place, lowest cost option
Creation of a larger Town Hall campus of buildings
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v. Provide a connection between the new and existing building
vi. Design could provide an entry plaza through the three existing mature
trees
vii. Opportunity for EV chargers in the remodeled parking area
b. Cons
i.
ii.
iii.
iv.
v.
vi.
vii.

Site topography including sloping sidewalk and parking lot needs
Needs to be a two-story structure
Loss of 6 parking spaces- need to be relocated
ADA reconfiguration may be required
Design challenge to establish design dialogue with existing building
Design needs to resolve multiple entry points for public access
Retaining walls and re-grading of portion of the parking lot

Other specific opportunities discussed:






Using the elevation changes to provide lower-level parking structure basements as a part
of overall plan.
Creating a shared Entry plaza for site entry that uses the redwood trees as amenities
Creation of a “town identity space” involving existing redwoods on site.
It is optimum to create a 1 on 1 relationship between public and Planning/Building/Public
Works departments, through long counters and open spaces to facilitate public interface.
Possible long-term relocation of the chamber of commerce to site.

Site A concerns/constraints:
The topography of the site presents challenges due to slope changes. Another aspect of the site is
the redwood trees at the public facing sidewalk entry, which should be preserved and incorporated
as much as possible to help reinforce the character and location of the site.
Can the existing Town Hall building be remodeled to enlarge the Council Chambers?
1. This may necessitate a larger new building to house additional Administration and/or
Finance staff who may be displaced.
2. Could the addition go up, setting back from the street to create a 3-story building?
3. Possible idea to create parking under the building, or a walkway to the parking lot
4. If we connect the two buildings- is the structure of existing building worth connecting
too? Will that be expensive? Where can staff operate during construction?
5. Preliminary structurally analysis shows that the existing building can
accommodate a council chamber expansion on the floor where it now exists.
6. Could create smaller conference rooms and a board room for the council
Parking was discussed. Will there be enough parking for Town Hall uses?
1. The adjacent house, which the Town owns, has a back yard that could be used for
parking at Site A.
2. Since the post office stopped parking their vehicles on the Town Hall lot, more space has
opened up.
3. Now the post office vehicles are using the parking area designated for park users
across the street from the post office.
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4. There are also duel uses of the Town Park parking lots- one group uses the parking
during the week while another group uses the parking on the weekend.
5. Is there a shared parking opportunity?
6. Tennis courts parking empty during week but full on the weekends
7. Weekdays, children’s playground area is intensively used
8. Town Park is full on the weekends
Site B Discussion:
Site B, park land located at the corner of Pixley Avenue and Tamalpais Drive
1) Pros:
a. Centralized location, visible civic presence, flat site, opportunity for a public
gathering space or plaza
b. Design calls for integration with landscape, incorporating the mature trees on
site into the overall design; part of Town identity
c. Creates connection between park uses and city hall (more area for gathering
space for National Holidays/ more parking potential)
d. May create a nice entrance to the park
e. This corner of the park not utilized as much as intensively used playing fields
and children’s playground
f. Proximity to the Town Center (approximately 1/2 mile)
g. Ties the civic center and the park closer together
h. Could be a one-story structure
2) Cons:
a. Higher cost of providing new infrastructure and the need to raise a construction
out of the flood plain due to high water table and rising bay levels
b. Design would be on park land, possible issues with park/open space. A certain
amount of open space is needed, stated as a ratio between the park land and
the existing population. A high amount of park land per capita is part of the
Town’s identity.
c. Some trees would be removed
d. Public response to the proposed building of new structures on park land is
expected to be negative
e. While this is a significantly more controversial site, if other Town property is
not sold the net costs of new construction at this location could be 3x-4x
higher.
f. Potentially significantly higher construction costs for deep foundation
system, geotechnical uncertainties at Town Park site.
g. Existing underground Sanitary District infrastructure at this site would need
to be relocated.
To study concepts for these two sites, the programming spreadsheet was enlarged to include
Administrative and Finance offices into the new building. The Council Chambers have also been
added into the spreadsheet as a potential remodeled space. The overall square footage at
concept level is now 9,167 square feet.
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Discussion of General Plan goals from 2009:
Adam Wolf presented the General Plan goals from April, 2009. Some of the highlights are as
follows:
Policy CD-5.2, “Redesign the existing government facilities along Tamalpais Drive as a Town
Commons, consistent with overall objectives of the Design Guidelines and view policies.”
Policy LU-6.7, “Create a Town Commons Plan that provides for improvements to the Town Hall
area…Among the possible projects to be considered: Upgrade and expansion of the Town Council
and Council Chambers.”
Implementation Program LU-6.7. b: Town Common Development, “Adopt and implement the
Town Commons Plan within six years of adoption of the General Plan.”
Implementation Program LU-5.1. c: Economic Development Plan, “Provide for the development or
redevelopment of existing commercial and office areas as a means of promoting economic
development. These areas may include: Old Corte Madera Square…Park Madera commercial
center”
Todd Cusimano points out that it is not really in the scope of this working group to propose
amendments or changes to the General Plan.
Location A: Town Hall Addition at the existing Town Hall site; Scheme A, a separate new building
adjacent to the existing Town Hall building along Tamalpais Drive, joined by a plaza; Scheme B, a
building addition to the existing Town Hall structure, also with plazas and site development.
Both concept designs preserve the existing redwood trees on the site.
Both concept designs assume a future remodel of the Town Hall to enlarge the Council Chambers
and provide meeting room amenities. Additionally, both include repurposing the existing Town Hall
downstairs for archive storage, additional conference room, and other flexible space.
The Town-owned home is discussed. That it remains a residence is important to the next-door
neighborhood but is part of the civic center site. If it were to be developed it would need to
interface in a sensitive manner with the adjacent residential neighborhood. Right now, it functions
as workforce housing. A portion of the backyard area may be needed for addition to the parking
lot for the development of Location A.
Location B: Concept designs for a building site at the corner of Pixley Avenue and Tamalpais
Drive: Scheme A includes a new Administrative building with offices and a public counter along
with adjacent parking lot; Scheme B includes an enlarged building mass to include the Council
Chambers into the new location, along with parking. This scheme assumes abandonment of
existing Town Hall.
Both concept designs include a public plaza at the corner of Pixley Avenue and Tamalpais Drive
to provide a community gathering space in conjunction with the adjacent park. Other public
spaces could be developed to enhance the connection to the park and community center nearby.
Comparative Discussion of Site A and Site B:
There was a discussion of rough comparative costs between the development of the two sites. As
an order of magnitude statement, it is concluded that new campus and infrastructure at Location B
will be more expensive to develop than the Location A along with a Town Council chambers
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remodel. The quickly developed figures discussed at the meeting, based upon rough current
market cost per square foot were $3.8M for Location A versus $6M for Location B.
There was discussion of other phasing options for construction while maintaining function and use
of existing Town Hall and a discussion of financial options for the re-use of the Town Council
building and a comment from several participants that the building should remain as civic property
use.
There is a general consensus that if Location B is used, that it should be “all or nothing,” that the
Council Chambers should be moved along with the offices and public counter, so that the campus
is all connected.
It is also generally stated that separating departments into two locations is not good for overall
efficiency of work flow.
Location B example could be more surrounded by landscaping. The park location at this corner
provides the serenity of open space. At the current location, the landscaping shields the corner
and you enter immediately into a separate world that does not sense the intrusion of traffic on
Tamalpais Drive. The park is vast and landscaping could be planned out better.
Location A, there is momentum to continue with what was originally conceived of as an addition to
the existing campus of buildings and the release of the Town Council building for another use is
encumbered by its use as collateral for other Town properties.
Some of the obstacles to overcome with Location B are the need to raise the building out of the
flood plain, working with marsh land soil, relocation of the existing sewer lift-station and general
public sentiment that the park land is an important amenity for the Town.
If the remodel of the existing Town Hall is considered as viable, it would occur as a second phase
project.
Conclusions from Comparative Analysis:
Site A appears to be a more cost-effective and turn-key solution for most of the project needs. The
original budget for the project will be barely enough to deliver a building at Site A, whereas
significant additional funding will be needed to deliver a successful project at Site B. The project
schedule would also need to expand several months or years at Site B to accommodate prerequisite related items (Sanitary lift station relocation, floodplain site preparation, utility network
expansion, etc.).

Proposed Next Steps for the development of the new Town Hall addition:
A public meeting will be held to present the findings and create a forum for receiving public
comments, questions and general input concerning the Town Hall Addition and council chamber
remodel at the current Town Hall site.
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A chart of Pros and Cons was developed during the committee discussion and the summary
was as follows:
Project Characteristics

Civic Presence

Location A

Equal

Location B

Comments

Equal

Designs could be
equally
developed for
each site that
would create a
public amenity

Functionality

Equal

Equal

Infrastructure
development

Pro

Con

Public Perception

Pro

Con

Financial Impact

Pro

Con

Efficient campus
could be
developed for
either location
More
development
cost expected for
Location B, $23M
Negative
reaction
expected for
proposed loss of
park land
$3.8 vs. $6M,
very rough
figures

Con

For Measure F
fund, a new town
hall is not
mentioned

Con

Leveraging other
Town properties
not viable,
leveraging the
Town Hall
property not
available until
2037

Funding Town Hall
Addition Construction

Financial obligations

Pro

Pro
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