CORTE MADERA TOWN COUNCIL
STAFF REPORT
REPORT DATE: April 30, 2021
MEETING DATE: May 4, 2021
TO:

Honorable Mayor and Members of the Town Council

FROM:

Phil Boyle, Senior Planner
Adam Wolff, Director, Planning and Building
R.J. Suokko, Director of Public Works
Jared Barrilleaux, Senior Civil Engineer
Todd Cusimano, Town Manager

SUBJECT:

1) Consideration and Possible Action to Modify the Previously Approved Adopted Town Hall
Addition and Remodel Project Costing Approximately $9 Million and Remove the Existing Building
and Construct a New Town Hall Facility at a Cost of Approximately $10.6 Million; and 2) Discussion
and Direction to Staff to have the New Facility Designed to Achieve Zero Net Energy and Zero Net
Carbon Standards as an Added Voluntary Sustainability Measure; and 3) Discussion and
Possible Authorization for the Public Works Director to Execute a Second Contract Addendum
with Kappe Architects for Development of Final Engineering Plans, Specifications, and Detailed
Estimate for the Revised Town Hall Project for an Additional Not-to-Exceed Cost of $360,000


RECOMMENDED ACTION:
Town staff recommends that the Town Council: 1) Review and approve Resolution No. 20/2021 (Attachment 1) for
the revised Town Hall Project as described in the Town Project Report (Attachment 2); 2) Provide direction to Staff
to have the new facility designed to achieve Zero Net Energy and Zero Net Carbon standards as an added voluntary
sustainability measure and; 3) Authorize the Public Works Director to execute a second contract addendum with
Kappe Architects for development of final engineering plans, specifications, and detailed estimate for the revised
Town Hall Project for an additional not-to-exceed cost of $360,000.
BACKGROUND:
Over the last two plus years, the Town of Corte Madera’s Staff, design team and active citizenry have engaged in an
extensive, robust and inclusive public process to conceptualize a new Town Hall facility that will provide the
necessary office space for staff and will be a Corte Madera gathering place and a source of pride for the next 50 to
100 years. This process has included public meetings, workshops, informal conversations, formal public hearings, a
tour of our facility and tours of the city halls of our neighboring jurisdictions. We have partnered with professionals
as well as our local citizens in the fields of sustainability, historical preservation, environmental protection, energy
and carbon neutrality, design and disaster preparedness; all with the goal of creating a civic space that will serve the
needs of generations to come. A full history of the Town’s public process, including links to videos, staff reports,
public notices and other information can be accessed on the project webpage here:
https://www.townofcortemadera.org/867/Town-Hall-Project. The last several public meetings on the Town Hall
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Project are summarized below.
On October 27, 2020, the Corte Madera Planning Commission reviewed the design, program, and environmental
analysis for the Town Hall Remodel and Addition Project as described in the project’s Town Project Report and
recommended the Town Council approve the project.
The Town Council convened on January 19, 2021 at which time the staff engaged the Council and the public in a
discussion on how best to proceed with town hall facilities and operations, given the current condition of Town Hall
and that the building’s shortcomings that not only limit the current use and staff efficiency, but also severely bring
into question the overall operational safety and use of the building. The Town Manager presented three options to the
Council: 1) proceed with the Town Hall Remodel and Addition Project per the Planning Commission’s
recommendation; 2) investigate the purchase of an office building complex for a new Town Hall location, and 3)
lease with the option to purchase office space as a new Town Hall. At the conclusion of that meeting the council
directed staff to proceed with the Town Hall Remodel and Addition Project and present the Council with a final
design, CEQA document and recommendations for next steps at a future Council meeting.
On February 2, 2021 the Town Council unanimously approved the design, program, and environmental analysis for
the Town Hall Remodel and Addition Project which included the remodeling of the existing Town Hall building plus
a 7,500 two-story addition consisting of a new Council Chambers / community room, restrooms, conference rooms
and staff offices. Furthermore during January and February Town Council meetings, Staff received comments and
undertones from the community and Council to review and further consider the option to completely demolish the
existing Town Hall structure and rebuild with a similar sized contemporary constructed building, with similar layout
compared to the proposed remodel and addition project. The goal of this modification to the project is to better achieve
goals of longevity, structural resilience, sustainability enhancements (building efficiency and daylight harvesting),
and generally a more efficient use of space. Based on these discussions the project design team evaluated the pros
and cons and costs of demolishing the existing Town Hall building and starting from scratch. A comparison of the
costs of these two options are detailed below.
DISCUSSION
Green and Sustainable Options:
Early in the development process, it became very apparent that prioritizing green and environmentally sustainable
design features into the project was a top priority of the community and Town Council. As such, many forwardthinking sustainability amenities have already been incorporated into the design including water efficient plumbing,
photovoltaics, and daylight harvesting, among others. As previously discussed at recent Town Council meetings, kW
Engineering in coordination with the Bay Area Regional Energy Network (BayREN) generated a list of additional
features that could be added to the project scope for additional construction costs beyond the “baseline building”
which are described in detail in their report “Zero Net Energy / Carbon Feasibility Study Report” (Attachment 3) and
have been broken down into three distinct categories:
1. Zero Net Energy (ZNE) – a project with total annual on-site renewable generation offsetting total annual site
energy use (electricity and gas). Additional project costs approximately $200,000
2. Zero Net Carbon (ZNC) - a project where no carbon is released on-site by the energy-using and generation
systems. Specifically, ZNC means no fossil fuel is used on the site. Additional project costs approximately
$400,000*.
3. Under-flood Air Distribution (UFAD) – a relatively new HVAC system, which uses a false floor for air
distribution, resulting in a potentially more efficient use of energy to heat and cool a building, see Attachment
4. Additional project costs approximately $300,000.
* Note that including ZNC in the project will result in less building energy consumption, which has been
estimated in the “Zero Net Energy / Carbon Feasibility Report” (Attachment 3) as approximately $3,000 per
year. Extrapolated over a 50 year minimum facility design life yields $150,000 net savings in electricity

distribution charges.
Staff has researched each of these options and coordinated with the BayREN, and the respective costs for each have
been considered. ZNE has been a target goal of this project since discussions with BayREN revealed this attribute
could be achieved with little additional design beyond original building energy goals, mainly additional solar panels.
Further studies suggested the decision to include ZNC or UFAD would be primarily based on budget constraints and
the ability to justify the upfront costs with future savings. Staff recommends including ZNE and ZNC in the revised
Town Hall Project for both there directly quantifiable energy savings benefits but also to serve as a symbolic
commitment to green and sustainable infrastructure. However, given the UFAD benefits are more subjective and
harder to quantify, Staff is unable to recommend UFAD but is not opposed if Council chooses to include it as an
additional $300,000 cost not included in the discussion of costs in later sections of this staff report.
Option 1 (Preferred) – The Revised Town Hall Project - Remove the Existing Building and Build a Completely
New Town Hall Facility:
Overview of the Project: With the old building removed, the design team was able to maximize the efficiency of the
floor plans and not be encumbered by the existing structure. The overall size of the New Town Hall will be smaller
by about 1,700 square feet compared to the original Town Hall Remodel and Addition Project (including unprogrammed storage), where the reductions in square footage will not lessen the previously conceptualized public
spaces, Council Chambers, Permit Services Center, Plaza, etc. The New Town Hall will sit about 8 feet to the east
of the existing building providing a larger buffer between the building and Willow Ave. The new building’s
proximity to Tamalpais Dr. (apprx.11 feet) will not change. The stair tower on the back of the building will be
removed increasing the separation with the drive aisle and residence to the north. The “west wing” of the new facility
will be 3,406 sq. ft. and the 2 story “east wing” (including the lobby and circulation area connecting them) will remain
at 7,521 sq. ft.
The architecture of the revised project is very similar to the original with the exception that the flat roof on the original
building is now being proposed as a gable roof matching the new council chambers. Should the proposed actions in
this report be approved by Council, Town staff is committed to having a follow up discussion with the Planning
Commission and interested members of the public to review the two roof forms in more detail. Solidifying this
portion of the project design through additional public review will not impact the overall project schedule provided
that a design decision is finalized in June.
Otherwise, the building is still centered on the public plaza and the three iconic redwood trees. The maximum height
of the revised project is the same as the previous design – approximately 33 feet from the parking lot in the back and
approximately 25 feet from the sidewalk on Tamalpais Dr. There are no significant proposed changes to the site plan.
The new, fully ADA compliant Town Hall, will be approximately 11,870 sq. ft., and will include a new public
permitting center, a new council chamber/community room with seating capacity for approximately 95 people, new
offices/workspaces, and an outdoor plaza built around the existing redwood trees. The new Town Hall will contain
offices for the departments of Building and Planning, Public Works Engineering, Code Enforcement, Administration
and Finance, all in one building accessible from both Tamalpais Drive and the reconfigured parking lot. A central
circulation corridor including an elevator, stairway, lobby and restrooms will be accessible from the public plaza as
well as the lower level. When completed, the project is intended to create a more resilient, functional, and inviting
community asset that will serve the Town for the next 50-100 years.
The estimated cost for construction for this preferred option is $10.6 million
Option 2 – Previously Approved Town Hall Addition and Remodel Project:
As outlined above, the Town Hall Addition and Remodel Project has been reviewed and approved by the

Planning Commission (10/27/2020) and the Town Council (2/2/2021).
Overview of the project: The existing Town Hall building will remain and the Town Hall addition will extend
approximately 90 feet east into the parking lot and landscape area. The current proposal is to remodel 2,900 sq. ft.
of the existing Town Hall and add a 7,500 sq. ft. two story addition. The new fully ADA compliant Town Hall would
have a total programmed space of 11,871 sq. ft., including a 750 sq. ft. public permitting center, a new council
chamber/community room (2,600 sq. ft.), offices/workspaces that could potentially accommodate a small increase
in the Town’s workforce if needed at some point in the future, and an outdoor plaza built around the existing redwood
trees. The remodeled and expanded Town Hall would contain offices for the departments of Building and Planning,
Public Works, Code Enforcement, Administration and Finance, all in one building accessible from both Tamalpais
Drive and the parking lot.
The estimated cost for construction for this no longer preferred option is $9.0 million
Staff has closely reviewed the two options and tailored them to accomplish the project goals and needs of the
community. Although both proposed projects will be able to serve the community exceptionally, Option 1 stands out
as the preferred selection primarily for its assumed longevity as an entirely new structure and facility that achieves
all of the project goals. Whereas, Option 2 offers most of the amenities at a lesser cost, but also assumes more risk as
it relies on the original structure of Town Hall, which was first constructed circa 1930.

Entirely New Town
Hall Facility
Remodel & Addition
Project

Total Sq. Ft.
(including storage)
10,927 Sq. Ft.

Total Sq. Ft.
*Estimated Construction Cost
(programmed)
10,927 Sq. Ft. $10.6M

12,627 Sq. Ft.

11,871 Sq. Ft.

$9.0M

*Costs do not include an estimated $230,000 in additional temporary offices during construction and approximately
$400,000 in furniture, fixtures and equipment (FFE) that will be discussed at a future Town Council meeting.
Second Addendum with Kappe Architects
In late 2018 a Request for Proposals was initiated which resulted in the selection of Kappe Architects to lead the
design team for the proposed Town Hall Addition project, which was significantly smaller in scope at the time (4,000
sq. ft. new building + concept design for remodel of existing Town Hall downstairs, no council chambers, no remodel
upstairs existing Town Hall). The fee for professional design services was $316,000, and did not fully account for
the vast public participation and the community’s desire for an extensive engagement process.
In January 2021, Kappe Architects assisted the Town to study Zero Net Carbon feasibility and this effort was
approved by Town Council via the First Addendum to the original Professional Services Design Contract and
amounted in additional $12,500 fee. The combined not-to-exceed Contract amount at that time was $331,136.
The strong desire from the community led to 8 community meetings and 10+ Town Council/Planning Commission
meetings, which were highly beneficial to the process and the overall proposed project. However, it became clear
that the original project scope would not cover the additional design services due to the expanded public process and
increase in scale of the overall project, and thus the original design fee is now fully exhausted. As a result, Kappe
Architects has provided a proposal to complete the final plans, specifications, and cost estimate for the proposed
entirely new construction Town Hall Project (Option 1) for a not to exceed amount of $360,000. For comparison
purposes and to fully understand both options Town staff also requested a proposal to design Option 2, which resulted
in a proposed not to exceed amount of $337,000, which would represent a net saving of $23,000.

Staff recommends authorizing the Public Works Director to execute a Second Addendum (Attachment 5) with Kappe
Architects for $360,000 in additional design services for a total not to exceed amount of $691,136.

CONCLUSION
Staff has closely analyzed the pros and cons of the two projects discussed above – the revised Town Hall Project and
The Town Hall Remodel and Addition Project as previous approved. This analysis has highlighted many of the
benefits associated with building a brand new facility. These benefits include: a) the ability to design the facility with
a “blank canvas” and not be constrained by the existing building and; b) with an entirely new facility all of the
building systems (i.e. circulation, lighting, electrical systems, HVAC, information technology, etc.) have been
designed and will operate as a system, maximizing efficiency, sustainability and resiliency throughout the facility;
and c) the design team developed a building with an architectural fabric that shows the importance and pride of one
of the Town’s most important civic spaces while at the same time it compliments and blends with the historic
residential and commercial character of the neighborhood.
Town staff recommends that the Town Council: 1) Review and approve Resolution No. 20/2021 (Attachment 1) for
the revised Town Hall Project as described in the Town Project Report (Attachment 2); 2) Provide direction to Staff
to have the new facility designed to achieve Zero Net Energy and Zero Net Carbon standards as an added voluntary
sustainability measure and; 3) Authorize the Public Works Director to execute a second contract addendum with
Kappe Architects for development of final engineering plans, specifications, and detailed estimate for the revised
Town Hall Project for an additional not-to-exceed cost of $360,000.
FISCAL IMPACT
Option 1 (Preferred)
Estimated Construction Costs
Remaining Architectural Design Costs (Kappe Architects)

$10,600,000
$360,000

ENVIRONMENTAL IMPACT
The environmental consulting firm of Circlepoint completed the required studies, an Initial Study and Mitigated
Negative Declaration (IS/MND) to comply with the requirements of California Environmental Quality Act (CEQA)
for The Town Hall Remodel and Addition Project. The IS/MND was approved by the Council at the February 2,
2021 meeting. Because the revised Town Hall Project involves additional demolition which could result in an
increase in noise and the number of truck trips for the off-haul of material, an addendum to the approved IS/MND is
being prepared. Circlepoint has prepared a memorandum (Attachment 6) outlining the status of the IS/MND
Addendum. If the Council chooses to approve the revised Town Hall Project, staff will bring the completed IS/MND
Addendum to the Council for their review and consideration of adoption by resolution.

OPTIONS
1. Town staff recommends that the Town Council: 1) Review and approve Resolution No.
20/2021(Attachment 1) for the revised Town Hall Project as described in the Town Project Report
(Attachment 2); 2) Provide direction to Staff to include Zero Net Carbon design integrated into the new
facility as an additional sustainability measure and; 3) Authorize Public Works Director to execute
professional services design Contract Addendum for the development of engineering plans, specifications,

and cost estimate for the revised Town Hall Project for additional not-to-exceed cost of $360,000.
2. Take no action at this time and provide additional direction to staff.
ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.

Resolution No. 20/2021 Approving the revised Town Hall Project
Town Project Report
Zero Net Energy / Carbon Feasibility Study Report
Underfloor Air Distribution Systems (UFAD) Handout
Second Addendum to Agreement – Extra Services Authorization for Kappe Architects
CEQA Addendum Memorandum from Circlepoint Consulting
Conceptual Renderings of Option 1 – Revised Town Hall Project

ATTACHMENT 1
Resolution No. 20/2021

RESOLUTION NO.20/2021
A RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF CORTE MADERA
APPROVING THE MODIFICATION OF THE PREVIOUSLY APPROVED TOWN HALL
ADDITION AND REMODEL PROJECT COSTING APPROXIMATELY $9 MILLION AND
REMOVING THE EXISTING BUILDING AND CONSTRUCT A NEW TOWN HALL
FACILITY WITH A NEW COUNCIL CHAMBERS/COMMUNITY ROOM, PUBLIC
PERMITTING CENTER AND ADMINISTRATIVE OFFICES AT 300 TAMALPAIS
DRIVE(APN’S 24-136-13, 14 & 15) AT A COST OF APPROXIMATELY $10.6 MILLION
WHEREAS, On April 21, 2009 the Town Council conducted a public hearing on the Town of Corte
Madera 2009 General Plan (the “2009 General Plan”), including the Revised Final Environmental Impact
Report (FEIR) and its accompanying Mitigation Monitoring and Reporting Program, and considered all
oral and written testimony submitted to the Town regarding the same prior to taking its action. By
Resolution No. 3595, the Town Council certified the FEIR for the General Plan, and considered the FEIR
and identified mitigation measures prior to taking action to adopt the 2009 General Plan, including its
related goals, policies and programs, by separate Resolution No. 3594; and
WHEREAS, on December 18, 2018 the Town Council authorized the Public Works Director to approve
the proposed Town Hall Complex Addition design services contract with Kappe Architects which include
funds for a CEQA analysis; and
WHEREAS, on June 4, 2019 the Town Council directed staff to pursue concepts for a three level Town
Hall facility that addresses community and Council input including a refined and expanded Council
chambers, a larger public permit counter, and adding additional parking; and
WHEREAS, on November 5, 2019 the Town Council directed staff to proceed with advanced design
including preparation of architectural and engineering plans and specifications for the proposed Town Hall
Complex Addition based on preliminary project programming and confirm a budget, funding sources and
financing alternatives; and
WHEREAS, the Project Design Team facilitated three Working Group Meetings on February 28th, March
14, and March 29 of 2019 to review the master plan and discuss site selection alternatives; and
WHEREAS, the Project Design Team facilitated three Community Workshops on May 11th and May 13th,
2019 and January 30, 2020 to received community input through the use of presentations, group discussions
and questionnaires; and
WHEREAS, on December 9, 2019 the Town directed the CEQA consultant, Circlepoint to conduct an
environmental review of the proposed project; and
WHEREAS, on December 12, 2019 the Project Design Team hosted a special Neighborhood Discussion
focusing on the immediate neighborhood of Town Hall where neighbors were given an overview of the
steps that the Town has taken to date on the project, provide a tour of the existing Town Hall and solicited
input from the neighborhood; and
WHEREAS, on January 30, 2020, the project team hosted a well-attended community workshop at the
community center, which allowed participants to visit various stations highlighting different aspects of the
project. The interactive workshop stations focused on program and project costs, project size, height and
massing, architectural style and character, environmental sustainability, project budget and process and

public participation. Participants were given the opportunity to select various features that they would like
to see incorporated into the project including the number stories, window and ceiling styles, features of the
public plaza, sustainable design features, etc. ;and
WHEREAS, on April 28, 2020, the Planning Commission held a study session and provided the Planning
Commission and interested members of the community with an opportunity to give preliminary feedback
on the latest iteration of the project plan and design. Staff and the project architect presented a preliminary
project design informed by outreach efforts and community input received over the last several months.
Because of the Covid 19 Pandemic staff also recommended that the process be put on hold at the end of the
design process for approximately a year to allow the financial picture to become clearer; and
WHEREAS, on June 23, 2020, the Planning Commission held another study session which focused on
responses to the comments received by members of the public and the Planning Commission at the April
28th meeting. Modifications to the preliminary project design included changes to roof forms, building
height, window placement and exterior materials, among others; and
WHEREAS, on September 1, 2020 and September 15, 2020 the Town Council of Corte Madera review
and approved Ordinance No. 999 Establishing a New Planning Process for Town Projects; and
WHEREAS, after the consulting firm Circlepoint completing an Initial Study a Mitigated Negative
Declaration (IS/MND) was prepared for the project. The Initial Study and Mitigated Negative Declaration
identifies and analyzes potential environmental impacts and the mitigation measures, which if adopted will
reduce any potential impacts to less than significant; and
WHEREAS, on September 16, 2020 the Notice of Completion and Draft Initial Study/Environmental
Checklist for the project was filed with the State Clearinghouse beginning a 30-day public review period;
and
WHEREAS, on September 16, 2020 the Notice of Availability and Notice of Intent to Adopt a Mitigated
Negative Declaration for the project was filed with the Marin County Clerk; and
WHEREAS, on September 16, 2020 the Notice of Availability of the Draft Initial Study/Environmental
Checklist and Notice of Public Hearing for the project were mailed to residents within 500 feet of the subject
property; and
WHEREAS, on October 16, 2020 the Town sent a notice to all properties within 500 feet of the project
site announcing the October 27, 2020 Planning Commission meeting to review the Town Project Report;
and
WHEREAS, on October 27, 2020, the Corte Madera Planning Commission held a public meeting on the
Town Project Report, heard testimony from the Corte Madera Community as well as the general public,
and at the close of the public meeting voted to adopt Resolution No. 20-012 recommending to the Town
Council of the Town of Corte Madera that it certify the Mitigated Negative Declaration, and approve the
Town Hall Remodel and Addition Project; and
WHEREAS, on January 19, 2021 the Town Council requested that staff continue its work on developing
the Town Hall Project including addition information regarding projects costs and research and present a
report examining possible options for the Town to purchase an office building complex for a new town hall;
and
WHEREAS, on January 22, 2021 the Town sent a notice to all properties within 500 feet of the project
site announcing the February 2, 2021 Town Council Public Hearing to review the Town Hall Remodel and
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Addition Project, the Town Project Report; and IS/MND; and
WHEREAS, on February 2, 2021, the Corte Madera Town Council held a public hearing on the Town Hall
Remodel and Addition Project, the Town Project Report; and IS/MND, heard testimony from the Corte
Madera Community as well as the general public, and at the close of the public hearing voted to adopt
Resolution No. 04/2021 accepting the Town Project Report for the Town Hall Remodel and Addition
Project at 300 Tamalpais Drive submitted by the Town of Corte Madera; and
WHEREAS, also on February 2, 2021 the Town Council evaluated the potential environmental impacts of
the Town Hall Addition and Remodel Project and approved Town Council Resolution 03/2021 adopting an
Initial Study/Mitigated Negative Declaration and MMRP related to the proposed project; and
WHEREAS, following the February 2, 2021 approval of the Town Hall Project Report and CEQA
Document the Town Council requested that staff explore the cost and benefits of demolishing the existing
Town Hall and building a completely new facility consistent with public comments received and the overall
project objective of providing a long-term solution to the existing issues associated with the current Town
Hall building; and
WHEREAS, on April 21, 2021 story poles were installed showing corners, ridges and gabled ends of the
proposed building per the requirement of the CMMC and the location and height of the story poles were
certified by a licensed surveyor; and
WHEREAS, on April 22, 2021 the Town sent or posted a notice: 1) to all properties within 500 feet, 2) at
Town Hall, 3) at the Post Office and Town Fire Stations, 4) to the project interested parties list, 5) at the
Community Center Reader Board, 6) in the Town Newsletter, 7) on the Town Website and, 8) on Nextdoor,
announcing the May 4, 2021 Town Council Public Meeting to review the revised Town Hall Project, the
Town Project Report; and IS/MND; and
WHEREAS, on May 4, 2021, the Corte Madera Town Council held a public meeting on the revised Town
Hall Project, the Town Project Report; heard testimony from the Corte Madera Community as well as the
general public, and at the close of the public hearing voted to adopt Resolution No. 20/2021 accepting the
Town Project Report for the revised Town Hall Project at 300 Tamalpais Drive submitted by the Town of
Corte Madera; and
WHEREAS, the Town Council of the Town of Corte Madera, after reviewing the Town Project Report,
and after considering alternative project options and budgets, and public comment from the Corte Madera
community, finds that approval of the revised Town Hall Project is in the best interest of the Town; and
WHEREAS, the Town Council finds that the revised Hall Project design approach is consistent with
policies and programs of the General Plan, specifically:
Implementation Program LU-6.7.a: to create a Town Commons Plan that provides for
improvements to the Town Hall area. Among the possible projects to be considered:
1) Upgrade and expansion of the Town Hall and Council Chambers;
2) Improvement of parking facilities at Town Hall and provision of bicycle parking; and
3) Construction of a large public gathering plaza, perhaps designed as a primary
community focal point.
Implementation Program CD-4.8.a: that calls for the application of design approaches to ensure
that new non-residential construction conforms to the desired design character of the Town and
requires that all new non-residential construction, including large additions positively contribute to
the Town’s architectural character and complement project’s general neighborhood.
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Implementation Program CD-5.1.a: Require new development or redevelopment of existing
commercial and office complexes to provide pedestrian pathways from parking areas to storefronts
and buildings, and, where land ownership and site conditions allow, provide connections to
adjoining residential neighborhoods and public facilities.
WHEREAS, the Town Council appreciates that the proposed revised Town Hall Project is a result of a
robust public engagement process spanning over two years which provided direct community input into
shaping and revising the project’s design, program and amenities, and;
WHEREAS, that the revised Town Hall Project is of critical importance to the Town in that it will resolve
long-standing deficiencies at the existing Town Hall, including issues related to building health, safety, and
accessibility, and provide a valuable long term investment, including an new and improved council
chambers, a public permit center to better serve residents, Town businesses and the construction industry,
that will be more resilient, functional, and inviting, and become a community asset for the next 50-100
years and;
WHEREAS, the Town Council rescinds Resolution No. 04/2021 accepting the Town Project Report for
the Town Hall Remodel and Addition Project that the Council approved on February 2, 2021; and
NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Town of Corte Madera Town Council
approves the revised Town Hall Project, as described in the Town Project Report included as Attachment
2 to the 5/4/2021 Staff Report , for the demolition of the existing Town Hall and the construction of an
entirely new Town Hall facility, at 300 Tamalpais Drive (APN’S 24-136-13, 14 & 15), and directs staff to
proceed in the development of engineering plans and specifications, subject to Town Council budgetary
approval.
–––––––––––
I hereby certify that the foregoing resolution was duly and regularly adopted by the Town Council of Corte
Madera at a regular meeting held on the 4th day of May, 2021 by the following vote, to wit:
AYES:
NOES:
ABSENT:

Councilmembers:
Councilmembers:
Councilmembers:
____________________________
Eli Beckman, Mayor

ATTEST:
_______________________
Rebecca Vaughn, Town Clerk

4

ATTACHMENT 2
Town Project Report

Attachment 1

TOWN PROJECT REPORT
TO:

Honorable Mayor and Members of the Town Council

FROM:

Phil Boyle, Senior Planner

PROJECT:

As an alternative to the approved Town Hall Addition and Remodel Project, demolish the
existing Town Hall and replace it with a new facility that will be fully ADA compliant
including a new public permitting center, a new council chambers/meeting room, new
offices/workspaces, and an outdoor plaza at 300 Tamalpais Drive.

MEETING DATE:

May 4, 2021

PROJECT DESCRIPTION
The revised Town Hall Project (The Project) is proposed as a modification of the Town Hall Remodel and
Addition Project that was approved by the Council on February 2, 2021. The overall size of the project will be
slightly smaller by about 400 programmed square feet compared to the original Town Hall Remodel and
Addition Project. The Project will shift about 8 feet to the east of the existing building at Willow Ave. providing
a larger buffer between the building and the street. The new building’s proximity to Tamalpais Dr. (apprx.11
feet) will not change. The enclosed stair tower on the back of the building will be removed increasing the
separation with the residence and the drive isle to the north.
The new, fully ADA compliant Town Hall, will be approximately 11,000 sq. ft., and will include a new public
permitting center, a new council chamber/community room with seating capacity for approximately 95 people, new
offices/workspaces, and an outdoor plaza built around the existing redwood trees. The New Town Hall will contain
offices for the departments of Building and Planning, Public Works Engineering, Code Enforcement, Administration
and Finance, all in one building accessible from both Tamalpais Drive and the reconfigured parking lot. A central
circulation corridor including an elevator, stairway, lobby and restrooms will be accessible from the public plaza as
well as the lower level.
The “west wing” of the new facility will be 3,406 sq. ft. and will include at the street level – the public counter along
with offices and work spaces for staff who regularly serve the public including but not limited to Building, Planning,
Code Enforcement and Public Works Staff. The lower level of the “west wing” will include additional offices, a
breakroom, restrooms, computer equipment, and storage. The “east wing” will remain at 7,521 sq. ft. and will be
identical at both levels to that proposed layout in the original Town Hall Remodel and Addition with the new Council
Chambers/Community Room, conference room, lobby, public restrooms, stairway and elevator at the street level and
offices, conference/break rooms and restrooms at the lower level.
The project will provide state of the art facilities to meet the existing demand for Town services, hold public hearings,
and conduct Town business. It is expected that the project will allow the flexibility to increase staffing if the need
should arise in the future. The new building would be constructed to the latest building, seismic, and fire standards.
Environmental sustainability will be an integral part of the design, construction and operation of the new facility.
The project is also intended to be designed and built to serve as a resource in times of emergencies by providing
backup power, communications and other vital services. When completed, the project will be a resilient, functional,
and inviting community asset that will serve the Town for the next 50-100 years.

Neighborhood Context
The three parcels that make up the Town Hall and Fire Station #14 complex are located at the northeast corner of
Tamalpais Dr. and Willow Ave. The Town Hall building itself, a former fire station, was most likely sited on the lot
to allow easy access for the fire trucks to enter and exit the building from Willow Ave. The approximately 1.4 acre
site (all three lots combined) slopes downward from the intersection of Willow Ave. and Tamalpais Dr. toward Pixley
Ave. from an elevation of approximately 30 feet to approximately 10 feet. The site is located on one of Corte
Madera’s major east west corridors, Tamalpais Dr., connecting the eastern portions of Corte Madera, Highway 101
and the commercial centers of Town to Old Corte Madera Square, Christmas Tree Hill and to Larkspur to the north
and Mill Valley to the south.
To the north of the site is the Willow and Pixley residential neighborhoods, consisting of a mix of single and multifamily residential units and the US Postal Service building. To the east, across from Pixley Ave. is Town Park.
Across Tamalpais Dr. to the south are single family homes bordered by Willow Ave. and Chapman Dr. Directly
across the street to the west is a liquor store and to the southwest a two-story office/residential mixed use building.
Proposed Project
The new two-story Town Hall will have a “west wing” adjacent to Willow Ave. and an “east wing” closer to the Fire
Station as before with a public plaza in between the two wings. The three mature redwood trees will remain as a
main focal point of the public plaza. Extension of the building to the east will continue the building’s east/west
orientation with the new addition being approximately 11 feet from the property line parallel to Tamalpais Dr. The
three vehicle access points to the site, from Willow Ave., Tamalpais Dr. and Pixley Dr. will not change. Parking on
the site will be reconfigured. Similar to the remodel and addition project, the New Town Hall will result in the loss
of some small trees and other landscaping which will be replaced elsewhere on the site.
The main level (Tamalpais Dr. Level) of the New Town Hall will focus around the public plaza which will be
approximately 2,000 square feet and be a central gathering point for the community. Access to the plaza will be from
the accessible ramp or stairs off of Tamalpais Dr., the main lobby, and from the council chambers. The public will
be led to the main entrance of the building via unique paving on the plaza surface. Once inside the main lobby patrons
can utilize, the public permitting center, the council chambers, a small conference room, the elevator to the lower
floor and the restrooms. The new spacious public permitting center will be a “one stop shop” for the community to
access information from the departments of Planning and Building, Code Enforcement, Finance, and Public Works
and Engineering. To accommodate and staff the new 675 sq. ft. public permitting center (previous version was 750
sq. ft.), the upper level of the “west wing” will include approximately 8 office/workstations and restrooms within the
upper level. The previous design had about 12 office/workstations.
The entrance to the lower level of the New Town Hall will be similar to where it is today. The “east wing” of the
lower level will include a central lobby for the public to access the upper floor via the elevator or stairs. The new
lower level will have approximately 12 offices /workstations as well as a small conference room, bathrooms, and a
utility room which will contain the backup generator. The lower level of the “west wing” will be set into the slope
and include additional offices, a breakroom, restrooms, computer equipment, and storage.
Architectural Design and Materials
The overall design philosophy for the revised Town Hall Project did not change from the original project. The
substitution of the flat roof with a gable roof was driven by a desire to balance the two wings of the building, provide
the option for higher ceilings in the “west wing” public counter and office areas and create additional area for solar
panels. The maximum height of the west ridge above Tamalpais Dr. will be 25 feet 4 inches and the maximum height
of the east ridge above Tamalpais Dr. will be 26 feet 10 inches. This roof form will be further studied for optimal
aesthetic conformance with the connected structure and surrounding neighborhood. The goal of creating a building
that is aesthetically compatible with the neighborhood and highlights the natural beauty of the three large redwood
trees has not changed with the new design. The redwood trees remain a central point in the overall design of the site.
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There are no proposed changes to the natural materials and earth tone colors used throughout the exterior including
natural stained cedar siding, fascia and window accents, light stucco colors for the main walls and brick and warm
grey pavers for the plaza. The exterior materials – stucco and cedar trim as well as the windows and doors and the
overall design of the “west wing” will match of the rest of the previously approved building addition. The edges of
the building are richly landscaped with drought tolerant plantings to provide a buffer from the Tamalpais Dr., Willow
Ave. and the parking lot.
Sustainability, Energy Efficiency and Resiliency
There are no proposed changes to the comprehensive integration of sustainability and adaptability into all interior
and exterior spaces of the revised Town Hall Project. Please see the Town Hall Project Report from the February 2,
2021 Town Council Meeting on the project webpage for a complete description of the project’s sustainability, energy
efficiency and resiliency features.
Landscaping
There are no changes proposed to the landscape plan for the project with the exception of the additional area that will
be created for landscaping next to the west wall adjacent to Willow Ave. Please see the Town Hall Project Report
from the February 2, 2021 Town Council Meeting on the project webpage for a more complete description of the
project’s landscape plan.
Parking
Only minor changes to the site plan are proposed with the building footprint being brought in toward the center of
the building from the west and east. No change to the parking lot or street parking is proposed with the project.
Again, please see the Town Hall Project Report from the February 2, 2021 Town Council Meeting on the project
webpage for a more complete description of the parking study and analysis that was done for the original project.
PROJECT STATEMENT
The purpose of the project is to create a more resilient, functional, and inviting Town Hall that will be a community
asset for the next 50-100 years. The project is intended to provide a state of the art facilities to meet the existing
demand for town services, hold public hearings, and conduct town business. It is expected that the project will allow
the flexibility to increase staffing if the need should arise in the future. The Project would be constructed to the latest
building, seismic, and fire standards. Sustainability, resiliency and durability will be an integral part of the design,
construction and operation of the new facility. The New Town Hall will also be designed and built to serve as a
resource in times of emergencies by providing backup power, communications and other vital services.
DESCRIPTION OF OPERATIONAL COMPONENTS
The Project will continue to serve the needs of the citizens of Corte Madera as it has since the 1960’s. There are no
plans to change the operating days, hours or services that are provided to the community. The new public permitting
center is intended to be an efficient “one stop shop” to serve the needs of the public.
ENTITLEMENTS FOR SIMILAR NON-TOWN PROJECT
Identical to the approved Town Hall Remodel and Addition Project, the revised Town Hall Project prior to the Towns
adoption of Ordinance No.999 would have been processed in the same manner as a private development per Title 18
of the Corte Madera Municipal Code (CMMC). The application for the various entitlements would have been
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reviewed for completeness, publicly noticed and then placed on the agenda for a public hearing before the Planning
Commission.
Design Review: This project would require Design Review approval because it includes exterior modifications and
an addition to the existing structure and site.
Parking Variance: Parking requirements for development projects are determined by area (square feet) of the
particular use. The number of parking spaces required for administrative offices is 1 space per 250 square foot of
gross floor area. Currently the Town Hall and Fire Station site does not provide the code required number of parking
spaces, deficient by 48 spaces and therefore under the old process a parking variance would be required.
Height Variance: The maximum height allowed for similar non-Town buildings in the P/SP (Public/Semi-Public)
District is 30 feet and the maximum height of the proposed project is 33 feet 9 inches from the northeast corner of
the new building down to the parking lot on the north side of the building. Therefore a height variance of 3 feet 9
inches would be required. The maximum height of the building from the peak of the southwest gable to the sidewalk
on Tamalpais Dr. is 25 feet 4 inches and from the southeast gable it is 26 feet 10 inches to the sidewalk of Tamalpais
Dr.
Conditional Use Permit: The CMMC specifies that all facilities, including buildings and grounds, owned, leased
or operated by the Town are permitted with the approval of a Conditional Use Permit (CUP). As part of the
previous entitlement process, prior to Ordinance 999, the project would require a CUP.
ANALYSIS OF CONFORMITY WITH THE ZONING CRITERIA
To provide context and background to the Commission, staff has provided a brief analysis and discussion of the
findings for each of the entitlements required for The Project which are identical to the Town Hall Addition and
Remodel Project required prior to the adoption of Ordinance 999.
Design Review
The design review findings articulated in the Corte Madera Municipal Code focus on the projects ability to fit into
the neighborhood context and not significantly impact adjacent properties specifically in regards to views, natural
light and privacy.
As viewed from the south and southwest prospective, shown below, the new gable roof which is replacing the flat
roof on top of the old Town Hall will have a peak height of 25 feet 4 inches above Tamalpais Dr. which is an increase
of ~15 feet. When viewing the story poles, which were installed on April 22nd, from the residences and office building
across Tamalpais Dr. the impact of the view to the north will not be significant, see photo below. The large redwood
trees, public plaza, new landscaping and architectural design all combine to give the project a sense of scale and
massing that is compatible with the residential, office, and commercial buildings in the neighborhood. The project
team has work very closely with the residents of Willow Ave. and the residents directly across Tamalpais Dr. to the
south to minimize impacts to views, privacy and night time lighting.
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SOUTH ELEVATION

SOUTHWEST PROSPECTIVE

5

The project’s design approach is consistent with policies and programs of the General Plan, specifically:
•

Implementation Program CD-4.8.a that calls for the application of design approaches to ensure that new nonresidential construction conforms to the desired design character of the Town and requires that all new nonresidential construction, including large additions positively contribute to the Town’s architectural character
and complement project’s general neighborhood.

•

Implementation Program LU-6.7a to create a Town Commons Plan that provides for improvements to the
Town Hall area. Among the possible projects to be considered: 1) Upgrade and expansion of the Town Hall
and Council Chambers; 2) Improvement of parking facilities at Town Hall and provision of bicycle parking
and 3) Construction of a large public gathering plaza, perhaps designed as a primary community focal point.

•

Implementation Program CD-5.1.a: Require new development or redevelopment of existing commercial and
office complexes to provide pedestrian pathways from parking areas to storefronts and buildings, and, where
land ownership and site conditions allow, provide connections to adjoining residential neighborhoods and
public facilities.

Conditional Use Permit
The project parcel has a Zoning Designation of Public and Semi-Public Facilities (P/SP) as defined in the Corte
Madera Municipal Code (CMMC) Section 18.16.300. The P/SP District applies to most public and semipublic
facilities and public service installations. The public use districts are established to provide sites for necessary
public facilities and public service installations in accord with the General Plan.
As described above in the section discussing the required entitlements, this project does not meet the P/SP zoning
criteria for height and parking, however since the Corte Madera Town Council approved Ordinance 999 the project
is not required to meet these criteria to be approved by the Town.
Variances
Parking - As describe above, only minor changes to the site plan are proposed with the building footprint being
brought in toward the center of the building from the west and east. No change to the parking lot or street parking is
proposed with The Project. Again, please see the Town Hall Project Report from the February 2, 2021 Town Council
Meeting on the project webpage for a more complete description of the parking study and analysis that was done for
the original project.
Building Height- The maximum height of the revised Town Hall Project, 33 feet 9 inches will not change from the
originally approved Town Hall Addition and Remodel Project. The maximum height per the CMMC is from the
grade of the rear parking lot to the peak of the “east wing” ridge which runs north south or perpendicular to Tamalpais
Dr. This maximum height exceeds the CMMC by 3’ 9”.
CALIFORNIA ENVIRONMENTAL QUALITY ACT
The environmental consulting firm of Circlepoint completed the required studies, an Initial Study and Mitigated
Negative Declaration (IS/MND) to comply with the requirements of California Environmental Quality Act (CEQA)
for The Town Hall Remodel and Addition Project. The IS/MND was approved by the Council at the February 2,
2021 meeting. Because the revised Town Hall Project involves additional demolition which could result in an
increase in noise and the number of truck trips for the off-haul of material, an addendum to the approved IS/MND is
being prepared. Circlepoint has prepared a memorandum (Attachment 3 of the 5/4/2021 Staff Report) outlining the
status of the IS/MND Addendum. If the Council chooses to approve the revised Town Hall Project, staff will bring
the completed IS/MND Addendum to the Council for their review and consideration of adoption by resolution.
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ESTIMATED COST
One of the guiding design principles of this project from the beginning has been “budget conscious design decisions.”
The project team has worked diligently to develop a project that meets both the current and future needs of the Town
of Corte Madera while remaining fiscally responsible.
At this time, the construction cost for the revised Town Hall Project is estimated to be $10.7 million dollars. Over the
past year, Staff has closely evaluated the design of the project to meet the goal of fiscal prudence while balancing the
needs of the community for the next 50-100 years. One of the significant design changes made early on was to reduce
the project from three stories to two, resulting in significant reduction in costs.
Staff will continue to work to evaluate reductions in construction costs, while also looking for ways to reduce
operating costs of the building through energy efficiency, sustainability and resiliency to achieve long term savings
for the Town.
PUBLIC ENGAGEMENT
Two weeks prior to the May 4, 2021 Public Hearing a notice was sent or posted in the following locations:
1.
2.
3.
4.
5.
6.
7.

Mailed all residents and property owners within 500 feet of Town Hall,
Post at Town Hall, the Post Office and Town Fire Stations
Emailed to the project interested parties list
Posted on the Community Center Reader Board
Posted in the Town Newsletter
Posted on the Town Website
Posted on Nextdoor

In response to the public notice, the Town received two comments of support for the project. .
All meeting notes, public notices, and presentation information, detailing the entire public engagement process to this
point, including relevant Town Council agenda items, are posted on the Town Hall Remodel and Addition project
webpage here: https://www.townofcortemadera.org/867/Town-Hall-Project.
STAFF RECOMMENDATION AND STATEMENT BY DEPARTMENT DIRECTORS
The robust public engagement in the form of workshops, discussions and public meetings have shaped this project in
many ways and staff feels strongly that this public engagement has resulted in a project that is architecturally
complimentary to the neighborhood. The thorough CEQA analysis in the form of an Initial Study, Mitigated Negative
Declaration, and the latest IS/MND Addendum determined that the proposed project will not have a significant effect
on the environment because of the revisions the been incorporated into the project and/or the mitigation measures
that will implemented. In particular the IS/MND and associated Transportation Assessment concluded that the
project would cause a less than significant impact in terms of traffic to the surrounding neighborhood. The
independent professional parking analysis also determine that parking on the neighboring streets would remain
available to residents and visitors alike after the project is complete and fully operational. Overall the project is an
example of energy efficiency, sustainability and resiliency and will be an asset that the Town of Corte Madera will
be proud of for decades to come. The Director of Planning and Building and the Director of Public Works
Engineering recommend approval of the revised Town Hall Project and recommend that the Council approve the
following resolution:
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A.

Resolution No. 20/2021 Approving the revised Town Hall Project as described in the Town Project
Report, that replaces the existing building with a new facility will be fully ADA compliant including
a new public permitting center, a new council chambers/meeting room, new offices/workspaces, and
an outdoor plaza at 300 Tamalpais Drive.

Adam Wolff
Director of Planning and Building

RJ Suokko
Director of Public Works and Engineering

8

ATTACHMENT 3
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Zero Net Energy / Carbon Feasibility Study Report
Corte Madera Town Hall

ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
Revised September 15, 2020
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BACKGROUND
The Town of Corte Madera leveraged the BayREN Zero Net Energy (ZNE) Technical Assistance Program to
determine the feasibility of achieving ZNE/ZNC at its planned new Town Hall. This report outlines key findings and
recommendations from the completed assessment.
kW Engineering reviewed architectural drawings for the new expansion and other site documents. We discussed
plans and community input with Town personnel. We developed an energy model to estimate energy
consumption and used software to estimate the potential for on-site clean solar PV generation.
We analyzed the measures and costs associated with three scenario options:
• Current Plan with new expansion meeting code efficiency requirements, and partial solar PV installation;
• Zero Net Energy (ZNE) for the entire Town Hall;
• Zero Net Carbon (ZNC) for the entire Town Hall.
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CORTE MADERA TOWN HALL
The Town of Corte Madera is planning an expansion
project at its existing Town Hall, which will more than
double the size of the municipal headquarters to
11,800 sf.

The current plan is to meet the sustainability goals of
CalGreen, including code-minimum energy efficiency,
and to install solar PV on the existing flat roof.
Several existing trees will be retained.

The existing 4,350-sf flatroofed building is decades
old with no insulation. It is
conditioned using gas-fired
furnaces and split systems
for cooling. The furnaces
were replaced five years ago
and have sizable remaining
useful life.
The new expansion will
house private and open
offices, conference rooms,
and new council chambers.
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DEFINING ZERO NET ENERGY AND ZERO NET CARBON
ZNE/ZNC Potential at the Town Hall
The proposed new Town Hall has the potential of
achieving building zero net energy (ZNE) or zero net
carbon (ZNC). These terms can have multiple
definitions. Considerations for selecting specific ZNE
and ZNC definitions include:
• Maximizing return on investment of proposed
energy efficiency measures and renewable
energy systems,
• Capability of measurement and verification,

• Simple definition to explain to occupants and
the community.
In this report and its analysis, we define ZNE as site
ZNE, with total annual on-site renewable generation
offsetting total annual site energy use (electricity and
gas). We define ZNC (aka carbon-neutral) as meaning
that no carbon is released on-site by the energy-using
and generation systems. Specifically, ZNC means no
fossil fuel is used on the site.
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Zero Net Energy, ZNE
For simplicity and maximum return on renewable
investment, we recommend the project team adopt a
ZNE goal that offsets all projected annual site energy
use (including gas use) with equivalent clean
generation on site. ZNE buildings contribute less

overall greenhouse gas to the atmosphere than
similar non-ZNE buildings. They do at times consume
non-renewable energy from the grid, but over a
period of a year, ZNE buildings aim to have zero net
purchase of energy from the grid.

Zero Net Carbon, ZNC
To achieve Zero Net Carbon (ZNC, aka carbon
neutral) for the complete Town Hall, all of its existing
and future energy use must use electricity generated
using clean renewable sources, i.e. no natural gas.
For true ZNC the project team should also consider
provisions for energy storage to power overnight
energy consumption. This report does not analyze
storage opportunities. But in general energy
storage, combined with on-site PV generation, can
ensure 100% clean energy use even at night when
the building is using grid power. A small storage
system can have positive financial returns by
reducing utility costs -- shifting power flows to and

from the grid to align optimally with utility time of
use (TOU) tariffs and to minimize demand charges.
Finally, and significantly, a sufficiently large storage
system can provide critical resiliency by allowing the
building to operate for a time without grid power.
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ELECTRIFICATION
Electrification (aka all-electric) means converting any
gas-using systems to clean electricity-powered
systems. This primarily means heating. Heating by
electricity is very efficient thanks to heat pump
technology. Heat pumps operate essentially like
refrigeration in reverse. They provide about 4 units of
usable heat for every 1 unit of electricity used. Today,
energy operating costs are roughly the same for
electric heating as for gas-fired heating systems. This
applies to both space heating and domestic water
heating.
In the existing part of the Town Hall, space heating is
by gas-fired furnaces, and the domestic water heater
also uses natural gas. For the new expansion, code
minimum would still include gas-fired heating.
Our ZNE upgrade scenario includes going all-electric
for the new expansion, which is quite cost-effective,
while leaving the existing gas-using systems in place
for now. Our ZNC upgrade scenario goes all-electric

for the whole Town Hall. The current HVAC system in
the existing building was installed five years ago, so it
still has several years of remaining useful life.
However, upgrading the system to all-electric in the
future as a standalone project will likely be more
expensive than completing the upgrade as part of the
expansion project.
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ENERGY SIMULATION
An energy simulation model was developed using
EnergyPlus software with OpenStudio graphical user
interface. The software analyzes complex thermal
interactions and equipment operations to estimate
energy use of the complete new Town Hall, utilizing
Typical Meteorological Year (TMY) weather data.
Energy estimates assume good commissioning and
operation of the building and its systems.

The building envelope for the model (image below) is
based on current architectural drawings. The model
was used to estimate and compare the projected
energy use for three evaluated scenarios using
different building system and design inputs, including
building envelope, lighting, HVAC and other
equipment and controls.
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MARGINAL SAVINGS, COSTS, PAYBACK
The table below summarizes our findings, comparing the Current Plan with two levels of proposed upgrades to
ZNE or ZNC. This includes projected energy and energy cost savings, proposed potential on-site generation, %
ZNE, and GHG emissions.

Current Plan

ZNE Upgrade

ZNC Upgrade

Total Energy Consumption (kWh equivalent per yr)

220,0001

136,0002

97,000

Total Energy Cost ($/yr)3

$35,000

$30,000

$27,000

Solar PV Generation (kWh/yr)

82,000

136,000

97,000

37%

100%

100%

43,000

14,000

0

% Renewable (100% = ZNE)
Total GHG Emissions (lbs. of CO2/yr)4

1

Equivalent kWh consumption for the Current Plan includes equipment that will consume an estimated 3,700 therms of natural gas annually.
Equivalent kWh consumption for the ZNE upgrade option includes existing building equipment that consumes an estimated 1,200 therms of natural gas
annually.
3
Current average rates.
4
Gas use only
2
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PROPOSED SCENARIO OPTIONS – ZNE OR ZNC UPGRADES
The two-page table below summarizes key differentiating features of the three scenarios analyzed. Following that
is a discussion of these features and their significance.
Systems/Scenario
Options
Insulation

Current Plan
Existing building: No upgrades
(no insulation).

ZNE Upgrades
Existing building: Add/upgrade
to code

New expansion: Code
requirement
Windows

Existing building: Upgraded,
dual-pane windows

Existing building: No upgrades
New expansion: Code
requirement; gas heating

Existing building and new
expansion: Upgrade to better roof
insulation from code requirement

Existing building and new
expansion: Upgrade to triple pane
windows

New expansion: Code
requirement dual-pane
HVAC

ZNC Additional Upgrades

New expansion: Electric airsource heat pumps for cooling
and heating; UFAD on second
floor only

Existing building: Replace gas
equipment - Electric air-source
heat pumps for cooling and
heating.
New expansion: UFAD on both first
and second floors

ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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Systems/Scenario
Options
Lighting

Current Plan
Existing building: Upgrade to
current code (except storage
areas)
New expansion: Code
requirement

ZNE Upgrades

ZNC Additional Upgrades

New expansion: Increase
daylight integration (additional
daylighting windows in the new
building)

Domestic Water
Heating

Existing building: No upgrades
New expansion: Code
requirement gas-fired

Existing building and New
expansion: Electric heat pump
water heaters

Site Generation:
Rooftop Solar PV

Capacity: 50 kW

Capacity: 87 kW

Capacity: 60 kW

Location: Existing building flat
roof only
Energy Consumption Offset:
37%

Location: Existing building flat
roof plus part of new gabled roof

Location: Existing building flat roof
plus part of new gabled roof

Energy Consumption Offset:
100%

Energy Consumption Offset: 100%
Add battery storage (or provisions
for future)
Also consider installing parking lot
shade structures with solar PV
along with planned EV chargers.
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KEY FEATURES OF THE SCENARIOS
The following pages discuss key features and their significance for the three scenario options – Current Plan, ZNE
upgrade, and further upgrades to ZNC.

1. CURRENT PLAN
The current plan is to build the new expansion to Code-mandated energy efficiency, upgrade windows and
lighting in the existing building, and to install solar PV panels on the existing building’s flat roof only.

Building Envelope
Planned new windows for the existing building will provide several benefits:
o Improved comfort and appearance
o Better insulating properties
o Effectively block solar radiation
o Lower load on HVAC units.
However, we understand there are currently no plans to upgrade the rest of the existing building envelope. We
understand that the envelope dates from decades ago and does not have insulation.

ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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HVAC
The current plan is to install new code-compliant HVAC systems in the new expansion, while retaining the
existing HVAC in the existing building. Current California code sets a fairly high bar for HVAC efficiency, but does
still allow for gas-using heating systems.

Lighting
The current plan is expected to include installing new code-compliant lighting in the existing building (except for
storage areas), and in the entire new expansion. In California, current code-compliant lighting is very efficient,
generally meaning efficient LED lighting with good lighting controls to turn off lights when not needed.

Domestic Water Heating
The current plan is to install code-compliant (gas-fired) water heating in the new expansion.

Solar PV System
The current plan is to install solar PV panels only on the flat roof of existing building. While this will help offset a
part of buildings total energy use, the building has potential to be zero net energy. We assumed the current plan
will have the following features:
• Maximum solar PV capacity of 50 kW
• Offset 37% of building’s total energy use
• Area highlighted in ‘green’ below shows the total area earmarked for solar PV system
ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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2. ZNE UPGRADE
We propose this ZNE upgrade scenario as a cost-effective improvement to the current plan. We have developed
this scenario so the building will achieve site ZNE, whereby the total projected site energy use will be offset by
on-site renewable generation. This proposed ZNE upgrade includes going all-electric for the new expansion and
adding insulation to the existing building. With these improvements only a fairly small additional amount of solar
PV is needed (on part of the gabled roof) to reach 100% ZNE.
In this section we discuss key features of the proposed ZNE upgrade. See additional details in the Appendix.

Building Envelope
Insulation
The ZNE upgrade plan includes upgrading existing building insulation to modern code requirements. Currently,
the existing building has no insulation. This will provide several benefits:
•
•
•
•

Better occupant comfort
Reduced HVAC energy use and cost
Prevent moisture condensation
Reduced outside noise from the nearby street.
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HVAC
For this ZNE upgrade we recommend going all-electric for the HVAC units serving the new expansion, with airsource heat pumps (ASHP). We also modelled an underfloor air distribution (UFAD) system for the second floor.
This upgrade will have the following benefits:
• All-electric heating and cooling for the new expansion reduces GHG emissions.
• The heat pumps will provide energy efficient heating performance that is three times as efficient as
comparable natural gas units. Significantly, this reduces the amount of site solar PV needed to achieve
ZNE.
• A UFAD system may offer improved thermal comfort and air quality for occupants, although expected fan
energy savings are somewhat small. We modeled this for the second floor only to optimize costeffectiveness (avoiding added construction costs for excavation in the first floor).

Lighting
As noted above regarding the current plan, current California code-compliant lighting is very efficient, generally
meaning efficient LED lighting with good lighting controls to turn off lights when not needed.
For this ZNE upgrade we included higher integration of daylighting in the interior spaces of the new building in
the energy model. Maximum daylight integration in interior spaces will reduce the use electrical lighting during
daytime, reducing energy consumption. The proposed upgrades to achieve this include:
• Clerestory windows on the south façade with interior louvres designed to redirect sunlight to ceiling;
• Untreated daylighting or clerestory windows on the north façade;
ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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• Low workstation partitions in open offices with light, diffuse interior finishes.

Domestic Water Heating
For this ZNE upgrade we propose replacing the existing building’s natural gas-fired water heater with an electric
heat pump water heater, and upgrading from gas-fired to electric heat pump for the new expansion as well.
They offer the following advantages over traditional electric resistance and natural gas-fired water heaters:
• Consume a third of the energy as compared to traditional water heaters while providing similar
performance;
• One step closer to full electrification by eliminating one more system that relies on fossil fuel;
• The solar PV system will directly offset the existing building’s water heating energy use.

Solar PV System
For this ZNE upgrade plan, we recommend installing additional solar PV panels on part of the new gabled roof of
the new building. This will enable the building to offset its entire energy consumption using on-site generation
(Site ZNE). This plan includes:
• Solar PV capacity of 87 kW needed for ZNE
• Offset building’s total energy use
• As shown on the next page, the area highlighted in ‘green’ shows the areas earmarked for the solar PV
system. We recommend installing solar panels on portions of the south gabled roof to minimize shading by
the redwood trees that the town plans on retaining. In addition, the Town can use any location on the east
gabled roof to achieve desired solar PV capacity.
ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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3. ZNC UPGRADE
This ZNC upgrade scenario option represents a package of added measures to achieve carbon neutrality for the
building, with less regard for cost effectiveness. It includes additional deep efficiency upgrades and going allelectric on the whole site. Measures are discussed below, and include further building envelope improvements
for the entire Town Hall, replacing the HVAC system in the existing building with all-electric heating and
cooling, expanding the use of UFAD to both floors in the new expansion, and considering the addition of
battery storage. Finally, with very high efficiency and zero use of natural gas in this ZNC scenario, ZNE can be
achieved with significantly less on-site solar PV than in the ZNE option above.

Building Envelope
Insulation
This additional upgrade to achieve ZNC includes further improving Insulation of the entire Town Hall. While this
added upgrade has a long payback from energy savings, it will pay back over the life of the building. Benefits
include:
•
•
•
•

Improved thermal resistance, reducing energy use
Increased strength and impact resistance
Reduced degradation with environmental changes and age
Improved roof stability due to reduced expansion and contraction from temperature and moisture
fluctuation
ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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Windows
Installing triple pane windows in the existing building and the new expansion will have following advantages:
• Improved thermal resistance for further reduction in heating and cooling energy consumption
• Reduction in outdoor noise
• Improved occupant comfort

HVAC
In this ZNC upgrade, we include electrifying the existing building HVAC equipment. Apart from improved
heating efficiencies already discussed, the Town will be able to offset existing building’s heating energy use
using solar PV.
In addition, we included using a UFAD system on both the second and first floors, despite the added cost for
first floor excavation.

ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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Solar PV System
For this ZNC upgrade plan, less solar PV is needed, while still achieving site ZNE:
•
•
•
•

Solar PV capacity of 60 kW needed for ZNE
Offsets building’s total (all-electric) energy use
Reduced solar PV size due improved efficiency and reduced energy consumption
Area highlighted in ‘green’ (see next page) shows the area earmarked for the solar PV system. We
have highlighted a portion of the gabled roof for representation only. The project team might locate
the solar PV on any location on the roof.

ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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PROJECTED ENERGY USE BY END USE
Our energy model projected
annual energy use for the
three scenarios for the
various end uses.
As shown in the graph, the
current plan has the highest
heating energy use on
account of in-efficient gasfired heating equipment.
Interior lighting energy use
drops by half for the ZNE and
ZNC upgrades due to better
integration of daylight
reducing the need for artificial
lighting. Use of UFAD system reduces fan energy use in the ZNE and ZNC scenarios. Using electric heat pump
water heaters instead of natural gas fired water heaters greatly reduces water system energy use in the ZNE and
ZNC upgrades.

ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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CONCLUSIONS
The purpose of this study is to provide the Town of
Corte Madera with potential building upgrades
alternatives that would provide long term cost,
energy and sustainability benefits to the facility.
Based on the energy savings accrued from the
scenario options and their associated costs, we
recommend that the Town at least pursue the ZNE
Upgrade. We expect the town to recover this
investment well within the life of the equipment,

while enjoying the sustainability and comfort benefits
of an improved, zero net energy Town Hall.
The Town may also choose to go further by achieving
carbon neutrality with the ZNC Upgrade. This
includes additional deep efficiency upgrades and
going all-electric on the whole site. With very high
efficiency and zero use of natural gas, this scenario
can achieve ZNE with significantly less on-site solar
PV.

ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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APPENDIX
We have listed technical details as modelled for each scenario in the table below:
Notes

Current Plan

ZNE Upgrade

New
Building

Packaged VAV, DX Cool, Gas Heat,
VAV Fan

Packaged ASHP, DX Cool, DX
heat, VAV Fan, UFAD (Main Flr)

Existing
Building

Packaged Single Zone, DX Cool,
Gas Furnace, CV Fan

Packaged Single Zone, DX Cool,
Gas Furnace, CV Fan

Roof

R-29 (new), No insulation (existing)

R-29 (new+existing)

R-40 (new+existing)

Walls

R-13 batt + R-3c.i. (new), No
insulation (existing)

R-13 batt + R-3c.i.
(new+existing)

R-13 batt + R-9 c.i
(new+existing)

Operable: U-0.42, SHGC 0.22

Operable: U-0.42, SHGC 0.22

Operable: triple pane low-e:
U-0.22, SHGC-0.2

Curtainwall: U-0.41, SHGC 0.26

Curtainwall: U-0.41, SHGC 0.26

Glazed Door: U-0.45, SGHC
0.23

Glazed Door: U-0.45, SGHC 0.23

Glazed Door: U-0.45, SGHC 0.23

Lighting

Per Title 24 Space Allowances,
mandatory controls

Integration of daylight in interior
spaces as listed on page 14

DHW

Natural Gas heaters, tank

HVAC

Insulation
Window

ZNC Additional Upgrade
Packaged ASHP, DX Cool, DX
heat, VAV Fan, UFAD (New
Expansion)

Electric heat pump water heaters, tank

ZNE/C FEASIBILITY STUDY – CORTE MADERA TOWN HALL
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ATTACHMENT 4
Underfloor Air Distribution Systems (UFAD) Handout

1 source: airfixture.com

Underfloor Air Distribution Systems (UFAD) are a unique system for sending forced air throughout a
building. Instead of the standard ducted forced air using wall or ceiling registers, air is distrusted under a
false floor or within a ceiling plenum that has been specifically designed and constructed to transport the
air to individual work stations or spaces using a high-velocity distribution. This type of system has been
linked to improved employee productivity and health, increased occupant/user comfort, and can result in
reduced operating costs if properly designed and implemented.
A UFAD system typically comes with an up-front cost premium during construction. The raised floor and
additional design features (such as air-tight floor systems, and specifically designed floor and wall details)
generally require sunken costs to include in the building construction, however may be realized by future
energy cost savings relative to a conventional forced air heating/ventilating/air conditioning system.
Special consideration shall be given to the use of a UFAD system before it is included in the building
design. Certain buildings and contractors may not be poised to fully realize all of UFAD’s intricacies, and
caution shall be exercised when deciding suitability of the project for UFAD.

ATTACHMENT 5
Second Addendum to Agreement with Kappe Architects

SECOND ADDENDUM TO AGREEMENT
BY AND BETWEEN THE
TOWN OF CORTE MADERA AND KAPPE ARCHITECTS

THIS ADDENDUM is made and entered into this _____day of ______________2021, by and between the
TOWN OF CORTE MADERA, a political subdivision of the State of California (hereinafter referred to
as "Town") and Kappe Architects. (hereinafter referred to as "Consultant")
RECITALS
WHEREAS, the Town and the Consultant entered into an agreement for architectural design services for the
Town Hall Remodel and Addition Project for the Town of Corte Madera, dated 12/18/18; and
WHEREAS, the parties desire to amend the agreement to terminate the contract on 3/31/2023; and
WHEREAS, Section 4 to the agreement obligated Consultant to not exceed the maximum sum of $331,136;
and
WHEREAS, the parties desire to amend Section 4 of the agreement to increase the contract amount by
$360,000 for a not to exceed amount of $691,136; and

NOW, THEREFORE, the parties agree to modify Section 4, as set forth below.
AGREEMENT
1. Except as otherwise provided herein, all terms and conditions of the agreement shall remain in full force and
effect.
2. Section 4, “MAXIMUM COST TO TOWN,” the first sentence is hereby amended to read as follows: In no
event will the cost to Town for the services to be provided herein exceed the maximum sum of $691,136,
including direct non-salary expenses.

IN WITNESS WHEREOF, the parties hereto have executed this Addendum on the day first written
above.
CONSULTANT:

TOWN OF CORTE MADERA:

By___________________________________

_________________________________

TOWN ATTORNY REVIEW AND APPROVAL (Only required if required by Director)

Town Attorney

SECOND ADDENDUM TO AGREEMENT
Revised Exhibit A – Scope of services
The Kappe Architects’ A/E team will provide design services for a new public office building to be
located in place of the current Corte Madera Town Hall building. This new structure will be a new
customer service center including administrative offices, permit center, outdoor plaza, Council Chambers
/ community room, conference room and associated support spaces.
The Town projects that the new square footage will be programmed for approximately 11,000 square feet
of space, including horizontal and vertical circulation. Kappe Architects will confirm the building size
requirements through a programming effort working with your Project Manager (PM) and key staff.
KICK-OFF MEETING
Services will begin with a Kick-off meeting- PM, Department representatives, stakeholders and key
personnel in attendance; agenda to be developed with your PM.
CEQA STUDIES
The project may require amendments to the previously prepared and adopted Initial Study (IS) leading to
a Mitigated Negative Declaration (MND). We propose to discuss this approach further with the Town and
work with them to determine the best streamlined process for this project. Thus, this proposal provides a
scope and cost estimate for this coordination
SCHEMATIC DESIGN
Using the block diagrams and programming data, schematic floor plans, exterior elevations and building
sections will be developed. 3D modeling will represent up to 3 alternatives designs. A meeting with the
PM and key stakeholders for their review and comments, will narrow down the options to a Preferred
Scheme. Using the Preferred Scheme, Design Review documents along with the preparation of parking
lot and site drawings will be prepared. After review by the PM, presentations to the Planning Commission
and City Council will occur to receive further input and direction. The Design Review documents will be
submitted to the Planning Department for review and approval. Colors and materials will be represented
and the 3D model will be updated accordingly. Concurrent with the Town Design Review period, team
engineers will begin their preliminary structural and systems designs.
DESIGN DEVELOPMENT AND CONSTRUCTION DOCUMENTS
Production of the design and building Plans will commence. At the 60% stage of development we will
submit the A/E drawing package and obtain a 60% cost estimate for PM and stakeholder review. Draft
specifications will be submitted as part of the design package. A meeting will be held to discuss the cost
estimate and any value engineering occurs at this time. LEED goals are evaluated at the 60% stage.
After approval from the PM, 90% plans and specifications along with a 90% cost estimate are prepared.
We continue with our document production schedule with periodic team meetings and periodic check-ins
with your PM. The 90% package and cost estimate will be reviewed by the PM and key stakeholders.
LEED goals are evaluated at the 90% stage. The PM and stakeholder review can be done concurrent with
Building Department review. Comments from the Building Department review and PM review will be

incorporated into the Bid ready construction document package of drawings. A matrix is created to track
all changes.
Kappe Architects team will prepare a separate parking lot and site bid package along with a parking lot
bid package estimate.
BID PHASE
For the Bid Phase, Kappe Architects will assist the PM in preparation of bid documents. We conduct a
contractor walk-through and respond to RFI’s during the question period. We work with the PM to
review bid results if required and assist in the confirmation of bid results as needed.

ATTACHMENT 6
CEQA Addendum Memorandum from Circlepoint Consulting

MEMORANDUM
TO:

Phil Boyle, Town of Corte Madera

FROM:

Andrew Metzger, Circlepoint
Audrey M Zagazeta, Circlepoint

SUBJECT:

Preliminary CEQA Findings for the Revised Town Hall Project

DATE:

April 28, 2021

Circlepoint is conducting an environmental analysis for the revised Town Hall Project (project). Our approach includes
the preparation of a California Environmental Quality Act (CEQA) addendum that evaluates the project changes against
the analysis provided in the Initial Study (IS) /Mitigated Negative Declaration (MND) prepared for the project (2021
IS/MND). The MND was adopted by the Town Council in February 2021.
The CEQA addendum will conform with the CEQA Guidelines (Title 14, California Code of Regulations §15000 et seq.),
and Town regulations and policies.
This memorandum provides the preliminary CEQA findings of the addendum, and our recommendation of the
appropriate CEQA document based on the CEQA Guidelines presented below.
CEQA Guidelines for an Addendum
CEQA Statutes Section 21166 and CEQA Guidelines Sections 15162 and 15164 provide that an addendum to a previously
adopted MND can be prepared for a project if the criteria and conditions summarized below are satisfied:






No Substantial Project Changes: There are no substantial changes proposed in the project which will require
major revisions of the previous MND due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects.
No Substantial Changes in Circumstances: Substantial changes have not occurred with respect to the
circumstances under which the project is undertaken which will require major revisions of the previous MND
due to the involvement of new significant environmental effects or a substantial increase in the severity of
previously identified significant effects.
No Substantial New Information: There is no new information of substantial importance which was not known
or could not have been known at the time of the previous MND that shows any of the following:
(a) The project will have one or more significant effects not discussed in the previous MND;
(b) Significant effects previously examined will be substantially more severe than shown in the previous MND;
(c) Mitigation measures or alternatives previously found not to be feasible would, in fact, be feasible and would
substantially reduce one or more significant effects of the project, but the project proponents decline to
adopt the mitigation measure or alternatives; or
(d) Mitigation measures or alternatives which are considerably different from those analyzed in the previous
MND would substantially reduce one or more significant effects on the environment, but the project
proponents decline to adopt the mitigation measure or alternative
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If the changes would involve new significant environmental impacts or a substantial increase in the severity of previously
identified significant impacts, further environmental review (in the form of an Environmental Impact Report [EIR]) would
be warranted per CEQA Guidelines Section 15162 and 15163. If the changes do not meet these criteria, then an
Addendum, per CEQA Guidelines Section 15164, is prepared to document any resulting changes to environmental
impacts or mitigation measures.
Revised Town Hall Project
The original project involved remodeling the existing building, adding a public plaza and a two-story, approximately
7,500 square-foot addition consisting of a Town Council Chambers and offices. The revised project includes the
complete removal of the existing building and construction of a new facility located in almost the same location. The
overall size of the New Town Hall will be slightly smaller by about 400 square feet compared to the original Town Hall
Remodel and Addition Project. The use of the building will not change. The CEQA addendum focuses on the proposed
demolition of the existing structure prior to construction and how this change could affect the findings of the 2021
IS/MND.
Preliminary CEQA Findings
Based on the analysis conducted to date, preliminary findings indicate that there is no substantial change in the physical
environmental and regulatory setting since adoption of the 2021 MND in February 2021. The CEQA addendum will also
include an analysis of aesthetics, air greenhouse gas emissions, and other topic areas consistent with the Appendix G
CEQA Guidelines. Additionally, Rincon Consultants is preparing a brief Air Quality memorandum summarizing their
modeling of the demolition activities. Although demolition can result in high emissions and cannot be screened out
under Bay Area Air Quality Management District (BAAQMD) guidelines, it is not anticipated that emissions will exceed
established thresholds that would result in a significant impact. The environmental analysis conducted to date indicates
that there are no substantial changes proposed by the revised project that would result in new significant environmental
effects or a substantial increase in the severity of previously identified effects. Therefore, no major revisions of the
existing MND or preparation of a new EIR is anticipated. Based on the preliminary conclusions of the environmental
analysis, it is Circlepoint’ s expert opinion that an addendum is the appropriate CEQA document for this project. If the
analysis should determine that new or substantially more severe impacts would occur due to the project changes,
Circlepoint will work closely with the Town to identify an approach and work plan for environmental clearance.
Next Steps
The draft CEQA addendum will be submitted to the Town for review and comment on May 7, 2021. Town Staff will
review the document and come to an independent conclusion and CEQA finding based on the information provided in
the report.
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ATTACHMENT 7
Conceptual Renderings of Revised Town Hall Project

SOUTH ELEVATION

WEST ELEVATION

SOUTHWEST PERSPECTIVE

