MITIGATED NEGATIVE DECLARATION
November 18, 2014
PROJECT NAME: Casa Buena Townhomes
PROJECT NUMBERS: DR 13-035 and TM 13-001
This Document is Considered Draft Until it is Adopted by the Appropriate
Town of Corte Madera Decision-Making Body.
This Mitigated Negative Declaration is comprised of this form along with the Environmental
Initial Study that includes the following:
a. Initial Study Form
b. Environmental Analysis Form and attached extended studies for Air Quality and
Greenhouse Gas Emissions, Biological Resources, Hazards (Phase I ESA), Geotechnical
Report, Stormwater Control Plan, Noise, and Traffic and Transportation.
1.

California Environmental Quality Act Negative Declaration Findings:
Find, that this Mitigated Negative Declaration reflects the decision-making body’s
independent judgment and analysis, and; that the decision-making body has reviewed
and considered the information contained in this Mitigated Negative Declaration and
the comments received during the public review period; and that revisions in the project
plans or proposals made by or agreed to by the project applicant would avoid the effects
or mitigate the effects to a point where clearly no significant effects would occur; and, on
the basis of the whole record before the decision-making body (including this Mitigated
Negative Declaration) that there is no substantial evidence that the project as revised
will have a significant effect on the environment.

2.

Required Project Design Elements and Mitigation Measures:
The following project design elements and mitigation measures were either proposed in
the project application or the result of compliance with specific environmental laws and
regulations and were essential in reaching the conclusions within the attached
Environmental Initial Study. Both the project design elements and the mitigation
measures must be assured to avoid potentially significant environmental effects.
Refer to the attached Environmental Initial Study for the rationale for requiring the
following mitigation measures:
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Aesthetics and Light and Glare
MM AES-1: Prior to the issuance of any building permits, the project applicant shall:
Submit to the satisfaction of the Director of Planning and Building, project building
plans that demonstrate that outdoor lighting fixtures meet the requirements of the
California Energy Code (known as Part 6, Title 24 of the California Code of Regulations).
Air Quality
MM AIR-1: For all construction and similar earth disturbing activities, the
applicant shall:


Apply water on all active construction areas at least twice daily and more
often when conditions warrant.



Cover all trucks hauling soil, sand, and other loose materials, or require all
trucks to maintain at least two feet of freeboard.



Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all
unpaved access roads, parking areas, and staging areas at construction sites
daily as needed to control dust.



Sweep all paved access roads, parking areas, and staging areas at
construction sites and sweep streets daily if visible soil materials are carried
onto adjacent public streets.

Additionally, since the project site is located adjacent to sensitive receptors, the
applicant shall:


Install wheel washers for all exiting trucks, or wash off all trucks and
equipment leaving the site.



Suspend grading activities when winds exceed 25 miles per hour (mph) and
visible dust clouds cannot be prevented from extending beyond active
construction areas.



Limit the area subject to excavation, grading, and other construction activities
at any one time.



Hydroseed or apply non-toxic soil stabilizers to inactive construction areas.



Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed
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stockpiles (dirt, sand, etc.).


Limit traffic speeds on unpaved roads to 15 mph.



Install sandbags or other erosion control measures to prevent silt runoff to
public roadways.



Replant vegetation in disturbed areas as quickly as possible.



Post at the construction site in a conspicuous location the name and phone
number of a designated dust control coordinator who can respond to
complaints by suspending dust-producing activities or providing additional
personnel or equipment for dust control.

MM AIR-2: Prior to the issuance of any permits authorizing the demolition of existing
structures on the project site, the applicant shall provide to the satisfaction of the Town of
Corte Madera Planning Director:
Written documentation from the Bay Area Air Quality Management District (BAAQMD)
that the required actions have been satisfied to ensure compliance with BAAQMD
Regulation, Rule 2 (Asbestos Demolition, Renovation, and Manufacturing).
Biological Resources
MM BIO‐1: Prior to the issuance of a grading permit or approval of improvement plans, the
applicant shall provide to the satisfaction of the Town Planning Director, a commitment
letter from a qualified biologist that pre-construction nesting bird surveys will take place on
the project site within 14 days prior to the start of construction. Within 14 days following the
pre‐construction nesting bird surveys, the biologist shall submit a letter report to the Town
Planning Director documenting how the following items have been incorporated into
project construction.
1. To prevent impacts to Migratory Bird Treaty Act‐protected birds and their
nests, removal of trees will be limited to only those necessary to construct
the proposed project.
2. For trees that must be removed to construct the proposed project, the
applicant will target the removal of trees to occur outside the nesting season
between September 1st and February 28th. If trees cannot be removed
outside the nesting season, pre‐construction surveys will be conducted prior
to tree removal to verify the absence of active raptor nests within 76 meters
(250 feet) of construction activities.
3. If construction or tree removal is proposed during the breeding/nesting
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season for local avian species (typically March 1st through August 31st), a
focused survey for active nests of raptors and migratory birds within and in
the vicinity of (no less than 76 meters (250 feet) outside the project
boundaries), the project site shall be conducted by a qualified biologist. Two
surveys will be conducted, at least 1 week apart, with the second survey
occurring no more than two days prior to tree removal. If no active nests are
found, tree removal or construction activities may proceed.
4. If an active nest is located during pre‐construction surveys, United States
Fish and Wildlife Service and/or California Department of Fish and Wildlife
(as appropriate) shall be notified regarding the status of the nest.
Furthermore, construction activities shall be restricted as necessary to avoid
disturbance of the nest until it is abandoned or the biologist deems
disturbance potential to be minimal. Restrictions may include establishment
of exclusion zones (no ingress of personnel or equipment at a minimum
radius of 30 meters (100 feet) around an active raptor nest and a 15‐meter
(50‐foot) radius around an active migratory bird nest) or alteration of the
construction schedule.
5. No action is necessary if active nests are not found or if construction will
occur during the non‐breeding season (generally September 1st through
February 28th).
Cultural Resources
MM CULT-1: Prior to issuance of a grading permit or approval of improvement plans,
the onsite structures shall be assessed by a qualified professional familiar with the
architecture and history of Marin County. If the historical assessment of the structures
determines that historical documentation is needed, then preservation measures
consistent with the Secretary of the Interior Standards and Guidelines for Preservation
Planning and the Standards and Guidelines for Identification shall be incorporated into
the project plans and submitted to the satisfaction of the Town Planning Director.

MM CULT-2: If any prehistoric or historic subsurface cultural resources are discovered
during ground-disturbing activities, all work within 50 feet of the resources shall be
halted and a qualified archaeologist shall be consulted to assess the significance of the
find according to CEQA Guidelines Section 15064.5. If any find is determined to be
significant, representatives from the Town and the archaeologist shall meet to determine
the appropriate avoidance measures or other appropriate mitigation. All significant
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cultural materials recovered shall be, as necessary and at the discretion of the consulting
archaeologist, subject to scientific analysis, professional museum curation, and
documentation according to current professional standards. In considering any
suggested mitigation proposed by the consulting archaeologist to mitigate impacts to
historical resources or unique archaeological resources, the Town shall determine
whether avoidance is necessary and feasible in light of factors such as the nature of the
find, project design, costs, and other considerations.
If avoidance is infeasible, other appropriate measures (e.g. data recovery) shall be
instituted. Work may proceed on other parts of the project site while mitigation for
historical resources or unique archaeological resources is being carried out.

MM-CULT-3: Should any potentially unique paleontological resources (fossils) be
encountered during development activities, work shall be halted immediately within 50
feet of the discovery, the Town of Corte Madera Planning Department shall be
immediately notified, and a qualified paleontologist shall be retained to determine the
significance of the discovery. Based on the significance of the discovery, the qualified
paleontologist shall present options to the Town for protecting the resources.
Appropriate action may include avoidance, preservation in place, excavation,
documentation, and/or data recovery, and shall always include preparation of a written
report documenting the find and describing steps taken to evaluate and protect significant
resources.
The Town of Corte Madera will implement feasible and appropriate recommendations/
mitigation measures of the qualified paleontologist for any unanticipated discoveries.
MM CULT-4: If human skeletal remains are uncovered during construction, the
construction contractor shall immediately halt work within 50 feet of the find, contact the
Marin County Coroner to evaluate the remains, and follow the procedures and protocols
set forth in Section 15064.5(e)(1) of the CEQA Guidelines. If the County Coroner
determines that the remains are Native American, the project applicant shall contact the
Native American Heritage Commission, in accordance with Health and Safety Code
Section 7050.5, subdivision (c), and Public Resources Code 5097.98 (as amended by AB
2641). Per Public Resources Code 5097.98, the construction contractor shall ensure that the
immediate vicinity, according to generally accepted cultural or archaeological standards
or practices, where the human remains are located, is not damaged or disturbed by further
development activity until the project applicant has discussed and conferred, as
prescribed in this section (California Public Resources Code Section 5097.98), with the
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most likely descendants regarding their recommendations, if applicable, taking into
account the possibility of multiple human remains.
Geology and Soils
MM GEO-1: Prior to the issuance of a grading permit or improvement plans in lieu of a
grading permit, the applicant shall:
Demonstrate to the satisfaction of the Town Engineer, that the recommendations of the
final geotechnical report have been incorporated into the project grading plans.
Hydrology and Water Quality
MM HWQ-1: Prior to the issuance of grading permits or improvement plans in lieu of
grading permits, the applicant shall:
Submit to the satisfaction of the Town Engineer a Stormwater Pollution Prevention Plan
(SWPPP) that identifies the project specific Best Management Practices that will be used
during the construction phase of the project. The SWPPP shall be consistent with the
General Construction Permit water quality standards specified by the Regional Water
Quality Control Board. The applicant shall also demonstrate to the Town Engineer’s
satisfaction that the stormwater quality control measures, including LID features
described in the project’s final Stormwater Control Plan have been incorporated into the
project design.
Noise
MM NOISE-1: A noise attenuation barrier shall be constructed to the satisfaction of the
Town Engineer which reduces the exterior noise level at the outdoor play area to 65 dBA
Ldn or less. Landscape plans shall identify the location and materials proposed for the
noise attenuation barrier. Upon submission of the landscape plans, the project applicant
shall submit an acoustical evaluation prepared by a qualified acoustical consultant
substantiating the noise reduction levels to achieve the 65 dBA Ldn exterior noise limits.
The acoustical evaluation shall be peer reviewed by the Town at the project applicant’s
expense.
MM NOISE-2: Windows and doors on the eastern, southern and northern facades of
Building A shall include sound rated windows to meet average (45 dBA Ldn) interior
noise standards. The needed Sound Transmission Class (STC) ratings of the windows of
these homes are expected to range from 30 to 32 on the eastern facades and from 28 to 30
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on the northern and southern facades. Building plans shall include such sound rated
windows. Upon submission of buildings plans, the project applicant shall submit an
acoustical evaluation prepared by a qualified acoustical consultant substantiating the STC
ratings necessary to achieve the 45 dBA Ldn interior noise limits. The acoustical
evaluation shall be peer reviewed by the Town at the project applicant’s expense.
MM NOISE-3: All residences on the site will require mechanical ventilation to allow
the windows to remain closed at the residents’ option as the interior noise standards
would not be met with open windows. Such a system must meet the following
airflow provisions:
“If interior noise levels are met by requiring that windows remain unopenable or closed,
the design of the structure must also specify a ventilation system to provide a habitable
interior environment. The ventilation system must not compromise the dwelling unit or
guest room noise reduction.”
Transportation and Traffic
MM TR-1: Prior to the issuance of a grading permit or approval of improvement plans,
the applicant shall, to the satisfaction of the Town Engineer, demonstrate that sidewalks
along the project frontage of Casa Buena Drive are included in the improvement plans or
that the applicant has entered into a deferred improvement agreement with the Town
such that the sidewalks can be constructed at a future date in order to ensure orderly
development of sidewalks in the area.
Public Utilities
MM UTIL-1: Prior to issuance of a grading permit or approval of improvement plans, the
applicant shall provide final verification of adequate water supply and distribution
facilities. This will include (as applicable) coordination with MMWD to verify water
supply adequacy in a manner consistent with state law requirements (i.e., Senate Bill 610
and Senate Bill 221).
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ADOPTION STATEMENT: This Mitigated Negative Declaration was adopted and above
California Environmental Quality Act findings made by the Town of Corte Madera Town
Council on:

Adam Wolff, Director
Planning Department
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1.0 INTRODUCTION
1.1 PROJECT INFORMATION
1. Project Title: Casa Buena Townhomes; DR 13-035 and TM 13-001

2. Lead Agency Name and Address:
Town of Corte Madera
300 Tamalpais Drive
Corte Madera, CA 94925
3. Contact Person and Phone Number:
Diane Henderson, Project Manager; (415) 457-0525

4.

Project Location:

The project site is located within the Town of Corte Madera in Marin County in the northern San
Francisco Bay Area. The property is located at 1421 and 1425 Casa Buena Drive, just west of
Highway 101 and north of the intersection of Casa Buena Road and Meadow Valley Road
(Assessor’s Parcel Number 033-011-02).
5. Project Sponsor’s Name and Address:
Campus Properties, LLC
P.O. Box 564
Larkspur, CA 94977
6. General Plan Designation:
Medium Density Residential
7. Zoning:
R-2 (Low Density Multiple-Dwelling District)
8. Description of Project:
The project proposes the development of 16 attached townhomes on an approximately 1.23-acre site
off of Casa Buena Drive. The townhomes would consist of four different designs and will vary
between two- and three- story units, with units having either 3 or 4 bedroom floor plans. The project
proposes to remove 15 protected trees, which are protected under the Town’s Municipal Code and
would require a Tree Permit prior to removal.
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9. Surrounding Land Uses and Setting:
The project site is currently developed with two single family residences and some ancillary
outbuildings. Only one of the residences is currently occupied. The property has been previously
disturbed from the past residential uses. The majority of the site is covered in grasses and a mix of
native and ornamental trees.
The site is surrounded by the Cortebella Apartments on the north and the Village Green
Condominiums to the south. On the west side of the property is a single-family residence that takes
access off of Meadow Valley Road. To the east of the site is Casa Buena Drive and US Highway 101.
10. Other public agencies whose approval is required:
None.

PROJECT OVERVIEW
Project Location
The project site is located within the Town of Corte Madera in Marin County in the northern
San Francisco Bay Area. The property is located at 1421 and 1425 Casa Buena Drive, just west
of Highway 101 and north of the intersection of Casa Buena Road and Meadow Valley Road
(Assessor’s Parcel Number 033-011-02). Please see Figures 1 and 2 showing the location of the
project site.
Project Description
The project proposes the development of 16 attached townhomes on an approximately 1.23-acre
site off of Casa Buena Drive. The project will replace one single-family home built in the 1950’s,
a second unoccupied home that is in disrepair, and miscellaneous out buildings on the
property. The one occupied single-family home was rented with a short-term lease with the
understanding that the property would be proposed for development. Photos of the existing
condition of the property are shown in Figure 3.
The townhomes would consist of four different designs and will vary between two- and threestory units, with units having either 3 or 4 bedroom floor plans. The townhomes would be
arranged in 4 rows of 4 homes each accessed off a single driveway. The conceptual site plan for
the project showing the proposed layout of the units and the location of each type of unit is
shown in Figure 4. The proposed project includes a vesting tentative map for a subdivision of
the proposed lot as part of a condominium subdivision map.
The driveway alignment runs parallel to the north property line. Building A would be setback
approximately 73 feet from Casa Buena Drive. Building C would be set back by approximately
Casa Buena Townhomes
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25 feet from the rear property line and the setbacks along the sides of the buildings range from
approximately 10 feet to 35 feet.
Access and Parking
Access to the project site would be from Casa Buena Drive to a new driveway proposed on the
north edge of the property. The driveway would be improved to a width of 20 feet. The
driveway would lead to smaller drive aisles from which residents would access individual
parking garages for the units. A fire truck hammerhead turnaround would be provided in the
northwest corner of the site. An existing five foot County of Marin Sanitation District easement
that traverses the site would be abandoned.
The project would provide 28 covered and 4 uncovered parking spaces. In addition there
would be two guest parking spaces plus one handicapped parking space for a total of 35
parking spaces. A total of 34 parking spaces are required per the Town of Corte Madera Zoning
Ordinance. The parking areas are shown on Figure 4, Conceptual Site Plan.
Project Design
The homes to the rear of the property (Building C) would have private back gardens with direct
access from the primary living area. These gardens would be located within a 25-foot setback
from the property line. Buildings A, B-1 and B-2 would have a combination of private decks and
common open space in the social zones. A primary social zone and gathering space would be
located at the center of the site and a secondary one located at the front of the site. Mature trees
in good condition would be retained and made a feature of the project where feasible. The
Preliminary Landscape Plan is shown in Figure 5.
The proposed architecture would be craftsman style with a variety of pop outs and step backs
including hipped roofs, porches and decks, and a range of building materials including stone.
Each unit would have two parking spaces in its own garage with the exception of Building A.
Building A units would have one covered space and one reserved uncovered space. Each unit in
Building C would have two additional driveway spaces. Trash containers would be stored in
the individual garages. The proposed building elevations are shown in Figure 6.
Buildings would be setback a minimum of 66 feet from Casa Buena Drive to minimize visual
and noise impacts. The entire perimeter would be landscaped with a combination of existing
mature trees and new fast growing species to protect privacy.
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Proposed Land Use
The property is designated in the Town of Corte Madera General Plan with a Medium Density
Residential land use designation which supports a density of 6 – 11 dwelling units per acre. The
Town’s zoning designation for the site is R-2 with an allowable density of up to 11 units per
acre. The project applicant is requesting approval to develop 16 attached town homes. The
methodology for how the 16 units is reached is described below. The Town of Corte Madera
Housing Element identifies the property as Site #91, one of six sites of over 1 acre that were
designated as High Potential Sites likely to develop during the Housing Element planning
period.
The General Plan land use designation for the site would allow up to 11 units per acre on this
approximately 1.23-acre parcel. In the R-2 Zoning District, the currently required minimum lot
area is 4,000 square feet.
To determine the maximum number of units permitted on the site, the following calculations
were used:
The project has a gross lot area (total area of the project site including any right right-of-way
easements) of 1.23 acres or 53,578 square feet. The Town Municipal Code (Section 18.04.530)
defines the net lot area as the lot area minus any right of way easements. As shown on the Site
Plan (Figure 4), the net area of land for the proposed project is 1.18 acres or 51,141 square feet
when the Village Green access easement (2,437 square feet) is subtracted out of the lot area.
Section 18.08.120(a)(1) of the Town Municipal Code states that, “Each site shall have an area of
not less than four thousand square feet for each dwelling unit located on the site.” Therefore,
based on the requirements of the Town’s Municipal Code the number of lots allowed by the
zoning ordinance would be:
53,578 square feet – 2,437 square feet = 51,141 square feet.
Further, applying the lot size limitations results in the following:
51,141 square feet ÷ 4,000 square feet = 12 with a remainder of approximately 3,000 square feet.

1

Table 3.2 of the 2011 Corte Madera Housing Element, page 53
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Section 18.08.120(a)(1) of the Town Municipal Code states that for any remainder area of greater
than 3,600 square feet, one additional dwelling unit may be located on the site. In this case, the
remainder is less than 3,600 square feet so the allowable number of units per the General Plan
and Zoning Ordinance is 12.
Section 18.24.120(b) of the Town Municipal Code requires development projects with 10 or
more dwelling units to provide affordable housing. The requirements are as follows:
Of the 12 dwelling units, 5% shall be sold at prices affordable to Very Low Income Households,
10% for Low Income Households and 10% for Moderate Income Households. The Municipal
Code states that a fractional number shall be rounded down if less than 0.5 and rounded up if
0.5 or greater.
12 x 5% = .60, which equals one Very Low Income unit.
12 x 10% = 1.2, which equals one Low Income unit.
12 x 10% = 1.2, which equals one Moderate Income unit.
After applying the Town’s affordable housing requirements (above), three (3) of the units
would be income restricted resulting in 25% of the total units being restricted as affordable
housing.
Because the project includes income restricted units, the project is also eligible to apply for a
density bonus based on the Town of Corte Madera Municipal Code and the State Density Bonus
requirements provided in California Government Code Section 65915(b)(1)(B)). This section of
the code requires a project to have a minimum of 5% of the total units reserved for very low
income households2. The project designates 1 unit or 8.3% of the total number units for Very
Low Income. This is derived as follows:
1÷12 = 8.3% of units are Very Low Income
Pursuant to California Government Code Section 65915(f)(2), for housing developments that
have 8% of the total units reserved for very low income residents, the project applicant is
entitled to a 27.5% State Density Bonus.

2

As defined by Section 50105 of the California Health and Safety Code.
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12 units x 0.275 = 3.3 units which equal 4 additional units because fractional units are rounded
up under the State Density Bonus calculations. Therefore 12 units + 4 bonus units = 16 units.
Based on the calculation steps outlined above, and as supported by the Town’s Municipal Code
as well as application of the State Density Bonus requirements, the applicant is requesting
approval from the Town Council for development of 16 townhome units on the 1.23-acre site.
As three of the 12 units are designated as income restricted units, more than 20% of the total
units would be income restricted, and as such, the project qualifies for one incentive or
concession related to building design pursuant to California Government Code Section
65915(d)(1)(2)(A). One incentive or concession is being requested by the project applicant at this
time. The requested incentive/concession is as follows:
The project applicant is requesting an exception to the existing 30-foot height limitation
established in the R-2 Low-Density Multiple Dwelling District Regulations (Section 18.08.120 (g)
of the Town Municipal Code.
The maximum heights of the proposed buildings are as follows:
Building A:

35’ 5”

Building B-1:

37’ 3”

Building B-2:

37’ 2”

Building C:

36’ 5”

The maximum building height would be up to 37’ 6” where 30 feet would otherwise be
allowed. The height limit concession is requested to allow for pitched roofs.
Additionally, the project applicant is requesting a reduction in a development standard
pursuant to California Code Section 65915(e)(1). The applicant is requesting a reduction in the
35-foot rear-yard setback as required in Section 18.08.120(e) of the Town Code to 25 feet. The
setback concession is requested to keep the rear-yard setback at 25 feet, which is the standard
required for development in the R-2 zoning district where a conditional use permit (CUP) is not
required.
Landscaping
As noted above, the Preliminary Landscape Plan for the proposed project is shown in Figure 5.
The project would be landscaped per the Town’s requirements for the new developments and
would be reviewed during the Town’s Design Review process. The project proposes to remove
some mature trees, some of which are protected under the Town’s Municipal Code and would
require a Tree Permit prior to removal. Based on the Tree Protection Plan submitted with the
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project application, the project site has 40 trees on site. Of the 40 trees onsite, 26 trees are
proposed to be removed during construction.
Of the 26 trees that would be removed, 15 trees are considered protected trees based on their
trunk size (fifty inches or greater or multi-stemmed trees having an aggregate circumference of
one hundred twenty inches, measured four and one-half feet above the ground).3 One tree, a
blue gum eucalyptus tree, is not a protected tree (despite its circumference) because it is not
considered a desirable species per the Town’s Municipal Code, Section 15.50.020(27). The
proposed preliminary landscape plan shows that approximately 80-84 trees would be planted
as part of the proposed project. The replacement ratio of the trees is approximately 3.2:1.
In addition to the replacement trees, the project includes other ornamental shrubs and ground
cover for aesthetic enhancement and to screen views from offsite, as well as to prevent soil
erosion and minimize impervious surface area.
Project Permits and Approvals
The project applicant is seeking the project approvals listed below.

Permit

Approving Agency

Conditional Use Permit for the

Town of Corte Madera

construction and sale of multifamily housing.
Tree Removal Permit for the

Town of Corte Madera

removal of 15 protected trees.
Major Design Review, for the
design

of

four

Town of Corte Madera

multi-family

structures.
Vesting Tentative Map, for the
creation

3

of

a

Town of Corte Madera

condominium

Corte Madera Municipal Code, Section 15.50.050 (1).
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subdivision.
State

Density

Bonus

for

the

Town of Corte Madera

addition of four units and a
concession to permit increased
building height to 37 feet, six
inches, and a reduction of the rearyard setback from 35-feet to 25feet.
Sewer Easement Abandonment to

Central Marin Sanitation Agency,

abandon the existing sewer line

Sanitary District # 2

serving the existing structures on
site (a new easement would be
granted

to

serve

the

new

for

the

Town of Corte Madera

remove

Town of Corte Madera

development onsite).
Building

Permit

construction of new structures.
Demolition

Permit

to

existing structures onsite.
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Figure 1: Regional Location Map
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Figure 2: Project Vicinity Map

Source: William Hezmalhalch Architects, Inc. 2013
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Figure 3: Site Photos

Source: William Hezmalhalch Architects, Inc. 2013
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Figure 4, Conceptual Site Plan

Source: William Hezmalhalch Architects, Inc. 2014
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Figure 5, Preliminary Landscape Plan

Source: Ripley Design Landscape Architecture, 2014
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Figure 6, Proposed Buildings Cross-Section

Source: William Hezmalhalch Architects, Inc. 2014
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STATUTORY AUTHORITY AND REQUIREMENTS
This environmental document has been prepared in conformance with CEQA (California Public
Resources Code [PRC] Section 21000 et seq.); CEQA Guidelines (California Code of Regulations
[CCR], Title 14, Section 15000 et seq.); and the rules, regulations, and procedures for implementation
of CEQA, as adopted by the Town of Corte Madera.
In accordance with the CEQA Guidelines Sections 15051 and 15367, the Town of Corte Madera
(Town) is identified as the Lead Agency for the proposed project. Under CEQA Sections 21000-21177
and pursuant to CEQA Guidelines Section 15063, the Town is required to undertake the preparation
of an Initial Study to determine if the proposed project would have a significant environmental
impact. If, as a result of the Initial Study, the Lead Agency finds that there is evidence that any
aspect of the project may cause a significant environmental effect, the Lead Agency shall further find
that an Environmental Impact Report (EIR) is warranted to analyze project-related and cumulative
environmental impacts. Alternatively, if the Lead Agency finds that there is no evidence that the
project, either as proposed or as modified to include the mitigation measures identified in the Initial
Study, may cause a significant effect on the environment, the Lead Agency shall find that the
proposed project would not have a significant effect on the environment and shall prepare a
Negative Declaration. Such determination can be made only if “there is no substantial evidence in
light of the whole record before the Lead Agency” that such impacts may occur (CEQA Section
21080(c)).
The environmental documentation, which is ultimately selected by the Town in accordance with
CEQA, is intended as an informational document undertaken to provide an environmental basis for
subsequent discretionary actions relevant to the project. The resulting documentation is not,
however, a policy document and its approval and/or certification neither presupposes nor mandates
any actions on the part of those agencies from whom permits and other discretionary approvals
would be required.
The environmental documentation and supporting analysis is subject to a public review period.
During this review, agency and public comments on the document relative to environmental issues
should be addressed to the Town of Corte Madera. Following review of any comments received, the
Town will consider these comments as a part of the project’s environmental review and include
them with the Initial Study documentation for consideration by the Town.

PURPOSE
The purpose of the Initial Study is to: 1) identify environmental impacts; 2) provide the lead agency
with information to use as the basis for deciding whether to prepare an EIR or a negative
declaration; 3) enable an applicant or lead agency to modify a project, mitigating adverse impacts
Casa Buena Townhomes
Town of Corte Madera

November 2014
Page–21

Initial Study/Environmental Checklist

before an EIR is required to be prepared; 4) facilitate environmental assessment early in the design
of the project; 5) document the factual basis of the finding in a negative declaration that a project
would not have a significant environmental effect; 6) eliminate needless EIRs; 7) determine whether
a previously prepared EIR could be used for the project; and 8) assist in the preparation of an EIR, if
required, by focusing the EIR on the effects determined to be significant, identifying the effects
determined not to be significant, and explaining the reasons for determining that potentially
significant effects would not be significant.
CEQA Guidelines Section 15063 identifies specific disclosure requirements for inclusion in an Initial
Study. Pursuant to those requirements, an Initial Study shall include:


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



Identification of the environmental setting;



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



Discussion of ways to mitigate significant effects identified, if any;



Examination of whether the project is compatible with existing zoning, plans, and other
applicable land use controls; and



The name(s) of the person(s) who prepared or participated in the preparation of the Initial
Study.

Casa Buena Townhomes
Town of Corte Madera

November 2014
Page–22

Initial Study/Environmental Checklist

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED
The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a "Potentially Significant Impact" or “Less Than Significant with Mitigation
Incorporated” as indicated on the following pages.

Aesthetics

Agricultural and Forestry

Air Quality

Resources
Biological Resources

Cultural Resources

Geology/Soils

Greenhouse Gas Emissions

Hazards and Hazardous

Hydrology/Water Quality

Materials
Land Use/Planning

Mineral Resources

Noise

Population/Housing

Public Services

Recreation

Transportation/Traffic

Utilities/Service Systems

Mandatory Findings of
Significance

DETERMINATION
On the basis of this evaluation:

I find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION will be prepared.
I find that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions in the project have been
made by or agreed to by the project proponent. A MITIGATED NEGATIVE
DECLARATION will be prepared.
find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.
I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2)
has been addressed by mitigation measures based on the earlier analysis as described on
attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze
only the effects that remain to be addressed.
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EVALUATION OF ENVIRONMENTAL IMPACTS
This section evaluates the potential environmental effects of the proposed project using the
environmental checklist from the State CEQA Guidelines as amended. The definitions of the
response column headings include:
A.

“Potentially Significant Impact” is appropriate if there is substantial evidence that an effect
may be significant after the implementation of feasible mitigation measures.

B.

“Less than Significant With Mitigation Incorporated” applies where the incorporation of a
mitigation measure has reduced an effect from “Potentially Significant Impact” to a “Less
Than Significant Impact.”

C.

“Less Than Significant Impact” applies where the project creates no significant impacts, only
Less than Significant Impacts.

D.

“No Impact” applies where the project does not create an impact in that category.
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AESTHETICS

I.

W OULD THE PROJECT:
Less Than
Potentially

Significant with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Have a substantial adverse effect on a scenic
vista?
b. Substantially damage scenic resources, including,
but not limited to trees, rock outcroppings, and
historic building along a State-designated scenic
highway?
c. Substantially degrade the existing visual
character or quality of the site and its
surroundings?
d. Create a new source of substantial light or glare
which would adversely affect day or nighttime
views in the area?

RESPONSES
a.

TO

CHECKLIST QUESTIONS

Have a substantial adverse effect on a scenic vista? Less than Significant Impact.

The views to the proposed project site from US Highway 101 are limited because of the grade
separation between the highway and the project site. The highway is at a higher elevation than the
site and there is existing vegetation that screens the line of sight between the highway and Casa
Buena Drive, thus blocking any direct views to the site from US Highway 101. The proposed
buildings would be visible from the highway, but the view of the buildings would be similar to the
existing apartment structures on either side of the property, and as such, would not substantially
modify the existing viewshed. Further, US Highway 101 in the General Plan area is not a state or
locally designated scenic highway. There are no designated scenic vistas or public view corridors
from other directions in the surrounding area. Potential impacts on scenic vistas associated with the
proposed project are therefore considered less than significant and no mitigation measures are
required.
b.
Substantially damage scenic resources, including, but not limited to trees, rock
outcroppings, and historic building along a State-designated scenic highway? Less than
Significant Impact.
The proposed project is not located on a site with designated or identified scenic resources. U.S.
Highway 101, which bisects Corte Madera, is not designated as a scenic highway in the vicinity of
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Corte Madera or the project site. Implementation of the proposed project would result in an infill
development on a parcel that is located among similar types of land uses in an area that has been
previously zoned for multi-family residential development. The proposed project is not located in
an area with ridgelines, wetlands, hillsides, or historic visual resources. The project site does have
existing trees and vegetation, but as discussed in Section IV (Biological Resources), the trees and
vegetation do not represent a sensitive species or distinct habitats that would require protection. As
shown in the preliminary landscape plan in Figure 5, the proposed project would result in the
planting of new trees and landscaping to replace any trees removed as part of the development. The
existing vegetation is not part of any designated or identified scenic resources associated with the
site or the surrounding area. Furthermore, the project would not impede views of scenic resources
such as ridgelines, wetlands, hillsides, historic visual resources, or scenic trees because views of
these resources currently do not exist from the project site. For this reason the project would not
damage a scenic resource.
c.
Substantially degrade the existing visual character or quality of the site and its
surroundings? Less than Significant.
The proposed project would not substantially degrade the existing visual character or quality of the
site or it surroundings, because the proposed multi-family residential use would be similar to
existing multi-family residential development in the surrounding area.

The project does not

propose significant amounts of grading or landform alterations, incompatible uses, noise walls,
substantial retaining walls, or significant vegetative clearing that could have the effect of changing
the visual character of the project site or the surrounding area.
The proposed project would result in a change in the site appearance from a single family
development to a 16 unit multi-family residential development. The proposed development on the
project site would be consistent with the existing development pattern in the area, which includes
existing multi-family residential development on either side of the proposed project site, as well as
office commercial located to the south along Casa Buena Drive. The aesthetic appearance of the site
would also be consistent with the overall land use development pattern considered in the 2009
General Plan Update, as the project is consistent with the existing zoning and land use designations
established for the site.
As shown in Figure 5, landscaping would include a mix of tree types to provide visual screening
and relief along the property perimeter. Common areas would also have decorative landscaping for
improved aesthetics as well as to reduce impervious areas and to provide for biofiltration of surface
water runoff.
The proposed project includes a request for a concession to include an exception to the existing
height limit of 30 feet. The maximum building height would be 37 feet 6 inches. The increased
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building height being requested would allow for architectural features such as gabled roof lines.
The gabled roof lines would allow for a varied architectural style and would serve to visually soften
the perception of building mass as compared to flat roof designs. Based on the building square
footage, orientation and size of the floor plates being proposed, the only means of meeting the 30foot height limit with the proposed architecture would be with a flat roof. The gabled roof design
would be considered an aesthetic improvement over a flat roof design because flat roofs with a
parapet add to the appearance of bulk of the building.

As noted above, the varied heights of a

gabled roof line serve to reduce the visual appearance of mass and bulk of the building. Cross
sections of the proposed building are shown in Figure 6.
The proposed project is considered an in-fill project because existing development is located in the
areas adjacent to the site. The development of apartment buildings that exceed the 30-foot height
limit to accommodate the architectural elements of a pitched roof do not conflict with the built-out
environment and visual setting of the Town. Additionally, Building A, the closest building to Casa
Buena Drive, would have a setback of greater than 70 feet from the roadway across the entire
frontage of Casa Buena Drive. As such, the proposed buildings would not be prominently located in
an area in which they would be highly visible to people in their cars or other people in the
surrounding community. The additional seven feet, six inches does not permit the project applicant
to build more units or an opportunity to develop a use on the site that is substantially different than
the existing land uses in the surrounding area. The additional height does not result in structures
that would impede views of scenic resources in the surrounding area, because scenic resources such
as ridgelines, mountain tops, wetlands, or historic visual resources are not visible from the project
site or the surrounding area. Further, the additional height would not substantially degrade the
visual character or quality of the site because the additional height is proposed to accommodate a
pitched roof design and would not result in a different or more intense land use than what currently
exists in the area. For the reasons stated above, visual impacts are considered to be less than
significant with the proposed height increase from 30 feet to 37 feet, 6 inches.
The development of any structure within the Town boundaries is subject to Planning Commission
Design Review for consistency with current General Plan policies. In addition to consistency with
the existing General Plan and zoning designations, the design review process evaluates the project’s
compatibility and harmony with existing development, preservation of existing trees and natural
landforms, how the project will create a visually pleasing setting for occupants, quality building
materials and landscaping, and how the landscaping will be maintained over time. For these
reasons, the project would not substantially degrade the existing visual character of the site or its
surrounding area and potential visual impacts are considered less than significant.
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d.
Create a new source of substantial light or glare which would adversely affect day or
nighttime views in the area? Less than Significant with Mitigation Incorporated.
As shown in Figure 5, the proposed project includes trees around the outer perimeter of the
property which would shield sunlight reflections off of windows and restrict the visibility of
nighttime lighting from offsite locations. Night time lighting would be required to comply with the
existing Title 24 (Section 130.2(b)) building code, which requires exterior lighting to be shielded and
pointed away from offsite properties. Proposed lighting fixtures for the proposed project would be
reviewed for consistency by the Town during Design Review and building plan check. The
following mitigation measure is included to ensure that lighting fixtures that meet building codes
specifications are included within the project’s building plans.
MM AES-1: Prior to the issuance of any building permits, the project applicant shall:
Submit to the satisfaction of the Director of Planning and Building, project building
plans that demonstrate that outdoor lighting fixtures meet the requirements of the
California Energy Code (known as Part 6, Title 24 of the California Code of
Regulations).
Therefore, the proposed project would not create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area. Potential impacts are considered less than
significant with the incorporation of Mitigation Measure AES-1.
Cumulative Impacts
The proposed project would be consistent with the land use and development regulations contained
in the Town of Corte Madera General Plan. No other past, present, or reasonably foreseeable
projects within the surrounding area have been identified that would cumulatively create significant
adverse impact with regard to aesthetics or visual resources. While the proposed project plus any
cumulative development would change the appearance of the site,

no adverse impacts are

identified and aesthetic impacts related to the proposed project are not expected to be cumulatively
considerable.

Therefore, no additional adverse cumulative aesthetic impacts would occur and

potential impacts of the proposed project are consistent with those evaluated in the 2009 General
Plan Update EIR.
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II.

AGRICULTURAL AND FORESTRY RESOURCES

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

In determining whether impacts to agricultural
resources are significant environmental effects, lead
agencies may refer to the California Agricultural Land
Evaluation and Site Assessment Model (1997) prepared
by the California Dept. of Conservation as an optional
model to use in assessing impacts on agriculture and
farmland. In determining whether impacts to forest
resources, including timberland, are significant
environmental effects, lead agencies may refer to
information compiled by the California Department of
Forestry and Fire Protection regarding the state’s
inventory of forest land, including the Forest and Range
Assessment Project and the Forest Legacy Assessment
project; and forest carbon measurement methodology
provided in Forest Protocols adopted by the California
Air Resources Board. Would the project:
a. Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural
use?
b. Conflict with existing zoning for agricultural use, or
a Williamson Act contract?
c. Conflict with existing zoning for, or cause rezoning
of, forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Government
Code section 51104(g))?
d. Result in the loss of forest land or conversion of
forest land to non-forest use?
e. Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?
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RESPONSES
a.

TO

CHECKLIST QUESTIONS

Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance

(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-agricultural use? No impact.
The project site is approximately 1.25 acres in size and does not currently support any agricultural
activities. No Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland)
has been mapped on the project site. As such, the proposed project would have no impact on any
Prime Farmland, Unique Farmland, or Farmland of Statewide Importance.

No mitigation is

required.
b.

Conflict with existing zoning for agricultural use, or a Williamson Act contract? No Impact.

A Williamson Act contract is formed between local governments and private landowners for the
purpose of restricting certain parcels of land to agricultural or related open space use. The proposed
project site is not the subject of a Williamson Act contract. The proposed project site is currently
zoned R-2 Low Density Multiple-Dwelling District for residential multifamily on the Town Zoning
Map. Therefore, no conflicts exist in regards to zoning for agricultural use. As such, development of
the proposed project would not conflict with either existing zoning for agricultural use or with lands
under Williamson Act Contract, and therefore no impact would occur. No mitigation is required.
c.

Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public

Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 4526),
or timberland zoned Timberland Production (as defined by Government Code section 51104(g))?
No Impact.
No forest land exists within or adjacent to the proposed project site. As such, there is no existing
zoning for, or a cause for rezoning of, forest land (as defined in Public Resources Code section
12220(g)), timberland (as defined by Public Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Government Code section 51104(g)) on the project site.
Therefore, no impacts to forest land would occur and no mitigation is required.
d.

Result in the loss of forest land or conversion of forest land to non-forest use? No impact.

No forest land occurs within or adjacent to the proposed project site. The proposed project site is
zoned for multi-family residential development. No loss or conversion of forest land to non-forest
use would occur. No mitigation is required.
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e.

Involve other changes in the existing environment which, due to their location or nature,

could result in conversion of Farmland, to non-agricultural use or conversion of forest land to
non-forest use? No Impact.
Development of the proposed project would not result in the conversion of any Farmland to urban
uses. The project site is currently developed with two single family homes (one that is unoccupied)
and miscellaneous out buildings. Given both the nature and location of the proposed project,
conversion of land from Farmland or conversion of forest land to non-forest use would not occur.
No impact would result, and thus, no mitigation is required.

Cumulative Impacts
There are no areas of specially designated farmland, Williamson Act lands, or forest lands within the
project area, and thus no corresponding areas on the project site. Therefore, there are no cumulative
agricultural or forest land impacts and no mitigation is required.
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III.

AIR QUALITY

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

Where available, the significance criteria established by
the applicable air quality management or air pollution
control district may be relied upon to make the
following determinations. Would the project:
a. Conflict with or obstruct implementation of the
applicable air quality plan?
b. Violate any air quality standard or contribute
substantially to an existing or projected air quality
violation?
c. Result in a cumulatively considerable net increase of
any criteria pollutant for which the project region is
non-attainment under an applicable federal or state
ambient air quality standard (including releasing
emissions which exceed quantitative thresholds for
ozone precursors)?
d. Expose sensitive receptors to substantial pollutant
concentrations?
e. Create objectionable odors affecting a substantial
number of people?

RESPONSES

TO

CHECKLIST QUESTIONS

An air quality analysis was prepared for the proposed project. The responses below are based on a
technical memorandum, dated May 30, 2014, prepared by First Carbon Solutions and peer reviewed
by RBF Consulting in June 2014. This technical memorandum is included as Appendix B.
The air quality thresholds used in the analysis are based on the Bay Area Air Quality Management
District (BAAQMD) assessment guidelines. The BAAQMD coordinates the work of government
agencies, businesses, and private citizens to achieve and maintain healthy air quality for the Bay
Area.
The BAAQMD updated their air quality assessment guidelines (Guidelines) in June 2010 to include
new thresholds of significance (2010 Thresholds). The BAAQMD’s Guidelines were further updated
Casa Buena Townhomes
Town of Corte Madera

November 2014
Page–34

Initial Study/Environmental Checklist

in May 2011.

The 2010 Thresholds included new thresholds of significance for construction

emissions, cumulative toxic air contaminant impacts, fine particulate matter concentration increases,
and greenhouse gas emissions. On March 5, 2012, the Alameda County Superior Court issued a
judgment finding that the BAAQMD had failed to comply with CEQA when it adopted the 2010
Thresholds. The Court did not determine whether the 2010 Thresholds were valid on the merits, but
found that the adoption of the 2010 Thresholds was a project under CEQA. The Court issued a writ
of mandate ordering the BAAQMD to set aside the 2010 Thresholds and cease dissemination of them
until they had complied with CEQA.

The BAAQMD appealed the Alameda County Superior

Court’s decision and the case went to the Court of Appeal, First Appellate District. The Court of
Appeals has ruled that the BAAQMD’s adoption of new or revised thresholds of significance is not a
‘project’ under CEQA and, therefore, is not required to comply with CEQA requirements.
After the Alameda County Superior Court’s Decision, the BAAQMD stopped recommending the
2010 Thresholds be used as a generally applicable measure of a project’s significant air quality
impacts. The BAAQMD released a new version of their CEQA Guidelines in May 2012 removing
the 2010 Thresholds. The BAAQMD, however, provided a recommendation that lead agencies
determine appropriate air quality thresholds of significance based on substantial evidence in the
record.4
Based on substantial evidence in the record, the BAAQMD’s 2010 Thresholds were utilized for the
purposes of analyzing potential air quality impacts of the proposed project in this evaluation.5
a.

Conflict with or obstruct implementation of the applicable air quality plan? Less Than

Significant.
The project site is in Marin County, which is located within the San Francisco Bay Area Air Basin
(SFBAAB). The BAAQMD is responsible for assuring that the Federal and California Ambient Air
Quality Standards are attained and maintained in the SFBAAB. The SFBAAB exceeds the state air
quality standards for ozone and particulate matter (PM10 and PM2.5). The area is designated
nonattainment for national 8-hour ozone, and state standards for 1-hour and 24-hour PM10, annual
PM10, and annual PM2.5 (BAAQMD 20136).

Bay Area Air Quality Management District, California Environmental Quality Act Air Quality Guidelines, Updated May 2012.
First Carbon Solutions, Casa Buena Residential Project -Air Quality and Greenhouse Gas Assessment, May 30, 2014.
6
BAAQMD. 2013. Air Quality Standards and Attainment Status. Website: http://hank.baaqmd.gov/pln/air_quality
/ambient_air_quality.htm. Accessed: October 16, 2013.
4
5
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The 2010 Clean Air Plan, the regional air quality management plan for the SFBAAB, accounts for
projections of population growth provided by the Association of Bay Area Governments and vehicle
miles traveled provided by the Metropolitan Transportation Commission, and it identifies strategies
to bring regional emissions into compliance with federal and state air quality standards. BAAQMD
encourages local jurisdictions to include General Plan policies or elements that, when implemented,
would improve air quality. Although air quality elements are not mandated, general plans are
required to be consistent with any air quality policies and programs that exist within that
jurisdiction.
For projects, the determination of a significant cumulative air quality impact should be based on the
consistency of the project with the Bay Area’s most recently adopted Clean Air Plan. A project
would be consistent with the 2010 Clean Air Plan if the project would not exceed the growth
assumptions in the plan. The primary method of determining consistency with the 2010 Clean Air
Plan growth assumptions is consistency with the General Plan land use designations and zoning
ordinance zoning designations for the site. If the General Plan growth forecast was adopted prior to
the adoption of the 2010 Clean Air Plan, then it can be safely assumed that the 2010 Clean Air Plan
incorporates the growth forecast from the General Plan.
The 2009 General Plan Update is consistent with the Clean Air Plan and includes policies and goals
intended to control or reduce air pollution and improve air quality. The proposed project would not
require a General Plan Amendment or zone change. Therefore, the project would comply with the
2009 General Plan Update, and would not generate an increase in population or vehicle miles
traveled above that contained in the 2009 General Plan Update. As such, the proposed project is
consistent with the growth assumptions in the 2010 Clean Air Plan. No conflicts with any air quality
plans have been identified and potential impacts are less than significant.
b.

Violate any air quality standard or contribute substantially to an existing or projected air

quality violation? Less Than Significant with Mitigation Incorporated.
This analysis relates to localized criteria pollutant impacts. Potential localized impacts would be
exceedances of State or federal standards for PM2.5, PM10 or CO. Particulate matter emissions
(PM10) are of concern during construction because of the potential to emit fugitive dust during
earth-disturbing activities.

CO emissions are of concern during project operation because

operational CO hotspots are related to increases in on-road vehicle congestion. Each is discussed
separately below.
Construction Fugitive Dust
During construction (grading), fugitive dust (PM10) would be generated from building demolition,
site grading, and other earth-moving activities. The majority of this fugitive dust will remain
localized and will be deposited near the project site.
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The BAAQMD does not have a quantitative threshold for fugitive dust. The BAAQMD’s Guidelines
recommend that projects determine the significance for fugitive dust through application of Best
Management Practices. The fugitive dust control measures identified in Mitigation Measure AIR-1
include the Best Management Practices from the BAAQMD’s Guidelines to reduce localized dust
impacts to less than significant.
MM AIR-1
For all construction and similar earth disturbing activities,
the applicant shall:


Apply water on all active construction areas at least twice daily and
more often when conditions warrant.



Cover all trucks hauling soil, sand, and other loose materials, or
require all trucks to maintain at least two feet of freeboard.



Pave, apply water three times daily, or apply (non-toxic) soil
stabilizers on all unpaved access roads, parking areas, and staging
areas at construction sites daily as needed to control dust.



Sweep all paved access roads, parking areas, and staging areas at
construction sites and sweep streets daily if visible soil materials are
carried onto adjacent public streets.

Additionally, since the project site is located adjacent to sensitive receptors, the
applicant shall:


Install wheel washers for all exiting trucks, or wash off all trucks and
equipment leaving the site.



Suspend grading activities when winds exceed 25 miles per hour
(mph) and visible dust clouds cannot be prevented from extending
beyond active construction areas.



Limit the area subject to excavation, grading, and other construction
activities at any one time.



Hydroseed or apply non-toxic soil stabilizers to inactive construction
areas.



Enclose, cover, water twice daily, or apply non-toxic soil binders to
exposed stockpiles (dirt, sand, etc.).



Limit traffic speeds on unpaved roads to 15 mph.
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Install sandbags or other erosion control measures to prevent silt
runoff to public roadways.



Replant vegetation in disturbed areas as quickly as possible.



Post at the construction site in a conspicuous location the name and
phone number of a designated dust control coordinator who can
respond to complaints by suspending dust-producing activities or
providing additional personnel or equipment for dust control.

Implementation of Mitigation Measure AIR-1 reduces the project’s construction-generated fugitive
dust impact to less than significant.
Operational CO Hotspot
Localized high levels of CO (CO hotspot) are associated with traffic congestion and idling or slowmoving vehicles. The BAAQMD recommends a screening analysis to determine if a project has the
potential to contribute to a CO hotspot.

The screening criteria identify when site-specific CO

dispersion modeling is necessary. Based on the screening criteria, a project would not require site
specific CO dispersion modeling, and would result in a less than significant impact to air quality for
local CO if the following circumstances are met:
• The project is consistent with an applicable congestion management program established
by the county congestion management agency for designated roads or highways, regional
transportation plan, and local congestion management agency plans; or
• The project traffic would not increase traffic volumes at affected intersections to more than
44,000 vehicles per hour; or
• The project traffic would not increase traffic volumes at affected intersections to more than
24,000 vehicles per hour where vertical and/or horizontal mixing is substantially limited
(e.g., tunnel, parking garage, bridge underpass, natural or urban street canyon, below-grade
roadway).
With regard to the proposed project, the adjacent roadways are not located in an area where vertical
and/or horizontal mixing (of air), or the free movement of the air mass, is substantially limited by
physical barriers such as bridge overpasses or urban or natural canyon walls.

Therefore, the

proposed project would not result in any impact related to these criteria.
As discussed in Section XVI (Transportation/Traffic), the project generates up to 10 peak hour trips
and does not contribute to a decrease in the level of service at any intersection.
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Proposed project operations would not generate or substantially contribute to a CO hotspot based
on the small number of traffic trips generated by the project and the low traffic volumes on the
surrounding roadways.

Traffic generated from the proposed project does not exceed any of the

BAAQMD screening criteria listed above and therefore would not result in a significant impact
relating to violation of any air quality standard.
c.

Result in a cumulatively considerable net increase of any criteria pollutant for which the

project region is non-attainment under an applicable federal or state ambient air quality standard
(including releasing emissions which exceed quantitative thresholds for ozone precursors)? Less
Than Significant.
The non-attainment regional pollutants of concern are ozone, PM10, and PM2.5. Ozone is not
emitted directly into the air, but is a regional pollutant formed by a photochemical reaction in the
atmosphere. Ozone precursors, ROG and NOx, react in the atmosphere in the presence of sunlight
to form ozone. Therefore, the BAAQMD does not have a recommended ozone threshold, but has
regional thresholds of significance for ROG and NOx.

Construction and operational regional

emissions are discussed separately below.
Construction Emissions
Construction activities generated by the proposed project would result in regional air pollutant
emissions from equipment exhaust and worker trips to the project site. The BAAQMD’s 2011
Guidelines provide guidance and screening criteria for determining if a project could potentially
result in significant air quality impacts. The screening method is used to indicate whether a project’s
construction-related air pollutants or precursors could potentially exceed the BAAQMD’s thresholds
of significance. The construction of the proposed project would result in a less than significant
impact to air quality if the following screening criteria are met:
1. The project is below the applicable screening level size shown in Table 1, below.
2. All Basic Construction Mitigation Measures (included in Mitigation Measure AIR-1) would be
included in the project design and implemented during construction.
3. Construction-related activities would not include any of the following:
a) Demolition activities inconsistent with District Regulation 11, Rule 2: Asbestos Demolition,
Renovation and Manufacturing (See discussion III (d) below);
b) Simultaneous occurrence of more than two construction phases (e.g., paving and building
construction would occur simultaneously);
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c) Simultaneous construction of more than one land use type (e.g., project would develop
residential and commercial uses on the same site) (not applicable to high density infill
development);
d) Extensive site preparation (i.e., greater than default assumptions used by the Urban Land
Use Emissions Model [URBEMIS] or California Emissions Estimator Model [CalEEMod] for
grading, cut/fill, or earth movement); or
e) Extensive material transport (e.g., greater than 10,000 cubic yards of soil import/export)
requiring a considerable amount of haul truck activity.
The construction criteria pollutant screening levels relevant to the project are provided in Table 1,
below. As shown in Table 1, the project would be under the BAAQMD’s construction criteria
pollutant screening level. The project would construct 16 dwelling units, and the BAAQMD’s
construction screening size is 240 dwelling units for the comparable land use, therefore potential
impacts are less than significant.
Table 1: Construction Criteria Air Pollutants and Precursors Screening Level

Land Use Type

Apartment, low-rise

Construction Criteria
Pollutant Screening Size

Project Size

240 du (ROG)

16 du

Project Percent of
Screening Size

6.7%

Notes:
du = dwelling units
ROG = reactive organic gases
Source: BAAQMD 2011 Guidelines, First Carbon Solutions, 2014

Operational Emissions
Long-term regional air pollutant emissions would result from the vehicle emissions and stationary
sources (such as heating and cooling devices and generators). The BAAQMD’s 2011 Guidelines
provides guidance and screening criteria for determining if a project could potentially result in
significant air quality impacts. The operational criteria pollutant screening levels relevant to the
project are provided in Table 2. As shown in Table 2, the project would be less than the BAAQMD’s
operational criteria pollutant screening size. The project would construct 16 dwelling units, and the
BAAQMD’s operational screening size is 451 dwelling units for the comparable land use. As such,
additional emissions analysis for operational regional criteria pollutants is not warranted, and
project operations would generate a less than significant impact.
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Table 2: Operational Criteria Air Pollutants and Precursors Level

Land Use Type

Operational Criteria
Pollutant Screening Size

Project Size

Project Percent of
Screening Size

Apartment, low-rise

451 du (ROG)

16 du

3.5%

Notes:
du = dwelling units
ROG = reactive organic gases
Source: BAAQMD 2011 Guidelines, First Carbon Solutions, 2014

d.

Expose sensitive receptors to substantial pollutant concentrations? Less Than Significant

with Mitigation Incorporated.
This discussion addresses whether the proposed project would expose sensitive receptors to
asbestos from demolition, construction-generated fugitive dust (PM10), construction-generated
diesel particulate matter (DPM), operational related toxic air contaminants (TACs), or operational
CO hotspots.
A sensitive receptor is defined as the following (from BAAQMD 2011): “Facilities or land uses that
include members of the population that are particularly sensitive to the effects of air pollutants, such
as children, the elderly, and people with illnesses. Examples include schools, hospitals and
residential areas.” There are existing residential uses adjacent to the project site. Sensitive receptors
are located in apartment complexes approximately 42 feet to the north, and 30 feet south of the
project site’s boundary. In addition, the project would construct residential dwellings, which are
considered locations of sensitive receptors.
Asbestos
Asbestos-Containing Materials
Demolition of the facilities may result in exposure to asbestos-containing materials. Demolition of
existing buildings and structures are subject to BAAQMD Regulation 11, Rule 2 (Asbestos
Demolition, Renovation, and Manufacturing).
BAAQMD Regulation 11, Rule 2 is intended to limit asbestos emissions from demolition or
renovation of structures and the associated disturbance of asbestos-containing waste material
generated or handled during these activities. The rule addresses the national emissions standards
for asbestos along with some additional requirements. The rule requires the lead agency and its
contractors to notify BAAQMD of any regulated renovation or demolition activity. This notification
includes a description of structures and methods utilized to determine whether asbestos-containing
materials are potentially present.

All asbestos-containing material found on the site must be

removed prior to demolition or renovation activity in accordance with BAAQMD Regulation 11,
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Rule 2, including specific requirements for surveying, notification, removal, and disposal of material
containing asbestos. To ensure compliance with BAAQMD requirements, the following mitigation
measure is required.
MM AIR-2, Prior to the issuance of any permits authorizing the demolition of
existing structures on the project site, the applicant shall provide to the satisfaction of
the Town of Corte Madera Planning Director:
Written documentation from the Bay Area Air Quality Management District
(BAAQMD) that the required actions have been satisfied to ensure compliance with
BAAQMD

Regulation,

Rule

2

(Asbestos

Demolition,

Renovation,

and

Manufacturing).
Incorporation of Mitigation Measure AIR-2, ensures the project would comply with demolition
notification, asbestos-containing material identification, removal and disposal requirements.
Therefore, the project would result in a less than significant impact for exposing sensitive receptors
to asbestos containing material from building demolition.
Naturally Occurring Asbestos
The California Department of Conservation, Division of Mines and Geology (DMG) has a published
guide for generally identifying areas that are likely to contain naturally occurring asbestos (NOA).
The DMG map indicates that there are areas within Marin County likely to contain NOA
approximately 1 mile southeast of the project site. Specifically, NOA may occur at Ring Mountain.
Therefore, disturbance of NOA during project construction may cause a concern for the project.
BAAQMD enforces ARB’s Airborne Toxic Control Measures (ATCM) which regulates NOA
emissions from grading, quarrying, and surface mining operations at sites which contain ultramafic
rock. The provisions that cover these operations are found specifically in the California Code of
Regulations, Section 93105. The ATCM for Construction, Grading, Quarrying and Surface Mining
Operations was signed into State law on July 22, 2002, and became effective in the SFBAAB on
November 19, 2002. The purpose of this regulation is to reduce public exposure to NOA from
construction and mining activities that emit or re-suspend dust which may contain NOA.
The ATCM requires regulated operations engaged in road construction and maintenance activities,
construction and grading operations, and quarrying and surface mining operations in areas where
NOA is likely to be found, to employ the best available dust mitigation measures to reduce and
control dust emissions. Implementation of Mitigation Measure AIR-1 would help reduce any dust
emissions and therefore would reduce impacts to less than significant.
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Construction Fugitive Dust
During construction (grading), fugitive dust (PM10) is generated. As detailed in Response III.a
above, the potential impacts from fugitive dust associated with project construction would result in
a less than significant impact with the incorporation of Mitigation Measure AIR-1. Therefore, the
project would not expose adjacent receptors to significant risks from construction dust.
Construction Diesel Particulate Matter
As discussed in the BAAQMD Guidelines construction activity using diesel-powered equipment
emits diesel particulate matter (DPM), a known carcinogen. A 10-year research program (ARB 1998)
demonstrated that DPM from diesel-fueled engines is a human carcinogen and that chronic (longterm) inhalation exposure to DPM poses a chronic health risk.

Moreover, the current

methodological protocols required by ARB when studying the health risk posed by DPM assume the
following: (1) 24- hour constant exposure; (2) 350 days a year; (3) for a continuous period lasting 70
years.
The majority of heavy diesel equipment usage would occur during the grading phase of
construction, which would occur over a brief duration. Nearby residences adjacent to the project
site would be exposed to construction contaminants only for the duration of construction. This brief
exposure period would substantially limit exposure to hazardous emissions.

In addition,

construction-emitted pollutants would rapidly disperse from the project site. The brief exposure
period presented by the project is substantially less than the exposure period typically assumed for
health risk analysis, as provided above. Therefore, the project would result in a less than significant
impact from exposure to construction-generated DPM.
Operational Toxic Air Contaminants
The project would result in the construction of a sensitive receptor land use. The project is not a
land use known to generate toxic air contaminants (TACs) in substantial quantities; therefore, risks
to adjacent sensitive receptors from the project would be less than significant. This impact analysis
focuses on the potential impacts to on-site residents from nearby sources of TACs. The BAAQMD
provides three tools for use in screening potential sources of TACs. These tools are:


Surface Street Screening Tables. The BAAQMD pre-calculated potential cancer risk and
PM2.5 concentration increases for each county within their jurisdiction. The look-up tables
are used for roadways that meet the BAAQMD’s ‘major roadway’ criteria of 10,000 vehicles
or 1,000 trucks per day. Risks are assessed by roadway volume, roadway direction, and
distance to sensitive receptor.
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Freeway Screening Analysis Tool. The BAAQMD prepared a Google Earth file that contains
pre-estimated cancer risk, hazard index, and PM2.5 concentration increases for highways
within the Bay Area. Risks are provided by roadway link and are estimated based on
elevation and distance to the sensitive receptor.



Stationary Source Risk and Hazard Screening Tool. The BAAQMD prepared a Google
Earth file that contains the locations of all stationary sources within the Bay Area that have
BAAQMD permits. For each emissions source, the BAAQMD provides conservative cancer
risk and PM2.5 concentration increase values.

The BAAQMD recommends the use of these three tools in a screening process to identify whether
further environmental review of potential TAC or PM2.5 concentration risk for a project is
warranted. Specifically, emissions sources within 1,000 feet of the project boundary should be
evaluated. The area within 1,000 feet of the project boundary is the study area.
For project-level analysis, BAAQMD specifies both individual and cumulative-level thresholds of
significance for risks and hazards. The BAAQMD’s individual cancer risk threshold of significance
is 10-in-a-million, and the cumulative risk threshold is 100-in-a-million.

For projects that are

considered new sources of TACs or PM2.5 (such as stationary sources, industrial sources, or
roadway projects), it is generally appropriate to use both the project-level and cumulative-level
thresholds because the project-level threshold identifies said project’s individual contribution to risk,
while the cumulative threshold assesses said project’s cumulative contribution to risk. However, for
projects that consist of new receptors, it is generally appropriate to only use the cumulative-level
threshold because the project itself is not a source of TACS and, thus, the individual project-level
threshold is not relevant. The cumulative risk threshold accounts for all potential sources of TACs
and PM2.5 in proximity to new receptors. Because the project is a residential development and is
not considered a source of TACs, this analysis is focused to the cumulative impact of nearby sources
of TACs to the project.
The project site is located near U.S. Highway 101 (U.S. Route 101), which is located 78 feet to the
east. There are no other major roadways within the study area which meet the BAAQMD’s ‘major
roadway’ criteria of 10,000 vehicles or 1,000 trucks per day. No stationary sources were identified
within the study area.
Risks from U.S. Highway 101 are provided in the BAAQMD’s Highway Screening Analysis Tool.
Table 3 shows the cancer risk, chronic hazard index, and annual PM2.5 concentration from Route
101 at the closest receptor along the property boundary. As seen in the Table 3, the project would
not expose residents to significant risk from adjacent roadways.
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Table 3: Risk Screening Analysis
Lifetime Excess Cancer
Risk (in a million)

Chronic Hazard
Index

PM2.5 Concentration
2
(µg/m )

United States Route 101

26.19

0.027

0.266

Total Risk From All Local
Sources

26.19

0.027

0.266

Threshold

100

10

0.8

Exceeds Threshold?

No

No

No

Roadway

Source: BAAQMD 2011, First Carbon Solutions, 2014

Operational CO Hotspot
Traffic congestion and idling or slow-moving vehicles could create a potential CO hotspot. As
discussed in Response (b) above, the project would generate a less than significant impact for
operational CO. Therefore, the project would not expose receptors to substantial CO concentrations.
Therefore, in regard to the project exposing sensitive receptors to substantial pollutant
concentrations, the project would not expose workers or adjacent receptors to significant risk from
asbestos from demolition or earth disturbance after compliance with required regulatory controls.
The project would not expose receptors to a significant quantity of construction dust after
incorporation of Mitigation Measure AIR-1. The project would not expose adjacent receptors to
significant risks from construction-generated diesel particulate matter, or onsite receptors to
significant risks from adjacent sources of TACs. Finally, the project would not expose receptors to
a CO hotspot. Therefore, the project would not expose sensitive receptors to substantial pollutant
concentrations after incorporation of Mitigation Measure AIR-1.
e.

Create objectionable odors affecting a substantial number of people? Less Than

Significant.
Two circumstances have the potential to cause odor impacts:


A source of odors is proposed to be located near existing or planned sensitive receptors, or



A sensitive receptor land use is proposed near an existing or planned source of odor.

The BAAQMD recommends the use of screening criteria to determine when a detailed odor
impact is warranted. The screening criteria is based on distance between types of sources known
to generate odor and the receptor. For projects within the screening distances, the BAAQMD uses
the following threshold for project operations:
An odor source with five (5) or more confirmed complaints per year
averaged over three years is considered to have a significant impact on
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receptors within the screening distance shown in the Bay Area Air Quality
Management District’s guidance, Table 3-3.
A review of the BAAQMD’s screening guidance shows the project is not a typical source of
objectionable odors. In addition, the project site is not located within the recommended screening
distances of any typical sources of objectionable odors, which typically include agricultural
operations (e.g., dairies, feedlots, etc.), landfills, wastewater treatment plants, refineries, and other
types of industrial land uses. Therefore, the project would generate a less than significant odor
impact during project operations.
During construction and grading, diesel powered vehicles and equipment used on the site could
create localized odors, but these would be temporary in nature and would quickly dissipate7.
Construction activities are considered temporary because activities are limited to the hours of 7:00
am to 5:00 pm on weekdays and 10:00 am to 5:00 pm on weekends (Town Code Section
9.36.030(c)). Additionally, the use of heavy construction equipment will be reduced as the
construction process progresses and will cease upon completion of project construction. As such,
construction-period and operation-period odor impacts would be considered less than significant.
Cumulative Impacts
Project related cumulative air quality impacts are discussed in Response III.C above. The 2009
General Plan Update EIR identified impacts from ozone and particulate matter generated as a result
of the implementation of the 2009 General Plan Update would result in cumulatively considerable
impacts. While the proposed project would not individually exceed the BAAQMD thresholds, it
would contribute to these overall emissions. Mitigation from the previously certified EIR prepared
for the General Plan Update would be applicable to the proposed project and would incrementally
reduce the severity of the impact. Implementation of Mitigation Measure Air-1 would reduce the
severity of this impact as related to the proposed project to a less than significant level.
The proposed project is consistent with the land use designation and development density
established by the existing zoning, and 2009 General Plan Update policies identified in the 2009
General Plan Update EIR. No new impacts (not previously contemplated by the General Plan EIR
air quality analysis) that are specific to the project site have been identified. Therefore, potential air
quality impacts are considered less than cumulatively considerable.

7

Casa Buena Residential Project – Air Quality and Greenhouse Gas Assessment, First Carbon Solutions, October 2013.
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IV.

BIOLOGICAL RESOURCES

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?
b. Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies,
regulations or by the California Department of Fish
and Game or US Fish and Wildlife Service?
c. Have a substantial adverse effect on federally
protected wetlands as defined by Section 404 of the
Clean Water Act (including, but not limited to,
marsh, vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption, or other
means?
d. Interfere substantially with the movement of any
native resident or migratory fish or wildlife species
or with established native resident or migratory
wildlife corridors, or impede the use of native
wildlife nursery sites?
e. Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?
f. Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional,
or state habitat conservation plan?

RESPONSES

TO

CHECKLIST QUESTIONS

Potential impacts to biological resources due to implementation of the proposed project are based
primarily on data contained within the site specific Biological Resources Evaluation, dated May 30,
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2014, prepared by First Carbon Solutions and peer reviewed by Kimley-Horn Associates in June
2014. The Biological Resources Evaluation is included as Appendix B.
The project site consists of urban and disturbed land that has been developed with two single‐family
residences and miscellaneous out buildings. Site vegetation found in landscaped and disturbed
areas is largely non‐native and includes species such as wild oats (Avena barata), and ripgut brome
(Bromus diandrus).

Trees onsite include Coast Live Oak (Quercus agrifolia), English walnut

(Juglans regia), California box elder (Acer negundo var. californicum), and Hawthorn species
(Crataegus spp.). No critical habitat for any federally listed species occurs within the project site
(USFWS 2013b).
a)

Have a substantial adverse effect, either directly or through habitat modifications, on any

species identified as a candidate, sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of Fish and Game or U.S. Fish and
Wildlife Service? Less Than Significant with Mitigation Incorporated.
To evaluate the potential for the proposed project to have a substantial adverse effect on species
identified as a candidate, sensitive, or special status species, a list of species of special concern with
the potential to occur in the project area was identified based on listing in the following information
resources:




California Natural Diversity Database (CNDDB)
USFWS Database
California Native Plant Society (CNPS) Ranking

The research identified special‐status plant and wildlife species that could occur in the habitats
found within the site boundaries. However, based on a follow-up physical site survey, it was
determined that most of the plant and several of the animal species identified in the database search
require a specific habitat microclimate or other conditions that were found not to occur within the
site. The project’s biological resources report did not identify any of the threatened, endangered, or
sensitive species identified in Table 4.9-2 (page 4.9-38) in the 2009 General Plan Update EIR.
Plants
The project site supports two habitat types, consisting of ruderal/disturbed dominated by non‐native
grasses. The ruderal habitat is characterized by weedy grasses and forbs species such as wild oat,
barley, rip gut brome and ryegrass. The entirety of the ruderal habitat onsite are mowed on a
regular basis.
Because of the highly disturbed nature and lack of suitable habitat, no special‐status plant species
have the potential to occur within the project site and none were identified in the biological
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resources survey conducted for the site; therefore, no special‐status plant species would be impacted
by the proposed project.
Wildlife
The project site generally lacks vegetation or prey opportunities for special‐status wildlife species.
Common mammals that might be expected to occur in this habitat include western gray squirrel,
black‐tailed deer, black‐tailed jackrabbit, striped skunk, and opossum. Reptiles such as the gopher
snake and common garter snake may be present.
With respect to special‐status wildlife, the biological assessment of the project site included a review
of the California Natural Diversity Data Base (CNDDB) prepared by the California Department of
Fish and Wildlife. The CNDDB revealed special‐status species have been previously documented
within the project vicinity. Despite occurrences of these species within the vicinity of the site, a
follow-up physical field survey of the site by a qualified biologist determined that suitable habitat
does not occur on the site to support these species because of past development activities on the
project site and in the surrounding area. Based on this information and the highly urbanized nature
of the project site and surrounding area, it is concluded that no special‐status wildlife species have
the potential to occur within the project site; therefore, no special‐status wildlife species would be
impacted by the proposed project.
Although the project site does not provide foraging opportunities for birds (lack of vegetation and
prey items), several trees occur within and adjacent to the project area that could provide nesting
habitat for birds protected by the Migratory Bird Treaty Act (MBTA).
Implementation of Mitigation Measure BIO‐1 (extracted from the Biological Resources Report in
Appendix B) would ensure that potential impacts on nesting birds and bird habitat would be
reduced to levels of less than significant.
MM BIO‐1

Pre‐Construction Nesting Bird Surveys.

1. To prevent impacts to Migratory Bird Treaty Act‐protected birds and their
nests, removal of trees will be limited to only those necessary to construct the
proposed project.
2. For trees that must be removed to construct the proposed project, the applicant
will target the removal of trees to occur outside the nesting season between
September 1st and February 28th. If trees cannot be removed outside the
nesting season, pre‐construction surveys will be conducted prior to tree removal
to verify the absence of active raptor nests within 76 meters (250 feet) of
construction activities.
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3. If construction or tree removal is proposed during the breeding/nesting season
for local avian species (typically March 1st through August 31st), a focused
survey for active nests of raptors and migratory birds within and in the vicinity of
(no less than 76 meters (250 feet) outside the project boundaries), the project site
shall be conducted by a qualified biologist. Two surveys will be conducted, at
least 1 week apart, with the second survey occurring no more than two days
prior to tree removal. If no active nests are found, tree removal or construction
activities may proceed.
4. If an active nest is located during pre‐construction surveys, United States Fish
and Wildlife Service and/or California Department of Fish and Wildlife (as
appropriate) shall be notified regarding the status of the nest. Furthermore,
construction activities shall be restricted as necessary to avoid disturbance of the
nest until it is abandoned or the biologist deems disturbance potential to be
minimal. Restrictions may include establishment of exclusion zones (no ingress
of personnel or equipment at a minimum radius of 30 meters (100 feet) around
an active raptor nest and a 15‐meter (50‐foot) radius around an active migratory
bird nest) or alteration of the construction schedule.
5. No action is necessary if active nests are not found or if construction will occur
during the non‐breeding season (generally September 1st through February
28th).
While no sensitive bird species or habitats have been identified onsite, this mitigation measure is
included as a means by which to protect nesting birds and ensure there are no conflicts with the
Migratory Bird Treaty Act. Therefore, potential impacts are considered less than significant with
mitigation incorporated.

b)

Have a substantial adverse effect on any riparian habitat or other sensitive natural

community identified in local or regional plans, policies, regulations or by the California
Department of Fish and Wildlife or US Fish and Wildlife Service? No Impact.
The project site is located on land that is disturbed and highly urbanized. Although a drainage
course is located offsite of the property adjacent to the project site and has some species that are
associated with riparian habitat such as California box elder (Acer negundo var. californicum) and
willow (Salix spp.), the drainage does not constitute a riparian habitat because it does not have other
riparian components (e.g., hydric soils) associated with the drainage. The drainage starts from just
north of the property and terminates into a culvert within the adjacent property. The drainage
shows very little sign of bed and bank or evidence of scour (other indicators used for delineating
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wetlands). Because the project lacks riparian habitat, improvements on the proposed project would
not result in adverse effects on any riparian habitat or other sensitive natural community identified
in local or regional plans, policies, or regulations or by CDFW or USFWS. No mitigation is required.
c)

Have a substantial adverse effect on federally protected wetlands as defined by Section 404

of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological interruption, or other means? No Impact.
Suspected wetland features were field checked on the project site by a qualified biologist. The onsite
evaluation included sampling (digging test pits) for the presence of wetland vegetation, soils, and
hydrology. Field data from the wetland evaluation were recorded on the worksheets included in
Appendix B. Based on the absence of wetland features such as hydric soils, a necessary component
of protected wetlands habitat, wetlands or jurisdictional waters do not exist on or near the project
site. Therefore, the project would not remove, fill, or hydrologically interrupt federally protected
wetlands and no impact would occur.
d)

Interfere substantially with the movement of any native resident or migratory fish or

wildlife species or with established native resident or migratory wildlife corridors, or impede the
use of native wildlife nursery sites? Less Than Significant.
The highly urbanized project area is located on Casa Buena Drive and near Highway 101. With the
exception of trees that are located within and adjacent to the project site, the site would not be
considered an optimal corridor for wildlife movement. The project site is situated in a residential
area surrounded by urban development and is not considered to be within a wildlife corridor.
Urban and wild, native and non‐native wildlife such as western gray squirrel, black‐tailed deer,
black‐tailed jackrabbit, striped skunk and opossum, may be expected to range through the region;
however the project site does not support native wildlife movement in the area. As discussed above,
the project may have adverse effects on nesting birds; however, potentially significant impacts on
nesting birds are reduced through the implementation of Mitigation Measure BIO-1. The project site
is not a native wildlife nursery site because the project site does not grow native plants that are sold
or distributed for planting in other areas. The project would not impede the use of any wildlife
nursery sites because no wildlife nursery sites are located on the adjacent properties or in the
surrounding vicinity. There is limited potential for the project to interfere with wildlife species
movement or with established wildlife corridors or nursery sites; therefore, the impact is less than
significant and no mitigation is required.
e)

Conflict with any local policies or ordinances protecting biological resources, such as a tree

preservation policy or ordinance? Less Than Significant.
An arborist survey that was conducted in October 2013 identified trees within the project site that
qualify as protected trees under the Town of Corte Madera Municipal Code. A Tree Protection Plan
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was submitted with the project application. The Tree Protection Plan identifies the location of the
trees, specifies which trees would be preserved or removed, and identifies the general condition of
each tree. The project site has 40 trees on site. Of the 40 trees onsite, 26 trees are proposed to be
removed during construction. Of the 26 trees to be removed, the general condition of the trees is
described as follows:


9 trees are identified in fair or fair to good condition,



14 trees are identified in good or good to excellent condition;



1 tree is identified in excellent condition;



1 tree is identified in poor condition; and,



1 tree is identified in dying condition.

Of the 26 trees that would be removed, 15 trees are considered protected trees based on their trunk
size (fifty inches or greater or multi-stemmed trees having an aggregate circumference of one
hundred twenty inches, measured four and one-half feet above the ground).8 One tree, a blue gum
eucalyptus tree, is not a protected tree (despite its circumference) because it is not considered a
desirable species per the Town’s Municipal Code, Section 15.50.020(27). The proposed preliminary
landscape plan shows that approximately 80-84 trees would be planted as part of the proposed
project.
The project application includes a request for a Tree permit for the removal of protected trees as
required under Section 15.50.040 of the Town’s Municipal Code. No other biological resources
requiring protection have been identified on the site during site surveys by a qualified biologist9. As
such, with the request for a tree removal permit and subsequent replanting at an approximate ratio
of approximately 3.2:1, the project would not conflict with any local ordinances protecting biological
resources such as the Town’s Tree Permit requirements. Potential impacts are considered less than
significant.
f)

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community

Conservation Plan, or other approved local, regional, or state habitat conservation plan? No
Impact.

8
9

Corte Madera Municipal Code, Section 15.50.050 (1).
Biological Resources Evaluation, First Carbon Solutions, October 2013
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The project site is within the boundaries of the Recovery Plan for Serpentine Soil Species of the San
Francisco Bay Region (USFWS 1998). The proposed project does not have suitable habitat and does
not have the potential to conflict with the Recovery Plan of species covered within the Plan (e.g.,
Tiburon mariposa lily, Tiburon Indian paintbrush, Presidio clarkia, Marin western flax, Marin blind
harvestman, and Bay checkerspot butterfly). As such, potential conflicts with the Recovery Plan for
Serpentine Soil Species of the San Francisco Bay Region are less than significant.
The Town of Corte Madera is within the jurisdictional boundaries of the San Francisco Bay Plan
(SFBP). The San Francisco Bay Conservation and Development Commission’s (BCDC) jurisdiction
includes but is not limited to the open water, marshes, and mudflats of greater San Francisco Bay,
the first 100 feet inland from the shoreline around San Francisco Bay, and portions of most creeks,
rivers, sloughs and other tributaries that flow into San Francisco Bay. Some of the responsibilities of
the Commission include regulating all filling and dredging in San Francisco Bay and regulating new
development within the first 100 feet inland from the Bay to ensure that maximum feasible public
access to the Bay is provided. The project site is located outside of the jurisdiction of the BCDC and
the SFBP. Therefore, the proposed project would result in no impact related to conflicts with an
adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other approved
local, regional, or state habitat conservation plan. No mitigation is required.
Cumulative Impacts
The project would result in modification of approximately 1.23 acres of potential nesting habitat to a
variety of bird species. However, the current condition of the nesting habitat at the project site is
considered poor due to the high level of human activity. There is potential for nesting birds to occur
onsite. However, with the implementation of mitigation measure MM BIO‐1, the proposed project
impacts and cumulative impacts are considered less than significant.
Future individual projects within the Town affecting biological resources would be subject to
technical review and would be required to comply with applicable requirements associated with
protecting biological resources. No sensitive plant or animal species were observed on the proposed
project site. Additionally, the project site does not have habitat conditions in which sensitive plant
or animal species would occur. The proposed project’s contribution to impacts on biological
resources in combination with other past and future projects would be less than cumulatively
considerable. The proposed project, along with all other related cumulative projects, would be
required to comply with all standard regulatory requirements. Thus, the proposed project plus
related cumulative projects would result in less than significant cumulative impacts to biological
resources. Therefore, the proposed project would not have a cumulatively considerable impact on
biological resources.
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V.

CULTURAL RESOURCES

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Cause a substantial adverse change in the significance
of a historical resource as defined in § 15064.5?
b. Cause a substantial adverse change in the significance
of an archaeological resource pursuant to § 15064.5?
c. Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?
d. Disturb any human remains, including those interred
outside of formal cemeteries?

RESPONSES
a.

TO

CHECKLIST QUESTIONS

Cause a substantial adverse change in the significance of a historical resource as defined in

§ 15064.5? Less Than Significant Impact.
A records search for the project site was conducted by the California Historical Resources
Information System (CHRIS) at the Northwest Information Center at Sonoma State University. The
proposed project site does not contain any sites that are listed on National Register or California
Register, are State Landmarks, or are California Points of Interest. However, the structures onsite
meet the California Office of Historic Preservation’s minimum age standard of 50 years. The
minimum age standard of 50 years is used as buildings older than 50 years have an increased
potential to be eligible for listing the California Register of Historical Resources. Eligibility for listing
on this register is generally the result of meeting one of the following criteria10:
 A site or structure that is associated with a significant contribution to California History or
cultural heritage;
 Associated with the lives of persons important to our past,

10

From CEQA Guidelines Section 15064.5(3)
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 Embodies the distinctive characteristics of a type, period, region, or method of construction, or
represents the work of an important creative individual, or possess high artistic values; or
 Has yielded or may be likely to yield, information important in prehistory or history.
Therefore, the following mitigation measure is required:
MM CULT-1: Prior to issuance of a grading permit or approval of improvement plans, the
onsite structures shall be assessed by a qualified professional familiar with the architecture
and history of Marin County. If the historical assessment of the structures determines that
historical documentation is needed, then preservation measures consistent with the Secretary
of the Interior Standards and Guidelines for Preservation Planning and the Standards and
Guidelines for Identification shall be incorporated into the project plans and submitted to the
satisfaction of the Town Planning Director.
Potential impacts on historical structures are considered less than significant with the inclusion of
Mitigation Measure Cult-1. This mitigation measure would require that the existing buildings be
evaluated prior to project construction and any required preservation measures or documentation
would be incorporated into the project in a manner that is consistent with Secretary of the Interior
Standards and Guidelines for Preservation Planning and the Standards and Guidelines for
Identification. If no significant historical structures exist onsite, then the assessment of the structures
by a qualified professional will provide that documentation to the Town. Therefore, the
implementation of mitigation measure CULT-1 would reduce potential impacts to less than
significant.
b.

Cause a substantial adverse change in the significance of an archaeological resource

pursuant to § 15064.5? Less Than Significant Impact with Mitigation Incorporated.
No known cultural resources have been identified at the project site. However, the record search
prepared by the CHRIS Northwest Information Center, noted that subsurface archaeological
resources could be discovered during construction. The proposed project has the potential to impact
unknown archaeological resources because grading activities may result in the discovery of
unknown cultural resources that are buried beneath the ground surface. To reduce this potentially
significant impact to a less than significant level, all construction related impacts of soil shall be
monitored in accordance with Mitigation Measure CULT-2:
MM CULT-2 If any prehistoric or historic subsurface cultural resources are discovered
during ground-disturbing activities, all work within 50 feet of the resources shall be halted
and a qualified archaeologist shall be consulted to assess the significance of the find
according to CEQA Guidelines Section 15064.5. If any find is determined to be significant,
representatives from the Town and the archaeologist shall meet to determine the appropriate
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avoidance measures or other appropriate mitigation. All significant cultural materials
recovered shall be, as necessary and at the discretion of the consulting archaeologist, subject
to scientific analysis, professional museum curation, and documentation according to
current professional standards. In considering any suggested mitigation proposed by the
consulting archaeologist to mitigate impacts to historical resources or unique archaeological
resources, the Town shall determine whether avoidance is necessary and feasible in light of
factors such as the nature of the find, project design, costs, and other considerations.
If avoidance is infeasible, other appropriate measures (e.g. data recovery) shall be
instituted. Work may proceed on other parts of the project site while mitigation for
historical resources or unique archaeological resources is being carried out.
Mitigation Measure CULT-2 is included in this analysis because it was recommended by Northwest
Information Center. No sensitive historical or archaeological resources have been identified onsite,
however, this mitigation measure is included as a way to protect unknown cultural resources that
could be buried underneath the ground surface and would not be discovered until grading activities
commenced for the proposed project. If no cultural resources are found during construction, none
of the actions described in CULT-2 are required.
c.

Directly or indirectly destroy a unique paleontological resource or site or unique geologic

feature? Less Than Significant Impact with Mitigation Incorporated.
Paleontological resources within the Town boundaries were reviewed as part of the 2009 General
Plan Update EIR based upon a search of the University of California Museum of Paleontology
collections database.

The search did not identify any paleontological resources or geologic

conditions that would contain paleontological resources within the Town’s General Plan area,
including the project site.

However, there is still a potential to uncover previously unknown

paleontological resources that are buried beneath the ground surface during grading activities,
particularly excavation. Impacts on significant paleontological resources are considered potentially
significant and mitigation is required. The following mitigation measure would be required as a
condition of approval for the proposed project.

MM-CULT 3 Should any potentially unique paleontological resources (fossils) be
encountered during development activities, work shall be halted immediately within 50
feet of the discovery, the Town of Corte Madera Planning Department shall be
immediately notified, and a qualified paleontologist shall be retained to determine the
significance of the discovery. Based on the significance of the discovery, the qualified
paleontologist shall present options to the Town for protecting the resources.
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Appropriate action may include avoidance, preservation in place, excavation, documentation,
and/or data recovery, and shall always include preparation of a written report documenting
the find and describing steps taken to evaluate and protect significant resources.
The

Town

of

Corte

Madera

will

implement

feasible

and

appropriate

recommendations/mitigation measures of the qualified paleontologist for any unanticipated
discoveries.
Implementation of the above mitigation measure would reduce potentially significant impacts
resulting from inadvertent damage or destruction to unknown paleontological resources located
onsite during construction to a less than significant level.
d.

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

Than Significant Impact with Mitigation Incorporated.
The project site is currently used for residential purposes and is not part of a formal cemetery or
adjacent to a cemetery. Similar to cultural and paleontological resources, the potential exists for
accidental discovery of unknown human remains that exist below the ground surface and would
only be discovered during grading activities.
State CEQA Guidelines Section 15064.5, subdivision (e) requires that excavation activities be stopped
whenever human remains are uncovered and that the county coroner be called in to assess the
remains. If the county coroner determines that the remains are those of Native Americans, the
Native American Heritage Commission must be contacted within 24 hours. At that time, the lead
agency must consult with the appropriate Native Americans, if any, as timely identified by the
Native American Heritage Commission. Section 15064.5 directs the lead agency (or applicant),
under certain circumstances, to develop an agreement with the Native Americans for the treatment
and disposition of the remains.
In addition to the mitigation provisions pertaining to accidental discovery of human remains, the
State CEQA Guidelines also require that a lead agency make provisions for the accidental discovery
of historical or archaeological resources, generally. Pursuant to Section 15064.5, subdivision (f),
these provisions should include “an immediate evaluation of the find by a qualified archaeologist. If
the find is determined to be an historical or unique archaeological resource, contingency funding
and a time allotment sufficient to allow for implementation of avoidance measures or appropriate
mitigation should be available. Work could continue on other parts of the building site while
historical or unique archaeological resource mitigation takes place.”
The mitigation measure proposed in CULT-4 is included in this analysis to reduce and minimize
potential impacts on human remains should they be discovered during construction activity.
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MM CULT-4 If human skeletal remains are uncovered during construction, the
construction contractor shall immediately halt work within 50 feet of the find, contact the
Marin County Coroner to evaluate the remains, and follow the procedures and protocols
set forth in Section 15064.5(e)(1) of the CEQA Guidelines. If the County Coroner
determines that the remains are Native American, the project applicant shall contact the
Native American Heritage Commission, in accordance with Health and Safety Code
Section 7050.5, subdivision (c), and Public Resources Code 5097.98 (as amended by AB
2641). Per Public Resources Code 5097.98, the construction contractor shall ensure that the
immediate vicinity, according to generally accepted cultural or archaeological standards or
practices, where the human remains are located, is not damaged or disturbed by further
development activity until the project applicant has discussed and conferred, as prescribed
in this section (California Public Resources Code Section 5097.98), with the most likely
descendants regarding their recommendations, if applicable, taking into account the
possibility of multiple human remains.
No known human remains have been identified onsite, however, this mitigation measure is
included as a way to protect previously undiscovered human remains that could be buried
underneath the ground surface and would not be discovered until grading activities commenced for
the proposed project. If no human remains are found during construction, none of the actions
described in CULT-4 are required. For these reasons, potential impacts are considered less than
significant with mitigation incorporated.

Cumulative Impacts
The chances of cumulative impacts occurring as a result of the proposed project implementation
plus implementation of other projects in the region is not likely since all proposed projects would be
subject to individual project level environmental review. The proposed project would implement
Mitigation Measures CULT-1, CULT-2, CULT-3, and CULT-4. Since project-related impacts would
be less than significant with the incorporation of previously identified measures tailored to the
project site and due to existing laws and regulations in place to protect historical and cultural
resources to prevent significant impacts to paleontological resources and human remains, the
potential incremental effects of the proposed project would not be cumulatively considerable.
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VI.

GEOLOGY AND SOILS

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

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

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

ii. Strong seismic ground shaking?
iii. Seismic-related ground failure, including
liquefaction?
iv. Landslides?
b. Result in substantial soil erosion or the loss of topsoil?
c. Be located on a geologic unit or soil that is unstable, or
that would become unstable as a result of the project,
and potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction or collapse?
d. Be located on expansive soil, as defined in Table 18-1-B
of

the

Uniform

Building

Code

(1994),

creating

substantial risks to life or property?
e. Have soils incapable of adequately supporting the use of
septic tanks or alternative waste water disposal systems
where sewers are not available for the disposal of waste
water?

RESPONSES

TO

CHECKLIST QUESTIONS

A site specific geotechnical report, dated September 20, 2013, was prepared for the proposed project
by ENGEO and peer reviewed by Crawford and Associates in June 2014. This report is based on
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several previous geotechnical reports prepared for other development proposals on the property in
previous years. The geotechnical report is included as Appendix D.
a.

Expose people or structures to potential substantial adverse effects, including the risk of

loss, injury, or death involving:
i.

Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on
other substantial evidence of a known fault? Refer to Division of Mines and Geology
Special Publication 42. Less Than Significant.
The project site is located approximately 10 miles northeast of the San Andreas Fault,
and the design ground accelerations for seismic design are relatively high. The site is not
located within a State of California Earthquake Fault Zone (Alquist-Priolo zone), and
thus, the potential for fault rupture on the project site is considered low. Therefore, the
proposed project area is not considered susceptible to the risk of loss, injury, or death
due to fault rupture and the associated impacts would be less than significant.

ii.

Strong seismic ground shaking? Less Than Significant.
The project site is relatively close to known active faults, such as the Calaveras Fault
Zone, and is located 10 miles northeast of the San Andreas Fault Zone and 11 miles
southwest of the Hayward Fault Zone. The intensity from ground shaking within this
region has the potential to cause significant damage. The Uniform Building Code (UBC)
and the California Building Code (CBC) provide for more stringent earthquake-resistant
design parameters for such areas. Thus, while these shaking impacts are potentially
more damaging, they also will tend to be reduced in their structural effects due to UBC
or CBC criteria that recognize this potential. This includes provisions for buildings to
structurally survive an earthquake without collapsing and include such measures as
anchoring to the foundation and structural frame design. Review and enforcement of
these design measures would occur during the building permit process when building
plans would be reviewed by the Town. Therefore, potential impacts are considered less
than significant and no mitigation measures are required.

iii.

Seismic-related ground failure, including liquefaction? Less Than Significant.
The Geotechnical Report prepared for the proposed project stated that the potential for
liquefaction at the project site is low because loose granular soils below the groundwater
table that are prone to liquefaction during seismic activity were not likely to exist in the
vicinity of the site. As such, potential impacts associated with ground failure, including
liquefaction are considered less than significant.
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iv.

Landslides? Less Than Significant.
The Geotechnical Report prepared for the proposed project indicates that geologic maps
of the site and vicinity do not show evidence of landslides on the property or
surrounding area. The project site is mostly flat and is not located near an existing
hillside or sloped area. During the geotechnical reconnaissance for the site, no evidence
of slope instability at the project site or in the immediate vicinity was observed. The risk
of slope instability is reduced by adhering to relevant California Building Code
requirements for grading and building design. As such potential impacts are considered
less than significant.

b. Result in substantial soil erosion or the loss of topsoil? Less Than Significant.
Construction activities associated with the proposed project could result in the loss of topsoil and
soil erosion. However, construction activities in the proposed project area would be required to
adhere to the applicable grading requirements in the California Building Code. Furthermore, the
Town’s Grading and Drainage Ordinance (Section 15.20.285 of the Corte Madera Municipal Code)
has established procedures to minimize erosion and sedimentation during construction activities.
The Grading and Drainage Ordinance requires the project applicant to provide final grading plans
that, in part, include the following items:
 Detailed description of temporary and permanent erosion and sediment control measures;
 Surface runoff and sediment yield calculations;
 Typical details and specifications for erosion and sediment control measures.
For these reasons potential impacts from the soil erosion or loss of topsoil are considered less than
significant for the proposed project.
c.

Be located on a geologic unit or soil that is unstable, or that would become unstable as a

result of the project, and potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse? Less Than Significant Impact with Mitigation Incorporated.
The Geotechnical Report prepared for the proposed project did not identify the proposed project site
as a location on a geologic unit or soil that is unstable. The report recommended that standard
engineering practices such as over excavation and soil compaction be used during construction as
well as additional soil sampling at final engineering to ensure an accurate accounting of soils types
once the proposed building locations within the site have been finalized. The following mitigation
measure is included to ensure that the recommendations of the final geotechnical report are
incorporated into the project grading plans:
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MM GEO-1: Prior to the issuance of a grading permit or improvement plans in lieu
of a grading permit, the applicant shall:
Demonstrate to the satisfaction of the Town Engineer, that the recommendations of
the final geotechnical report have been incorporated into the project grading plans.
With the incorporation of the Mitigation Measure GEO-1, potential impacts from an unstable
geologic unit or soil type are considered less than significant because engineering practices that take
into consideration the project specific soil properties will be incorporated into the project design.
d.

Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code

(1994), creating substantial risks to life or property? Less Than Significant with Mitigation
Incorporated.
Expansive soils are generally high in clays or silts that shrink or swell with variation in moisture. If
present and not properly treated, expansive soils may damage structures, either through heaving,
tilting, or cracking of building foundations. The geotechnical investigation conducted for the project
identified clayey surficial soils which are generally highly expansive and subject to significant
volume changes due to moisture fluctuations on the project site.

The geotechnical study

emphasized the need to follow the investigation report recommendations for standard engineering
practices concerning foundation design, provisions to reduce foundation or flatwork damage, and
preventative measures regarding the wetting of foundation soils to minimize potential impacts to
less than significant. Implementation of Mitigation Measure GEO-1 would reduce potential impacts
due to expansive soils to a less than significant level.
e.

Have soils incapable of adequately supporting the use of septic tanks or alternative waste

water disposal systems where sewers are not available for the disposal of waste water? No
Impact.
No septic tanks would be used as part of the proposed project. The project will be required to
connect to the existing Central Marin Sanitation District sanitary sewer. As a result, no impacts
associated with the use of septic tanks would occur as part of the proposed project’s
implementation.
Cumulative Impacts
The potential cumulative impact related to geology and soils is typically site specific. The analysis
herein determined that the proposed project would not result in any impacts related to landform
modification, grading, or the destruction of a geologically significant landform or feature with the
implementation of the proposed project. Moreover, existing state and local laws and regulations are
in place to protect people and property from substantial adverse geological and soils effects,
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including fault rupture, strong seismic groundshaking, seismic-induced ground failure (including
liquefaction), and landslides. The project includes Mitigation Measure GEO-1 which requires the
project grading design to incorporate geotechnical recommendations to address site specific soil
conditions. Existing laws and regulations also protect people and property from adverse effects
related to soil erosion, loss of topsoil, development on an unstable geologic unit or soil type that
could result in on- or off-site landslides, lateral spreading, subsidence, liquefaction, or collapse, or on
expansive soils. As a result, the existing legal and regulatory framework would ensure that the
incremental geological and soils effects of the proposed project would not result in greater adverse
cumulative effects when considered together with the effects of other past, present, and reasonably
foreseeable future projects in the region. The impacts of the proposed project related to geology and
soils would be less than cumulatively considerable.
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VII.

GREENHOUSE GAS EMISS IONS

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

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

RESPONSES

TO

CHECKLIST QUESTIONS

The following overview is summarized from the project specific Greenhouse Gas Emissions Report
prepared by First Carbon Solutions and peer reviewed by RBF Consulting in May 2014.

The

Greenhouse Gas Emissions technical report is included in Appendix A.
Global climate change refers to changes in average climatic conditions on Earth as a whole,
including temperature, wind patterns and precipitation. Global temperatures are moderated by
naturally occurring atmospheric gases, including water vapor, carbon dioxide (CO2), methane
(CH4), and nitrous oxide (N2O), as well as hydrofluorocarbons (HFCs), perfluorocarbons (PFCs),
and sulfur hexafluoride (SF6). These “greenhouse” gases allow solar radiation (sunlight) into the
Earth’s atmosphere, but prevent radiative heat from escaping; thus, warming the Earth’s
atmosphere. GHG’s are emitted by both natural processes and human activities. Concentrations of
GHG have increased in the atmosphere since the industrial revolution.

Human activities that

generate GHG emissions include combustion of fossil fuels (CO2 and N2O); natural gas generated
from landfills, fermentation of manure and cattle farming (CH4); and industrial processes such as
nylon and nitric acid production (N2O).
GHGs have varying global warming potential (GWP). The GWP is the potential of a gas or aerosol
to trap heat in the atmosphere; it is the “cumulative radiative forcing effect of a gas over a specified
time horizon resulting from the emission of a unit of mass of gas relative to a reference gas”. The
reference gas for GWP is CO2; therefore, CO2 has a GWP factor of 1. The other main greenhouse
gases that have been attributed to human activity include CH4, which has a GWP factor of 21, and
N2O, which has a GWP factor of 310. When accounting for GHGs, all types of GHG emissions are
expressed in terms of CO2 equivalents (CO2e) and are typically quantified in metric tons (MT) or
million metric tons (MMT).
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Assembly Bill (AB) 32, the California Global Warming Solutions Act, established a state goal of
reducing GHG emissions to 1990 levels by the year 2020, which would require a reduction of
approximately 28 percent from “business as usual” or forecasted emission levels. Senate Bill (SB) 97,
a companion bill, directed the California Natural Resources Agency (Resources Agency) to certify
and adopt guidelines for the mitigation of GHG or the effects of GHG emissions. SB 97 was the State
Legislature’s directive to the Resources Agency to specifically establish that GHG emissions and
their impacts are appropriate subjects for CEQA analysis.
a. Generate greenhouse gas emissions, either directly or indirectly, that may have a significant
impact on the environment? Less Than Significant.
As noted above, a project specific Greenhouse Gas Analysis was prepared for the project site and is
included in Appendix A of this document. Both construction and operational activities have the
potential to generate GHG emissions. The project would generate GHG emissions during temporary
(short-term) construction activities such as site grading, construction equipment engines, onsite heavy
duty construction vehicles, vehicles hauling materials to and from the project site, asphalt paving, and
motor vehicles used by the construction workers. Long-term, operational GHG emissions would
result from project generated vehicular traffic, onsite combustion of natural gas, operation of any
landscaping equipment, offsite generation of electrical power over the life of the project, the energy
required to convey water to and wastewater from the project site, the emissions associated with the
hauling and disposal of solid waste from the project site, and any fugitive refrigerants from air
conditioning or refrigerators.
BAAQMD does not have a threshold for construction-generated GHG emissions; however,
BAAQMD’s 2011 Guidelines provide guidance and screening criteria for determining if a project could
potentially result in significant GHG impacts. The operational GHG screening levels relevant to the
proposed project are provided in Table 4. As shown in Table 4, the proposed project would be less
than the BAAQMD’s operational GHG pollutant screening size. The project would construct 16
dwelling units, and the BAAQMD’s operational GHG screening level is 78 dwelling units for the
comparable land use. As such, additional emissions analysis for operational GHG pollutants is not
warranted, and project operations would generate a less than significant impact.
Table 4
Operational Greenhouse Gases Screening Level

Land Use Type

Operational Criteria
Pollutant Screening Size

Project Size

Project Percent of
Screening Size

Apartment, low-rise

78 du

16 du

20.5%

Notes:
du = dwelling units
Source: BAAQMD 2011 Guidelines.
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b. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the
emissions of greenhouse gases? Less Than Significant.
The project specific Greenhouse Gas Analysis prepared by First Carbon Solutions noted that the Town
of Corte Madera does not have an adopted Climate Action Plan or Greenhouse Gas Reduction plan.
Therefore, the ARB’s Scoping Plan was used to analyze whether the project would conflict with any
applicable plan.
The Scoping Plan states: “The 2020 goal was established to be an aggressive, but achievable, mid-term
target, and the 2050 GHG emissions reduction goal represents the level scientists believe is necessary
to reach levels that would stabilize climate” (ARB 2008 ). The year 2020 GHG emission reduction goal
of AB 32 corresponds with the mid-term target established by Executive Order S-3-05, which aims to
reduce California’s fair-share contribution of GHGs in 2050 to levels that would stabilize the climate.
As provided by the BAAQMD:
BAAQMD’s approach to developing a Threshold of Significance for GHG emissions is to identify the
emissions level for which a project would not be expected to substantially conflict with existing
California legislation adopted to reduce statewide GHG emissions needed to move us towards climate
stabilization. If a project would generate GHG emissions above the threshold level, it would be
considered to contribute substantially to a cumulative impact, and would be considered significant.
Therefore, if a project is less than the BAAQMD’s threshold of significance for GHGs, it stands to
follow that the project would not substantially conflict with existing California legislation adopted to
reduce statewide GHG emissions. As shown in Response VII.(a) above, the proposed project is less
than the BAAQMD’s screening level for GHG emissions and would result in a less than significant
impact. Therefore, the project would not substantially conflict with the emission reduction
requirements of AB 32. The ARB’s Scoping Plan was adopted to implement the emission reduction
requirements of AB 32. Therefore, the project would not conflict with the Scoping Plan.
Another component to Greenhouse Gas Emissions analysis is the issue of Sea Level Rise. This is a
particular concern for government agencies and residents located within coastal areas. The following
analysis evaluates the potential for the proposed project to contribute to Sea Level Rise.
The United Nations Intergovernmental Panel on Climate Change (IPCC) constructed several emission
trajectories of greenhouse gases needed to stabilize global temperatures and climate change impacts.
The IPCC predicted that global mean temperature change from 1990 to 2100, given six scenarios, could
range from 1.1 degrees Centigrade (°C) to 6.4°C. Regardless of analytical methodology, global average
temperatures and sea levels are expected to rise under all scenarios (IPCC 2007).
The Pacific Institute, with support from the California Energy Commission, California Department of
Transportation, and the Ocean Protection Council, prepared impact maps showing the potential extent
of coastal flooding and erosion under one scenario that involved a sea level rise of 1.4 meters (55 inches
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or 4 feet 7 inches). This scenario represents the medium to high greenhouse gas emissions scenario,
but does not reflect the worst-case that could occur. The scenario estimates that the 1.4-meter sea- level
rise would occur by 2100. The impact maps were prepared for and are available in the document,
Impacts of Sea-Level Rise on the California Coast. However, the project site is located outside the
mapped areas. The project site varies between 11 feet and 35 feet above mean sea level, which is
above the 1.4-meter sea level rise scenario. Therefore the project site is sufficiently elevated and not
within an area of anticipated or projected sea level rise.
Cumulative Impacts
Greenhouse gas emissions generated by the proposed project would be below the BAAQMD
screening criteria used to determine whether a project could have a significant impact with regard to
greenhouse gas emissions. Additionally, the proposed project does not conflict with any applicable
plans adopted for the purpose of reducing greenhouse gas emissions. As a result, the project’s
contribution to cumulative impacts would be less than cumulatively considerable. Further, the
proposed project is consistent with the land use designation and development density established
by the existing zoning and 2009 General Plan Update policies identified in the 2009 General Plan
Update EIR that evaluated greenhouse gas emissions on a General Plan-wide basis. No new impacts
that are specific to the project site have been identified and potential impacts are considered less
than cumulatively considerable for the proposed project. The proposed project does not contribute
to the increased severity of a previously identified impact in the 2009 General Plan Update EIR and
potential impacts are considered less than cumulatively considerable for the proposed project.
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VIII.

HAZARDS AND HAZARDOU S MATERIALS

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Create a significant hazard to the public or the
environment through the routine transport, use,
or disposal of hazardous materials?
b. Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the
release of hazardous materials into the
environment?
c. Emit hazardous emissions or handle hazardous
or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or
proposed school?
d. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a
result, would it create a significant hazard to the
public or the environment?
e. For a project located within an airport land use
plan or, where such a plan has not been
adopted, within two miles of a public airport or
public use airport, would the project result in a
safety hazard for people residing or working in
the project area?
f. For a project within the vicinity of a private
airstrip, would the project result in a safety
hazard for people residing or working in the
project area?
g. Impair implementation of or physically interfere
with an adopted emergency response plan or
emergency evacuation plan?
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VIII.

HAZARDS AND HAZARDOU S MATERIALS

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

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

RESPONSES

TO

CHECKLIST QUESTIONS

Information in this section was derived from the previously certified EIR prepared for the 2009
General Plan Update. In addition, a Phase I Environmental Site Assessment (ESA) was prepared
for the proposed project to assess the potential for hazardous materials on the project site. The
Phase I ESA is included as Appendix E to this report.
a.

Create a significant hazard to the public or the environment through the routine transport,

use, or disposal of hazardous materials? Less Than Significant.
The major transportation route in proximity to the project site is US Highway 101. Transportation
accidents involving hazardous materials could occur on any of the routes that would be utilized in
the Town, including Casa Buena Drive, which provides access to the proposed project site.
The proposed project would be developed as a multi-family residential development and is not
expected to transport, use, or dispose of significant amounts of hazardous materials. Once the
proposed project is constructed, hazardous materials would be limited to those associated with
property maintenance and residential operations. These include household common fertilizers,
pesticides, paint, solvent, and petroleum products. Because these materials would be used in very
limited quantities, they are not considered a significant hazard to the public. Potential impacts
associated with the proposed project are, therefore, considered less than significant.
b.

Create a significant hazard to the public or the environment through reasonably

foreseeable upset and accident conditions involving the release of hazardous materials into the
environment? Less Than Significant Impact with Mitigation Incorporated.
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According to the Phase I Environmental Site Assessment (ESA) prepared for the project site, the
structures on the property were constructed in the 1940s and 1950s. Based on the ages of these
projects, the presence of asbestos containing materials (ACMs) is considered likely. Removal or
disturbance of these structures may result in the airborne release of asbestos from ACMs. All
asbestos-containing material found on the site must be removed prior to demolition or renovation
activity in accordance with BAAQMD Regulation 11, Rule 2, including specific requirements for
surveying, notification, removal, and disposal of material containing asbestos. Therefore, projects
that comply with Regulation 11, Rule 2 would ensure that asbestos-containing materials would be
disposed of appropriately and safely. Implementation of Mitigation Measure AIR-2, in Section III.,
Air Quality would ensure that the requirements for ACM disposal are implemented during
demolition activities onsite. Potential impacts are considered to be less than significant with
mitigation incorporated.
c.

Emit hazardous emissions or handle hazardous or acutely hazardous materials,

substances, or waste within one-quarter mile of an existing or proposed school? No Impact.
No schools are presently located within one-quarter mile of the proposed project site. Any future
school developed within the surrounding area would be subject to the oversight of the California
Department of Toxic Substances Control, as required by State law. New school sites are required to
be free of contamination or, if the properties were previously contaminated, they must be
rehabilitated under DTSC's oversight.

As a result, no impacts have been identified and no

mitigation is required.
d.

Be located on a site which is included on a list of hazardous materials sites compiled

pursuant to Government Code Section 65962.5 and, as a result, would it create a significant
hazard to the public or the environment? No Impact.
The Phase I ESA prepared for the proposed project concluded that there are no Recognized
Environmental Conditions at or on the project site from its current, historic, or surrounding land
use. Further, the Phase I ESA determined that the project site is not included on a list of hazardous
materials sites compiled pursuant to Government Code Section 65962.5. Potential impacts are,
therefore, considered less than significant and no mitigation is required.
e.

For a project located within an airport land use plan or, where such a plan has not been

adopted, within two miles of a public airport or public use airport, would the project result in a
safety hazard for people residing or working in the project area? No Impact.
There are no air-related facilities in the existing Town limits; however, there are two airports within
approximately 14 miles and 12 miles of Corte Madera within Marin County. Marin County Airport
at Gnoss Field is located at 351 Airport Road in the City of Novato, approximately 14 miles from
Corte Madera. The nearest general aviation airport is the San Rafael Airport located at 400 Smith
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Ranch Road in San Rafael, approximately 12 miles from Corte Madera. The San Rafael Airport is not
permitted to land helicopters. The project area is not within the safety zones (or Comprehensive
Land Use area) of either airport. The project site is not located within an airport land use plan, nor
within 2 miles of a public airport or public use airport. Therefore, no impact would result from
implementation of the project and as such, no mitigation measures are required.
f.

For a project within the vicinity of a private airstrip, would the project result in a safety

hazard for people residing or working in the project area? No Impact.
There are no airstrip-related facilities in the existing Town limits. The project is not located within
the vicinity of a private airstrip. No impact would occur in regards to an airport safety hazard for
people residing and working in the project area since no such facilities exist within the project
vicinity.
g.

Impair implementation of or physically interfere with an adopted emergency response plan

or emergency evacuation plan? No Impact.
The proposed project would not impair or physically interfere with an adopted emergency response
or evacuation plan because the project does not include any actions that would interfere with
emergency response and evacuation plan policies adopted by the Town or other emergency agency
responsible for emergency preparedness. Furthermore, primary access to all major roads would be
maintained during construction of the proposed project. Therefore, no associated impacts would
occur.
h.

Expose people or structures to a significant risk of loss, injury or death involving wildland

fires, including where wildlands are adjacent to urbanized areas or where residences are
intermixed with wildlands? No Impact.
The proposed project would not expose people or structures to a risk of loss, injury or death
involving wildland fires, including where wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands.

The proposed project is located in an urban area,

surrounded by existing development including mostly irrigated vegetation. There is only a limited
fire threat to the project site and the proposed project would not increase the risk of wildland fires.
Therefore, the impact would be less than significant.
Cumulative Impacts
The incremental effects of the proposed project related to hazards and hazardous materials, if any,
are anticipated to be minimal, and any effects would be site-specific. Therefore, the proposed
project would not result in incremental effects to hazards or hazardous materials that could be
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compounded or increased when considered together with similar effects from other past, present,
and reasonably foreseeable probable future projects.
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IX.

HYDROLOGY AND WATER QUALITY

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Violate any water quality standards or waste
discharge requirements?
b. Substantially deplete groundwater supplies
or interfere substantially with groundwater
recharge such that there would be a net deficit
in aquifer volume or a lowering of the local
groundwater table level (e.g., the production
rate of pre-existing nearby wells would drop
to a level which would not support existing
land uses or planned uses for which permits
have been granted)?
c. Substantially alter the existing drainage
pattern of the site or area, including through
the alteration of the course of a stream or
river, in a manner which would result in
substantial erosion or siltation on- or offsite?
d. Substantially alter the existing drainage
pattern of the site or area, including through
the alteration of the course of a stream or
river, or substantially increase the rate or
amount of surface runoff in a manner which
would result in flooding on- or off-site?
e. Create or contribute runoff water which
would exceed the capacity of existing or
planned stormwater drainage systems or
provide substantial additional sources of
polluted runoff?
f. Otherwise substantially degrade water
quality?
g. Place housing within a 100-year flood hazard
area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or
other flood hazard delineation map?
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h. Place within a 100-year flood hazard area
structures which would impede or redirect
flood flows?
i. Expose people or structures to a significant
risk of loss, injury or death involving
flooding, including flooding as a result of the
failure of a levee or dam?
j. Inundation by seiche, tsunami, or mudflow?

RESPONSES

TO

CHECKLIST QUESTIONS

The proposed project site contains noticeable natural slope and elevation change, with slopes
typically from 5% to 10%. The existing elevations within the site range from 7 to 31 feet respectively.
Slope within the site converges to a low point on the eastern portion of the site, just west of the
existing Village Green Apartments driveway. Drainage is then conveyed by an existing 36-inch
pipeline, to the east across Highway 101and eventually outfalls into San Clemente Creek. Field inlets
collecting runoff from areas to the north and south of the site connect to the existing 36-inch pipeline
via a network of other existing pipelines. The existing drainage facilities within the site do not
provide any water quality treatment prior to discharging to the public storm drain system.
A Stormwater Control Plan was prepared for the proposed project and is included in Appendix F.
a. Violate any water quality standards or waste discharge requirements? Less Than Significant
with Mitigation Incorporated.
According to the Stormwater Control Plan prepared for the proposed project, potential water quality
impacts could include short-term construction-related erosion/sedimentation and long-term
operational stormwater discharge. If not managed properly, grading and construction activities
could cause soils and other pollutants to enter the storm drain system. During heavy rains, this may
degrade stormwater quality at downstream locations. To minimize water quality impacts associated
with the proposed project, construction activities would be required to comply with a Storm Water
Pollution Prevention Plan (SWPPP) consistent with the General Permit for Stormwater Discharge
Associated with Construction Activity (Construction Activity General Permit). Additionally, the
proposed project would also implement stormwater control measures such as Low Impact
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Development (LID) and Best Management Practices (BMP’s) per the Town’s Manual of Stormwater
Quality Control Standards for New Development and Redevelopment.
After construction, stormwater from the proposed project site would have the potential to degrade
water quality in downstream water bodies, in particular San Clemente Creek.11 Development of the
proposed project would add impervious surfaces through construction of buildings, parking areas,
roadways, and other improvements.

An increase in impervious surfaces has the potential to

increase runoff from the project site, which in turn could transport urban pollutants to off-site areas.
However, the proposed project would incorporate to the extent feasible, LID features, including
directing drainage from impervious surfaces to bioswales for infiltration (see Figures 5 and 6, in
Appendix F). The following mitigation measure has been incorporated to ensure the proposed
stormwater quality control measures are incorporated into the project design.
MM HWQ-1: Prior to the issuance of grading permits or improvement plans
in lieu of grading permits, the applicant shall:
Submit to the satisfaction of the Town Engineer a Stormwater Pollution
Prevention Plan

(SWPPP) that identifies the project

specific Best

Management Practices that will be used during the construction phase of the
project. The SWPPP shall be consistent with the General Construction Permit
water quality standards specified by the Regional Water Quality Control
Board. The applicant shall also demonstrate to the Town Engineer’s
satisfaction that the stormwater quality control measures, including LID
features described in the project’s final Stormwater Control Plan have been
incorporated into the project design.
Mitigation Measure HWQ-1 will ensure the implementation of the BMPs and LID features described
in the project’s SWPPP and Stormwater Control Plan are included as part of the project design, and
as such, potential impacts are considered less than significant.
b. Substantially deplete groundwater supplies or interfere substantially with groundwater
recharge such that there would be a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate of pre-existing nearby wells would drop to
a level which would not support existing land uses or planned uses for which permits have
been granted)? Less Than Significant.

11

Carlson, Barbee & Gibson, Inc. Preliminary Stormwater Control Plan. June 2014.
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The proposed project would be supplied with water from the Marin Municipal Water District and
does not propose to use any groundwater. For this reason the proposed project would not use any
groundwater resources or lower the local groundwater table. The project would incrementally
increase the amount of impervious area on the project site. However, the project design includes
landscaped areas with biolfiltration swales that are designed to collect surface water runoff and
allow the water to infiltrate into the soil. Therefore, the project would not impact groundwater
recharge, impacts would be considered less than significant.
c.

Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, in a manner which would result in substantial
erosion or siltation on- or offsite? Less Than Significant.

The proposed project would not substantially alter the existing drainage patterns of the site or
vicinity. The site is fairly flat and water currently drains towards the northeast corner of the site.
After grading, the site would likely still drain to the northeast.12 An existing drainage course located
offsite would not be altered by the proposed project. The site does not include any streams or rivers,
which could be altered by the proposed project resulting in substantial erosion and siltation on- or
offsite. Surface water runoff would be collected in landscaped areas called biofiltration soils. The
biofiltration swales are designed to allow surface water to infiltrate into the soil, rather than flow
offsite and minimizing siltation and erosion offsite. As such, sedimentation in the groundwater
would stay within the biofiltration swale. Because the proposed project would not alter any existing
streams or drainage patterns, and surface water runoff is controlled onsite, potential impacts from
erosion or siltation are considered less than significant.
d. Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, or substantially increase the rate or amount of
surface runoff in a manner which would result in flooding on- or off-site? Less Than
Significant.
As described in Response IX(c) above, the proposed project would not substantially alter existing
drainage patterns of the site or vicinity. An existing drainage course located offsite would not be
altered by the proposed project. The site does not include any streams or rivers, which could be
altered by the proposed project. Onsite surface run-off would be collected in proposed drainage
facilities (bioretention areas and storm drains). The proposed project would provide detention and
stormwater treatment systems to limit the release of stormwater from the site to pre-development

12

Carlson, Barbee & Gibson, Inc. Preliminary Stormwater Control Plan. June 2014.
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conditions; thus, minimizing the potential for flooding to occur on- or offsite.13

Therefore, issues

related to flooding would not occur and the impact is considered less than significant.
e. Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?
Less Than Significant With Mitigation Incorporated.
Development of the proposed project would increase local runoff volumes, frequency and flow
rates. However, as indicated in Section IX (a) above, the proposed project would include storm
drainage improvements to adequately accommodate the project’s surface water runoff.
Proposed project construction and operation could also introduce constituents into stormwater that
are typically associated with urban runoff. The presence of heavy equipment and trucks, as well as
other vehicles in the proposed project area also present the opportunity for spills of oil and fuel. All
of these activities could lead to temporary impacts on surface water quality for downstream areas
due to the increase in sediments and other pollutants.
Potential impacts to water quality from construction and operation activities are currently addressed
through the existing requirements of the Town’s Grading and Drainage Ordinance and individual
NPDES permits. The policy provisions identified below would utilize BMPs, adopt a set of BMPs
consistent with stormwater recommendations from the State Water Resources Control Board,
support alternatives to impervious surfaces in new development, and avoid the use of pesticides
and non-organic fertilizers. BMPs would also be used for the treatment of post-construction
stormwater.

During construction of projects in the Town, the dischargers, through individual

NPDES permits, must eliminate non-stormwater discharges to stormwater systems, develop and
implement a Storm Water Pollution Prevention Plan (SWPPP), and perform monitoring of
discharges to storm water systems. Implementation of Mitigation Measure HWQ-1 would ensure
that the required pre- and post-construction stormwater water quality control measures are
implemented into the project design. As such, compliance with Town and state surface water
requirements, potential impacts are considered less than significant and no mitigation is required.
f.

Otherwise substantially degrade water quality? Less Than Significant.

No significant impacts were found in regards to degrading water quality. No additional water
quality impacts other than those described earlier in this section are anticipated. The proposed
project is not anticipated to result in water quality impacts. Short-term impacts that could result

13

Carlson, Barbee & Gibson, Inc. Preliminary Stormwater Control Plan. June 2014.
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from construction would be minimal and there are no long-term operational impacts on water
quality. Thus, impacts in this regard would be less that significant.
g. Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? No Impact.
The proposed project area is not located within a mapped 100-year flood hazard area. Further, the
project site is not located in, near, or next to a stream or watercourse that would be subject to
flooding. Therefore, the project would not place housing within a flood hazard area and the project
would have no impact with regards to flooding.
h. Place within a 100-year flood hazard area structures which would impede or redirect flood
flows? No Impact.
The proposed project is not located within a 100-year flood hazard area, and therefore no structures
would be placed in such an area as part of the proposed project. As discussed in Section IX (g)
above, the project site is not within the 100-year flood hazard area and would therefore not
contribute to the impacts as a result of flooding. No impact would occur.
i.

Expose people or structures to a significant risk of loss, injury or death involving flooding,
including flooding as a result of the failure of a levee or dam? No Impact.

The proposed project area is not located within a 100-year floodplain or in a dam inundation risk
area. Therefore, no impact would occur.
j.

Inundation by seiche, tsunami, or mudflow? Less Than Significant.

The proposed project is not located in close proximity to an area subject to flooding due to tsunamis
or seiches resulting in levee failure, and would not be subject to mudflows as a result of a seiche
because the project is approximately 1 mile from the San Francisco Bay and approximately 20 feet
higher in elevation. Additionally, due to the flat topography of the proposed project site, mudflows
could not occur. As a result, a less than significant impact would occur.
Cumulative Impacts
The potential impacts related to hydrology and storm water runoff are typically site specific and site
specific BMPs are implemented at the project level. The analysis above determined that the
implementation of the proposed project would not result in significant impacts with mitigation
incorporated. Therefore, the proposed project would not result in incremental effects on hydrology
or water quality that could be compounded or increased when considered together with similar
effects from other past, present, and reasonably foreseeable probable future projects. Potential
impacts are considered less than cumulative considerable.
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X.

LAND USE AND PLANNING

W OULD THE PROJECT:
Less Than
Significant

Issues

Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

Would the project:
a. Physically divide an established community?
b. Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the
project (including, but not limited to the general
plan, specific plan, local coastal program, or zoning
ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect?
c. Conflict with any applicable habitat conservation
plan or natural community conservation plan?

RESPONSES
a.

TO

CHECKLIST QUESTIONS

Physically divide an established community? No Impact.

The proposed project would develop 16 multi-family residential units on 1.23 acres. The proposed
project is an infill development located on a property that is zoned for multi-family residential
development. The project does not propose any new roadways or other significant infrastructure
improvements that would restrict access or require a diversion for existing travel routes. For these
reasons the proposed project would have no impact related to physically dividing a community.
b.

Conflict with any applicable land use plan, policy, or regulation of an agency with

jurisdiction over the project (including, but not limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect? Less Than Significant Impact.
The proposed project is consistent with the existing development density established by the existing
zoning and 2009 General Plan Update policies for which an EIR was certified. Additionally, the
Town of Corte Madera Housing Element identifies the property as Site #914, one of six sites of over 1

14

Table 3.2 of the 2011 Corte Madera Housing Element, page 53
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acre that were designated as High Potential Sites likely to develop during the Housing Element
planning period. As such, the project is consistent with the Town’s Housing Element Goals H-1 and
H-2 for providing housing opportunity, and use land efficiently and sustainably, respectively. The
project is also consistent with Housing Element Policy H-2.7 (Housing Element, page 121) regarding
High Potential Housing Opportunity Areas. The project site is specifically identified in Housing
Element Implementation Program H-2.7.d, Actions for 1421 Casa Buena Drive (Housing Element,
page 122), which encourages medium density multi-family residential development on the proposed
project site. The proposed project is consistent with the development goals, policies, and
implementation programs for the project site. Therefore, the project is consistent with the Town’s
Housing Element.
The project applicant has requested an exception to the rear-yard setback standard established by
Section 18.08.120(e) of the Town Code for a Multiple House (condominium) in the R-2 zoning
district where a Conditional Use Permit (CUP) is required. The applicant is requesting the required
35-foot rear yard setback be reduced to 25 feet. A 25-foot rear yard setback is the standard for
development within the R-2 zoning district when no CUP is required. Not meeting the Town’s
development standards would conflict with the R-2 zoning requirements which would result in a
potentially significant impact. The project proposes to designate units as affordable housing units
(refer to Project Description, beginning on page 1 of this document).

As such, the project would

qualify for a reduction of development standards under California Government Code Section
65915(e)(1). Satisfaction of the state affordable housing requirements and approval of the setback
reduction would eliminate potential land use conflicts and potential impacts would be less than
significant.
Additionally, the project applicant has requested an exception to the 30-foot height limit established
by the R-2 zoning district in which the project site is located. As shown on Figure 6 in the Project
Description section of this document, the project has architectural components (pitched roofs on the
proposed buildings) that would extend to a maximum height of 37 feet, 6 inches. The request for the
increased height limit would allow for the pitched roofs, would improve the aesthetics of the
building design compared to buildings with flat roofs, and would avoid potential water drainage
problems that can occur with flat roofs on buildings. Exceeding the Town’s established 30-foot
height limit would conflict with the Town’s R-2 zoning development requirements if the project is
not properly permitted which would result in a potentially significant impact.
There are three options that the project applicant has with regard to obtaining a permit to exceed the
30-foot height limit:
1. The project applicant may apply for a variance to the zoning regulations to allow for an
exception to a specific requirement of restriction to the zoning regulation.

Typically, in

order to obtain approval of a variance, the project applicant must demonstrate that there is a
special or unique circumstance associated with the property.
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2. The permission to exceed the height limit could be granted through a CUP for the proposed
project. The CUP would govern the development and operation of the project and could
serve as a mechanism to permit the proposed increase in building height pursuant to Section
18.26.010 (a)(b) of the Town Code.
3. The project proposes to designate units as affordable housing units (refer to Project
Description, beginning on page 1 of this document). As such, the project would qualify for
a concession under California Government Code Section 65915(d)(2)(A). A waiver or
relaxation of development standards may qualify as a concession under Government Code
Section 65915(e)(1). The project applicant has requested the Town consider a concession to
allow an increase in the R-2 Low-Density Multiple Dwelling District Regulations [Town
Code Section 18.08.120 (g)] height limit to 37 feet, 6 inches where 30 feet would otherwise be
required.
Obtaining approval through one of these options would allow for the height limit to be increased
and would serve to eliminate the conflict with the Town’s Zoning Ordinance because the Town
Code and Zoning Ordinance include mechanisms to permit exceptions to zoning regulations. At
this time, the applicant is requesting approval of option number 3. With implementation of either
option number 2 or number 3, potential impacts resulting from the conflict would be reduced to less
than significant. This evaluation also considered potential visual impacts associated with increased
buildings heights in the Aesthetics section, (Section I) of this document. Visual impacts were
considered to be less than significant with the proposed height increase from 30 to 37 feet, 6 inches
for the reasons stated in Section I of this initial study.
c.

Conflict with any applicable habitat conservation plan or natural community conservation

plan? No Impact.
The proposed project is an infill project and is consistent with the existing development density
established by the current zoning and General Plan policies for which an EIR was certified. The
project is not within an adopted habitat conservation plan area. As discussed in Section IV (f) of this
checklist, the Town of Corte Madera is within the boundaries of the Recovery Plan for Serpentine
Soil Species of the San Francisco Bay Region and the San Francisco Bay Plan (SFBP), and the San
Francisco Bay Conservation and Development Commission (BCDC). However, the project site does
not contain any of the resources protected or conserved by these plans. The project does not result in
an impact on any sensitive plant or animal species covered by a habitat conservation plan or natural
community conservation plan, nor does it hinder the implementation of establishing such plans. As
such, the project would have no impact with regard to conflicts with any applicable habitat
conservation plan or natural community conservation plan.
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Cumulative Impacts
The proposed use would be consistent with the existing General Plan and zoning designations for
the site on which it is located. The proposed use would be compatible with the existing surrounding
uses in the area. Future development projects in the surrounding area and within the Town of Corte
Madera would be reviewed on an individual basis for consistency with General Plan and zoning
designations. Future development projects that are incompatible with, or propose changes to the
existing land use designations would be required to evaluate the potential conflicts with the existing
land use plan.

Potential conflicts with the adopted land use plan are considered less than

cumulatively considerable, because the proposed project in conjunction with other projects within
the Town of Corte Madera does not significantly change the land use pattern in the area.
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XI.

MINERAL RESOURCES

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Result in the loss of availability of a known mineral
resource that would be of value to the region and the
residents of the state?
b. Result in the loss of availability of a locallyimportant mineral resource recovery site delineated
on a local general plan, specific plan or other land
use plan?

RESPONSES
a.

TO

CHECKLIST QUESTIONS

Result in the loss of availability of a known mineral resource that would be of value to the

region and the residents of the state? No Impact.
The proposed project is a 1.23-acre site within an area that has been developed with residential and
office uses in the surrounding area. There are no known mineral resources or mineral extraction
operations in the surrounding General Plan area that could be adversely affected by the proposed
project. As such, the proposed project would have no impact on the loss of availability of a known
mineral resource.
b.

Result in the loss of availability of a locally- important mineral resource recovery site

delineated on a local general plan, specific plan or other land use plan? No Impact.
The project site is not delineated within the Town’s General Plan, a specific plan, or other land use
plan as a locally-important mineral resource recovery site.

As such, the project would have no

impact with regard to the loss of availability of a locally important mineral recovery site.
Cumulative Impacts
There are no local or regionally important mineral resources sites on the project site or within the
Town’s General Plan area. As such, the proposed project would have a less than cumulatively
considerable impact and no mitigation would be required.
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XII.

NOISE

W OULD THE PROJECT:
Less Than
Significant

Issues

Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Exposure of persons to or generation of noise levels
in excess of standards established in the local general
plan or noise ordinance, or applicable standards of
other agencies?
b. Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?
c. A substantial permanent increase in ambient noise
levels in the project vicinity above levels existing
without the project?
d. A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above
levels existing without the project?
e. For a project located within an airport land use plan
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
would the project expose people residing or working
in the project area to excessive noise levels?
f. For a project within the vicinity of a private airstrip,
would the project expose people residing or working
in the project area to excessive noise levels?

RESPONSES

TO

CHECKLIST QUESTIONS

Project specific noise and vibration reports were prepared for the proposed project and are located
in Appendix G of this document. The noise report was prepared by Illingworth & Rodkin, Inc. and
peer reviewed by RBF Consulting in June 2014. The vibration report was prepared by First Carbon
Solutions and peer reviewed by RBF Consulting in June 2014.
a. Exposure of persons to or generation of noise levels in excess of standards established in
the local general plan or noise ordinance, or applicable standards of other agencies? Less
Than Significant with Mitigation Incorporated.
The project specific noise report documented that noise sources in the proposed project area consist
of vehicular traffic on adjacent and nearby roadways, including US Highway 101 and Casa Buena
Drive. Measured noise levels at the project site follow a daily pattern characteristic of traffic noise,
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with the average daytime noise levels ranging from 59 to 66 dBA L eq, and the average hourly noise
levels ranging from 51 to 64dBA Leq. The average Day/Night noise Level, (Ldn) for the two full day
24-hour period measured ranged from 65 to 66 dBA, and the Ldn for the entire 74-hour
measurement period was 66 dBA. Policy PSH 5.1 of the Corte Madera General Plan establishes a
maximum noise limit with a range of 60-65 dBA for outdoor activity areas for all new residential
land use areas. For multi-family residential developments, the exterior noise level is applied at the
common outdoor recreation areas, such as at pools, play areas, or tennis courts. Thus, under existing
conditions, the Town’s noise level limits are currently exceeded on the project site.
The project proposes a tot lot play area in the front of the property that would not be shielded from
US Highway 101traffic noise by any of the proposed buildings; refer to Figure 4. Exposure to traffic
noise levels in excess of 65 dBA Ldn would be potentially significant impact and mitigation
measures are required.
The following mitigation measure is required to reduce potential traffic noise impacts from US
Highway 101 on the proposed outdoor play area.

MM NOISE -1 A noise attenuation barrier shall be constructed to the satisfaction of the
Town Engineer which reduces the exterior noise level at the outdoor play area to 65 dBA
Ldn or less. Landscape plans shall identify the location and materials proposed for the noise
attenuation barrier. Upon submission of the landscape plans, the project applicant shall
submit an acoustical evaluation prepared by a qualified acoustical consultant substantiating
the noise reduction levels to achieve the 65 dBA Ldn exterior noise limits. The acoustical
evaluation shall be peer reviewed by the Town at the project applicant’s expense.
Potential impacts as a result of exposure to excessive exterior noise levels are reduced to less than
significant because the mitigation measure requires the project applicant to demonstrate that
exterior noise reduction measures have been incorporated into the landscape design. Incorporation
of these design features would ensure exterior noise levels consistent with the Town’s exterior noise
level limit could be achieved.
Policy PSH 5.1 of the Corte Madera General Plan also establishes a maximum interior noise limit for
new uses affected by traffic noise. For all residential uses the maximum interior noise level is 45
dBA Ldn. The following mitigation measures which were proposed in the project-specific noise
analysis (Appendix G) would address potential impacts associated with existing traffic noise from
US Highway 101 and Casa Buena Drive on the project site.

MM NOISE -2 Windows and doors on the eastern, southern and northern facades of
Building A shall include sound rated windows to meet average (45 dBA Ldn) interior noise
standards. The needed Sound Transmission Class (STC) ratings of the windows of these
homes are expected to range from 30 to 32 on the eastern facades and from 28 to 30 on the
northern and southern facades. Building plans shall include such sound rated windows.
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Upon submission of buildings plans, the project applicant shall submit an acoustical
evaluation prepared by a qualified acoustical consultant substantiating the STC ratings
necessary to achieve the 45 dBA Ldn interior noise limits. The acoustical evaluation shall be
peer reviewed by the Town at the project applicant’s expense.

MM NOISE -3 All residences on the site will require mechanical ventilation to allow
the windows to remain closed at the residents’ option as the interior noise standards
would not be met with open windows. Such a system must meet the following airflow
provisions:
“If interior noise levels are met by requiring that windows remain unopenable or closed,
the design of the structure must also specify a ventilation system to provide a habitable
interior environment. The ventilation system must not compromise the dwelling unit or
guest room noise reduction.”
The incorporation of Mitigation Measures NOISE-2 and NOISE-3 would reduce potential impacts to
less than significant. Potential impacts are reduced because the mitigation measures require the
project applicant to demonstrate that interior noise reduction measures have been incorporated into
the building design. Incorporation of these design features would ensure interior noise levels
consistent with the Town’s noise level limit could be achieved.
No significant noise generating activities or components of the project have been identified that
would contribute to significant noise generation at the project site. Town Code Section 9.36.030
establishes noise level limits for noise generated by a project within the R-2 zone at a 50 dBA
nighttime limit and a 55 dBA daytime limit at the property line. Proposed heating and cooling
systems for the proposed buildings would be roof mounted and screened by parapet walls to
attenuate noise generated by the heating and cooling systems to a less than significant level (50 dBA)
at the property line. As noted in the discussion above, the existing ambient noise levels at the project
site range between 65-66 dBA Ldn as a result of traffic noise from US Highway 101. With the
implementation of Mitigation Measures NOISE-2 and NOISE-3, noise levels within the interior
living space of the buildings would be reduced to 45 dBA Ldn as required by Policy PSH 5.1 of the
Corte Madera General Plan. The project applicant would be required to demonstrate that interior
noise levels were 45 dBA Ldn regardless of the noise source (i.e., offsite or onsite noise sources).
Therefore, potential impacts from noise generation are less than significant.
b. Exposure of persons to or generation of excessive groundborne vibration or groundborne
noise levels? Less Than Significant.
The proposed project has the potential to produce short-term construction vibration effects and
operational vibration as a result of project traffic and mechanical equipment operation.
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construction vibration analysis was prepared for the project (included in Appendix G) which
evaluated potential effects of groundbourne vibration during construction activities.
During development of the proposed project, construction equipment such as excavators, graders,
loaders, backhoes, and bulldozers may be used as close as 30 feet from the closest sensitive receptor
located east of the project site. The construction equipment that would be used during project
development would generate vibration levels between 0.003 and 0.089 peak particle velocity (PPV)
as measured at a distance of 25 feet from the operating machinery. At a distance of 30 feet, when
the heaviest construction equipment operates at the edge of the project construction limits, the
closest off-site residential structures, including residents and other occupants may be exposed to
ground-borne vibration levels ranging up to 0.068 PPV. This groundborne vibration level is well
below the Federal Transportation Administration vibration damage impact criteria15 of 0.2 PPV for
buildings of non-engineered timber or masonry construction.

Therefore, construction related

ground-borne vibration impacts on people and structures in the surrounding area would be lessthan-significant with implementation of the proposed project.
c. A substantial permanent increase in ambient noise levels in the project vicinity above
levels existing without the project? Less Than Significant.
The project would generate up to seven trips during AM and PM peak hours. Seven trips over an
hour averages approximately 1 trip every 8 minutes. A rate of one trip every eight minutes would
not significantly increase the ambient noise level in the surrounding community because there is not
enough traffic volume to make a perceptible change in the existing ambient noise levels.
Heating and cooling systems for the new units would be roof mounted and screened by parapet
walls which would attenuate noise generated by the heating and cooling systems to a less than
significant level (50 dBA) at the property line. For these reasons potential impacts as a result of
noise generated by the proposed project are considered less than significant and no mitigation is
required.
d. A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above levels existing without the project? Less Than Significant.
Construction activities at the construction site would be temporary and would be required to
conform to existing Town regulations (Town Code Section 9.36.030(c)) limiting the hours of the day
and the days of the week that construction activities would be allowed.

Construction and

demolition activities are permitted to exceed the Town’s noise limits when construction and

15

Federal Transit Administration, 2006. Transit Noise and Vibration Impact Assessment.
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demolition activities are performed Monday through Friday from 7 am to 5 pm; and Saturday and
Sunday from 10 am to 5 pm; with construction equipment equipped with mufflers. Construction
activities would vary as the project development transitions from grading and paving to
constructing the buildings. The project site is less than 1.25 acres and is mostly flat, and extensive
grading operations are not required. Therefore, construction activities involving heavy construction
equipment would not be onsite for extended periods of time. No other temporary or periodic
activities that would generate substantial increases in noise have been identified. Therefore,
potential impacts are considered less than significant and no mitigation is required.
e. For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the project expose
people residing or working in the project area to excessive noise levels? No impact.
The proposed project is not located within an airport land use plan or, where such a plan has not
been adopted, within 2 miles of a public airport or public use airport. Therefore, the project would
not expose people to excessive noise levels.
f. For a project within the vicinity of a private airstrip, would the project expose people
residing or working in the project area to excessive noise levels? No Impact.
There are no air-related facilities, including private airstrips in the existing Town limits. The project
site is not within the vicinity of a private airstrip or the safety zones (or Comprehensive Land Use
area) of an airport. Therefore, no impact would result.
Cumulative Impacts
With the inclusion of Mitigation Measures NOISE-1, NOISE 2, and NOISE-3 the potential noise
impacts as a result of exposure to traffic noise levels project site would be reduced to less than
significant. Noise increases associated with project construction would occur in areas immediately
adjacent to the site as well as areas adjacent to access and haul routes. Construction activities would
be limited by Town Code requirements for limiting construction hours and would limit construction
activities and related noise to daytime hours. Due to the relatively small size of the project site and
level topography, no substantial noise increases are anticipated and no noise impacts would occur as
a result of noise generated by the project. There are no approved, pending, or potential projects
located immediately adjacent to the site that would contribute to cumulative construction-related
noise increases in areas immediately adjacent to the site.
Project implementation would not create a noticeable change in ambient traffic noise levels. As a
result, the proposed project would not create cumulatively considerable noise impacts due to the
relatively low trip generation. All future development within the project area and surrounding
region would be subject to comply with Town, and State, guidelines regarding noise abatement and
insulation standards. There are no approved, pending, or potential projects located immediately
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adjacent to the site and therefore, no cumulative operational noise increases are expected to occur in
areas immediately adjacent to the site (no impact). Therefore, the project would result in less than
significant cumulative noise impacts.
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XIII.

POPULATION AND HOUSING

W OULD THE PROJECT:
Less Than
Significant

Issues

Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Induce substantial population growth in an area,
either directly (for example, by proposing new
homes and businesses) or indirectly (for example,
through extension of roads or other infrastructure)?
b. Displace substantial numbers of existing housing,
necessitating the construction of replacement
housing elsewhere?
c. Displace substantial numbers of people, necessitating
the construction of replacement housing elsewhere?

RESPONSES
a.

TO

CHECKLIST QUESTIONS

Induce substantial population growth in an area, either directly (for example, by proposing

new homes and businesses) or indirectly (for example, through extension of roads or other
infrastructure)? Less Than Significant.
The proposed project includes 16 multi-family residential units on approximately 1.23 acres in an
urbanized area within the General Plan area. The project site has been contemplated for a higher
density of growth in the 2009 General Plan Update, as reflected by the zoning designation for the
site. The population anticipated by maximizing the development of the site has been addressed in
the 2009 General Plan Update EIR and thus would not induce substantial growth that has not
already been anticipated by the 2009 General Plan Update. The project does not propose the
extension of any roadways or infrastructure such as water or sewer service, nor significantly expand
any of those services in a fashion that would remove a barrier to growth that previously inhibited
growth in the area. Further, the project does not propose new jobs or businesses that would attract
more people to the area resulting in an indirect need for additional roadways or public services.
Therefore, potential impacts are less than significant.
b.

Displace substantial numbers of existing housing, necessitating the construction of

replacement housing elsewhere? Less Than Significant.
Implementation of the proposed project would require the removal of two existing single family
homes, though only one is occupied, and would replace these structures with 16 multi-family
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residences. The proposed project would not necessitate the construction of replacement housing
elsewhere. As a result, potential impacts on housing displacement would be less than significant.
c.

Displace substantial numbers of people, necessitating the construction of replacement

housing elsewhere? Less Than Significant.
The proposed project site contains one occupied single-family residence. The existing resident is
currently on a month-to-month lease with the understanding that an application for development on
the site is planned and has been submitted for review. As such, implementation of the project
would not displace a substantial number of people requiring replacement housing elsewhere.
Potential impacts are considered less than significant.
Cumulative Impacts
The proposed project would not result in direct or indirect, permanent or temporary impacts related
to population or housing. Therefore, the proposed project would not result in incremental effects to
population and housing that could be compounded or increased when considered together with
similar effects from other past, present, and reasonably foreseeable probable future projects.
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XIV.

PUBLIC SERVICES

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

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

Fire protection?

ii. Police protection?
iii. Schools?
iv. Parks?
v. Other public facilities?

RESPONSES
a.

TO

CHECKLIST QUESTIONS

Would the project result in substantial adverse physical impacts associated with the

provision of new or physically altered governmental facilities, need for new or physically altered
governmental facilities, the construction of which could cause significant environmental impacts,
in order to maintain acceptable service ratios, response times or other performance objectives for
any of the public services:
The proposed project site is currently served by existing public services, including fire and police
protection, schools, and parks. The proposed project would not generate significant population
growth as discussed in Section XIII, Population and Housing, and therefore would not substantially
increase the demand for these public services.

Nor would the minor increase in population

associated with the proposed project result in the need for new or physically altered public service
facilities, as the development density of the proposed project was contemplated as part of the 2009
General Plan Update EIR.
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i. Fire Protection? Less Than Significant.
The nearest fire station to the project site is located at 3422 Tamalpais Drive, located approximately 1
mile from the project site. According to the Town of Corte Madera fire department, the proposed
project would not adversely affect the Department’s current ability to serve existing residents. The
proposed project would not require an expansion of existing facilities or equipment.16
The proposed project does not result in a substantial increase in population, or propose new
development in an area that currently does not have fire service. The project does not require an
extension of the existing fire service area that would significantly extend response times. The project
is surrounded by existing properties that currently receive fire service, as do the existing residents
on the property.
Additionally, potential impacts from new development within the Town were addressed in the 2009
General Plan Update EIR, Impact 4.11.1 (page 4.11-4). The EIR analyzed the potential for
implementation of policies and programs in the 2009 General Plan Update to increase the demand
for fire protection and emergency medical service. The increase in total Town population allowed
by the 2009 General Plan Update would cause an increase in demand for fire protection services, but
would not result in the need for additional fire stations.

Therefore, potential impacts on fire

protection as a result of the proposed project are considered less than significant.
ii.

Police Protection? Less Than Significant.

Police protection for the project site is provided by the Central Marin Police Authority. The closest
police station to the project site is the Corte Madera Bayside Substation, located at 5600 Paradise
Drive in Corte Madera. This substation is located approximately 2 miles from the project site. The
Central Marin Police Authority Larkspur Station is located at 250 Doherty Drive, in Larkspur,
approximately 2.5 miles from the project site. The 2009 General Plan Update EIR (Section 4.11, page
4.11-8) determined that implementation of the 2009 General Plan Update would contribute to an
increased demand for law enforcement and related services. However, the Central Marin Police
Authority has indicated that no additional facilities or staffing would be required to adequately
serve the build out of the 2009 General Plan Update. The following policies and programs (Section
4.11, pages 4.11-8 – 4.11-11) identified in the 2009 General Plan Update EIR would reduce impacts on
police services associated with build out of the 2009 General Plan Update to a less than significant

16

Chief Roger Sprehn, Town of Corte Madera Fire Department, personal communication, September 25, 2014.
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level: LU-6.2, PSH-2.6, LU-6.2.a, LU- 6.2.b, LU-6.2.d, LU-6.2.e, and PSH-2.6.a. Therefore, potential
impacts would be less than significant and no mitigation is required.
iii. Schools? Less Than Significant.
The project is located within the Larkspur-Corte Madera School District and Tamalpais Union High
School District. The closest elementary school is Neil Cummins Elementary located at 58 Mohawk
Avenue in Corte Madera, and the closest high school is Redwood High School located at 395
Doherty Drive in Larkspur.
Mitigation for impacts on schools is governed by Government Code Section 65995(h) which states
that the payment or satisfaction of a fee, charge, or other requirement levied or imposed pursuant to
Section 17620 of the Education Code is deemed to be full and complete mitigation of the impacts for
the planning, use, development, or the provision of adequate school facilities and Section 65996(b)
states that the provisions of the Government Code provide full and complete school facilities
mitigation. The Town collects school impact fees prior to the issuance of building permits. As such,
potential impacts are considered less than significant.
iv. Parks? Less Than Significant.
The 2009 General Plan Update EIR (Section 4.11.8, page 4.11-47) found that implementation of the
2009 General Plan Update would involve redevelopment/infill development within the General Plan
area (including the project site) that could cause an increase in population and demand for parks
and recreational facilities from the Corte Madera Parks and Recreation Department. However, the
proposed project site and corresponding development density associated with the proposed project
is consistent with the 2009 General Plan Update, and would not exceed population projection for
park facilities evaluated in the Town’s General Plan.
The Quimby Act, Government Code §66477, allows cities and counties to adopt ordinances
requiring the dedication of parkland, fees in lieu of, or a combination of both to be used only for the
purpose of acquiring land for park purposes. Based on the Town’s Municipal Code (Section 17.30),
the project would be required to dedicate 480-540 square feet of land per unit or make an in-lieu
payment to the Town equivalent to the current value of the land. Therefore, impacts would be
considered less than significant and no mitigation is required.
v.

Other public facilities? Less Than Significant.

Impacts to electrical, natural gas, and telephone services were considered less than significant in the
2009 General Plan Update EIR (Section 4.11, pages 4.11-44 and 4.11-47). Therefore, because the
proposed project site and corresponding development density associated with the proposed project
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was contemplated as part of the 2009 General Plan Update EIR, no new impacts would result and
thus, no mitigation would be required. Impacts would be considered less than significant.
Cumulative Impacts
The proposed project would not result in a significant impact to any public services or facilities, nor
would it result in growth beyond what has been planned in the 2009 General Plan Update.
Therefore, the proposed project would not result in incremental effects to public services or facilities
that could be compounded or increased when considered together with similar effects from other
past, present, and reasonably foreseeable probable future projects.
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XV.

RECREATION

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Would the project increase the use of existing
neighborhood and regional parks or other
recreational facilities such that substantial physical
deterioration of the facility would occur or be
accelerated?
b. Does the project include recreational facilities or
require the construction or expansion of recreational
facilities which might have an adverse physical effect
on the environment?

RESPONSES
a.

TO CHECKLIST

QUESTIONS

Would the project increase the use of existing neighborhood and regional parks or other

recreational facilities such that substantial physical deterioration of the facility would occur or be
accelerated? Less Than Significant.
As previously discussed in Section XIV (a), the proposed project’s impact on existing neighborhood
and regional parks would be less than significant. Further, the proposed project would not result in
an increase in the use of recreational facilities such that physical deterioration would occur or be
accelerated. Development of the site would be consistent with the development density
contemplated and analyzed in the 2009 General Plan Update EIR, and thus would not result in new
impacts not previously identified.

The Quimby Act, Government Code §66477, allows cities and counties to adopt ordinances
requiring the dedication of parkland, fees in lieu of, or a combination of both to be used only for
the purpose of acquiring land for park purposes. Based on the Town’s Municipal Code (Section
17.30), the project would be required to dedicate 480-540 square feet of land per unit or make an
in-lieu payment to the Town equivalent to the current value of the land. Potential impacts are
considered less than significant and no mitigation is required.
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b.

Does the project include recreational facilities or require the construction or expansion of

recreational facilities which might have an adverse physical effect on the environment? No
Impact.
The proposed project includes an outdoor common area and a small jungle gym, or “tot lot” area
within the project site. No additional offsite recreational facilities are proposed nor are required for
project implementation. As previously discussed in Section XIV (a), the project’s impact on parks
and recreational facilities would be less than significant, and no mitigation is required.
Cumulative Impacts
As identified in the analysis above, the proposed project would not result in a potentially significant
impact on recreational facilities and services. Therefore, no cumulative impacts on recreational
facilities would result from proposed project implementation. This conclusion is supported by the
cumulative analysis in the previously certified 2009 General Plan Update EIR (Section 4.11, page
4.11-59).
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XVI.

TRANSPORTATION/TRAFFIC

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the
performance of the circulation system, taking into
account all modes of transportation including mass
transit and non-motorized travel and relevant
components of the circulation system, including but
not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass
transit?
b. Conflict with an applicable congestion management
program, including, but not limited to level of
service standards and travel demand measures, or
other standards established by the county congestion
management agency for designated roads or
highways?
c. Result in a change in air traffic patterns, including
either an increase in traffic levels or a change in
location that results in substantial safety risks?
d.Substantially increase hazards due to a design
feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?
e. Result in inadequate emergency access?
f. Conflict with adopted policies, plans, or programs
regarding public transit, bicycle, or pedestrian
facilities, or otherwise decrease the performance or
safety of such facilities?

RESPONSES

TO

CHECKLIST QUESTIONS

A Focused Traffic Analysis was prepared for the project to evaluate whether the proposed project
would generate traffic impacts at locations or in volumes not previously identified in the certified
2009 General Plan Update EIR. The Focused Traffic Study is included as Appendix H to this report.
The traffic study was prepared by Robert Harrison Transportation Planning and peer reviewed by
Kimley-Horn and Associates in June 2014. The results of the traffic analysis are summarized herein
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and address existing traffic conditions in the surrounding area, estimated project trip generation and
distribution, future traffic growth, and an assessment of the project-related impacts on the roadway
system.
a.

Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness

for the performance of the circulation system, taking into account all modes of transportation
including mass transit and non-motorized travel and relevant components of the circulation
system, including but not limited to intersections, streets, highways and freeways, pedestrian and
bicycle paths, and mass transit? Less Than Significant Impact with Mitigation Incorporated.
Intersections, Streets, Highways, and Freeways
The number of proposed project trips anticipated to be generated by the proposed project is
provided in detail in the focused traffic study (Appendix H). Project trips were estimated using the
trip generation factors for the apartment land use compiled by the Institute of Transportation
Engineers (ITE) in the publication Trip Generation, 9th Edition. The apartment land use trip
generation rate used by ITE includes a range of multi-family housing types including
condominiums. The proposed 16-unit multi-family project would generate 107 daily trips, including
9 AM peak hour trips and 10 PM peak hour trips.
Traffic counts were performed for Casa Buena Drive at the proposed project driveway on
Wednesday, March 6, 2014 during the PM peak hour (5:00 PM to 6:00 PM). The peak hour trips
counted on Casa Buena Drive were 105 trips to the north of the project site, and 83 trips to the south
of the project site. The total number of daily trips counted was 1,170 trips (890 southbound and 280
northbound). Based on the design of the Casa Buena Drive, it is defined as Class III two-lane
highway with a peak hour capacity of 900 vehicles per hour, per lane.
Based on the available existing capacity of Casa Buena Drive, the addition of 107 daily trips would
not conflict with any applicable plan, ordinance or policy establishing measures of effectiveness for
the performance of the circulation system. Casa Buena Drive would continue to operate at an
acceptable Level of Service A along the project frontage. The small amount of traffic volume
generated by the proposed project would contribute less than 25 peak hour trips at any of the
intersections in the surrounding area.

Therefore, the project would not adversely affect the

performance of intersection operations.
Transit System, Pedestrian and Bicycle Facilities
There is no regularly scheduled public transit service available to the project site. The nearest bus
stop is located at the intersection of Casa Buena Drive and Tamalpais Drive, approximately 0.8 miles
to the north of the project site.

Additionally, Casa Buena Drive is not designated as a numbered

route in the Marin County bicycle route system and there are no sidewalks along Casa Buena Drive
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near the project site. The project related traffic trips would not adversely affect alternate forms of
transportation in the area, including mass transit, bicycle, or pedestrian routes.
Currently, there are no sidewalks along the west side of Casa Buena Drive. While no sidewalks are
included on the proposed site plan, the applicant will be required to construct sidewalks as part of
the project or enter into a deferred improvement agreement with the Town for construction of
sidewalks at a future time when connectivity to other sidewalks along Casa Buena Drive would be
possible. The proposed project includes a 20-foot development setback from Casa Buena Drive and
would not impede the construction of a future sidewalk, pedestrian, or bicycle route along the west
side of Casa Buena Drive. A loss of sidewalk connectivity for pedestrian access along Casa Buena
Drive would be a potentially significant impact. To ensure that construction of sidewalks on the
project frontage of Casa Buena Drive is incorporated into the project design, a mitigation measure is
required to ensure that the sidewalks are constructed to ensure future sidewalk connectivity on Casa
Buena Drive.
MM TR-1 Prior to the issuance of a grading permit or approval of improvement plans, the
applicant shall, to the satisfaction of the Town Engineer, demonstrate that sidewalks along the
project frontage of Casa Buena Drive are included in the improvement plans or that the applicant
has entered into a deferred improvement agreement with the Town such that the sidewalks can be
constructed at a future date in order to ensure orderly development of sidewalks in the area.
The incorporation of Mitigation Measure TR-1 would reduce potential impacts to less than
significant. Potential impacts are reduced because the mitigation measure requires the project
applicant to construct the sidewalks along the project frontage of Casa Buena Drive as part of project
construction or enter into an agreement to construct the sidewalks at a future time when sidewalk
connectivity along Casa Buena Drive is anticipated. Construction of the sidewalks ensures that the
project contributes to the implementation of alternate transportation routes within the Town.
b.

Conflict with an applicable congestion management program, including, but not limited to

level of service standards and travel demand measures, or other standards established by the
county congestion management agency for designated roads or highways? Less Than Significant.
Because of the low volume of traffic generated by the proposed project, 107 daily trips, including 9
AM peak hour trips and 10 PM peak hour trips, no conflict with an applicable CMP would occur as
a result of the proposed project. As a result, impacts are considered less than significant. No
mitigation is required.
c.

Result in a change in air traffic patterns, including either an increase in traffic levels or a

change in location that results in substantial safety risks? No Impact.
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The proposed project does not include any aviation components or structures where height would
be an aviation concern. Additionally, no substantial new air traffic would be generated at the local
airports in Marin County as a result of the proposed project. The proposed project would not result
in any impacts on air traffic pattern or an increase in traffic levels or a change in location that would
result in a safety risk because the project is a multi-family residential development that is not located
near an airport and the development of the project would not affect airport operations at an airport.
d.

Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous

intersections) or incompatible uses (e.g., farm equipment)? Less Than Significant.
The site specific traffic report (included in Appendix H) was reviewed by the Town Engineer for the
project’s consistency with generally acceptable design practices. The Town Engineer concluded that
project design included adequate turning sight distance, stopping sight distance, and driveway
spacing.

As such, potential impacts are considered less than significant and no mitigation is

required.
e.

Result in inadequate emergency access? Less Than Significant.

The proposed project would improve the driveway access onto the site compared to the existing
conditions. The project design includes appropriate turn-around locations and turning radii for
emergency vehicles to maneuver onsite. Therefore, emergency access impacts are considered less
than significant.
f.

Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or

pedestrian facilities, or otherwise decrease the performance or safety of such facilities? Less Than
Significant.
The proposed project does not conflict with any adopted policies, plans, or programs regarding
public transit, bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of
such facilities. The proposed project includes a 20-foot development setback from Casa Buena Drive
and would not impede the construction of a future sidewalk, pedestrian, or bicycle route along the
west side of Casa Buena Drive. The incorporation of Mitigation Measure TR-1 ensures that the
project contributes to the implementation of alternate transportation routes within the Town. The
low volume of traffic generated by the project does not create new demand for alternative
transportation options.

The project does not require significant roadway or intersection

improvements that would conflict with adopted plans for implementing public transit, bicycle, or
pedestrian facilities. Potential impacts are considered less than significant and no mitigation is
required.
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Cumulative Impacts
The low volume of traffic generated by the proposed project would not result in any significant
direct impacts on any intersections or roadway segments. The project is consistent with the land use
designation and development density established by the existing zoning, community plan, and
General Plan policies for the 2009 General Plan Update. Therefore, cumulative impacts are
considered less than cumulatively considerable.
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XVII.

UTILITIES AND SERVICE SYSTEMS

W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?
b. Require or result in the construction of new water or
wastewater treatment facilities or expansion of
existing facilities, the construction of which could
cause significant environmental effects?
c. Require or result in the construction of new storm
water drainage facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects?
d.Have sufficient water supplies available to serve the
project from existing entitlements and resources, or
are new or expanded entitlements needed?
e. Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the
project’s projected demand in addition to the
provider’s existing commitments?
f. Be served by a landfill with sufficient permitted
capacity to accommodate the project’s solid waste
disposal needs?
g. Comply with federal, state, and local statutes and
regulations related to solid waste?

RESPONSES TO CHECKLIST QUESTIONS

a.

Exceed wastewater treatment requirements of the applicable Regional Water Quality

Control Board? Less Than Significant.
The proposed project would be served by Central Marin Sanitation Agency (CMSA), Sanitary
District #2, and the CMSA Wastewater Treatment Plant.

The wastewater flows from Sanitary

District #2 are conveyed to the Central Marin Sanitation Agency Wastewater Treatment Plant.
Sanitary District

#2

contributes

approximately 10% of the average daily flow to the CMSA

wastewater treatment plant. An analysis of wastewater capacity in the 2009 General Plan Update
EIR determined that the Central Marin Sanitation Agency anticipates that the growth in the Town of
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Corte Madera will not significantly impact treatment capacity or operations at the treatment plant.
The Sanitary District #2 infrastructure includes the clay pipes, lift stations, and force main stations,
which are considered to have adequate capacity to convey future wastewater from the project site.
The proposed project is consistent with the existing land use designations and proposed densities of
the project site. The project would not result in the need for additional capacity at the wastewater
treatment plant or additional wastewater infrastructure to be built offsite. Therefore, potential
impacts due to increased wastewater flows and demand for sanitary sewer conveyance and
treatment facilities generated by the proposed project would be less than significant.
b.

Require or result in the construction of new water or wastewater treatment facilities or

expansion of existing facilities, the construction of which could cause significant environmental
effects? Less Than Significant.
Please see Response XVII (a) above. The Central Marin Sanitation Agency, Sanitary District #2, and
the CMSA Wastewater Treatment Plant have adequate capacity to accommodate the proposed 16
unit development.

Thus, water or wastewater impacts related to implementation of the proposed

project would be less than significant.
c.

Require or result in the construction of new storm water drainage facilities or expansion of

existing facilities, the construction of which could cause significant environmental effects? Less
Than Significant.
As discussed in Section IX, Hydrology and Water Quality, the construction of new stormwater
drainage facilities or expansion of existing facilities would not be required for the proposed project,
because the project would not increase the amount of surface water runoff leaving the site. The
project has incorporated the use of biofiltration swales onsite to limit the amount of surface water
runoff from the site. The application of this best management practice, as well as the application of
the Town’s standard conditions of project approval, would result in an improved condition in
comparison to the existing site conditions. Therefore, the construction of new stormwater drainage
facilities would not cause a significant impact; impacts would be considered less than significant and
no mitigation is required.
d.
Have sufficient water supplies available to serve the project from existing entitlements
and resources, or are new or expanded entitlements needed? Less Than Significant with
Mitigation Incorporated.
Subsequent to the certification of the 2009 General Plan Update EIR, the Marin Municipal Water
District (MMWD) prepared an Urban Water Management Plan (UWMP). Based upon the MMWD
2010 UWMP, adequate water supply is available for the proposed project. Based upon water
demand projections, the UWMP forecasts that the MMWD would serve an additional 222 multiCasa Buena Townhomes
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family units by the year 2015. The 16 units of the proposed project are within the forecasted amount
of 222 multi-family units in the UWMP.
In January 2014, Governor Edmund G. Brown declared a drought state of emergency due to rainfall
totals and snowpack remaining critically low. Additionally, the MMWD Board of Directors have
called for a 25% voluntary rationing for residential customers using over 65 gallons per day.
Even with the drought, the MMWD has indicated that there would be adequate water supply to
accommodate the proposed project. The 2009 General Plan Update EIR recommended incorporation
of mitigation measure MM 4.11.4.1 (Impact 4.11.4.1, page 4.11-26) as an implementation program in
the 2009 General Plan Update to verify the availability of water supplies when development projects
are proposed. The following mitigation measure would be required to reduce the proposed project’s
impacts to water supply to less than significant.
MM UTIL-1 Prior to issuance of a grading permit or approval of improvement plans, the
applicant shall provide final verification of adequate water supply and distribution facilities.
This will include (as applicable) coordination with MMWD to verify water supply adequacy in
a manner consistent with state law requirements (i.e., Senate Bill 610 and Senate Bill 221).
e.

Result in a determination by the wastewater treatment provider which serves or may serve

the project that it has adequate capacity to serve the project’s projected demand in addition to the
provider’s existing commitments? Less Than Significant.
As explained in response XVII (a), Central Marin Sanitation Agency, Sanitary District #2 would
provide wastewater services to the proposed project and has adequate facilities to accommodate
development of the project site. Thus, no additional impacts would result from the proposed project
and impacts would be considered less than significant.
f.

Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid

waste disposal needs? Less Than Significant.
The Mill Valley Refuse Service, which provides waste collection and recycling services for the Town
of Corte Madera, has indicated that there would not be a need for additional facilities, equipment,
and/or staff to adequately serve the infill and redevelopment allowed under the 2009 General Plan
Update. Solid waste collected within the Town of Corte Madera is disposed of at the Redwood
Landfill. The Redwood Landfill is a fully permitted Class III disposal site located approximately 3.5
miles north of the City of Novato, and is used for more than 95% of Marin County’s solid waste
disposal, including solid waste from the Town of Corte Madera. The Redwood Landfill has a
permitted capacity of 19,100,000 cubic yards. The Redwood Landfill is permitted to accept 2,300
tons per day of solid waste. According to the 2009 General Plan Update EIR, buildout of the Town’s
General Plan would generate 9.8 tons per day. The addition of 16 multi-family housing units would
not significantly change the amount of solid waste generated within the Town because the number
of people living in the units was counted in the General Plan Update population counts and would
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not significantly alter the amount of waste generated within the Town. As the project is consistent
with the existing General Plan, potential impacts are considered less than significant.
g.

Comply with federal, state, and local statutes and regulations related to solid waste? Less

Than Significant.
Solid waste disposal services for the project site would be handled by Mill Valley Refuse Service and
the Redwood Landfill. Both entities are subject to the California Integrated Waste Management Act
to meet state waste diversion goals. Both entities offer recycling services to minimize the solid waste
that is deposited it the landfill. Mill Valley Refuse Service offers curbside recycling and green waste
composting. 17 The Redwood Landfill recycles approximately 50% of the materials brought to the
landfill site. 18 The project would be served by these entities and the existing recycling and waste
reduction programs which comply with the California Integrated Waste Management Act.
The Marin Hazardous and Solid Waste Joint Powers Authority (JPA) provides hazardous waste
collection, recycling, and disposal information to ensure compliance with state recycling mandates.
Implementation of Mitigation Measure AIR-2, in Section III., Air Quality would ensure that the
requirements for asbestos containing materials disposal are implemented during demolition
activities onsite. The Marin County Department of Public Works/Waste Management administers
the JPA. The JPA comprises the cities and towns of Belvedere, Corte Madera, Fairfax, Larkspur, Mill
Valley, Novato, Ross, San Anselmo, San Rafael, Sausalito, and Tiburon, and the County of Marin.
The JPA’s purpose is to ensure Marin’s compliance with the California Integrated Waste
Management Act and its waste reduction mandates. The project would comply with the JPA
through the recycling and waste reduction services provided by Mill Valley Refuse Service and the
Redwood Landfill.
Furthermore, the 2009 General Plan Update EIR contemplated the development density of the
proposed project as part of the EIR analysis, no new impact would result from project
implementation. For these reasons, potential impacts are considered less than significant.
Cumulative Impacts
The proposed project would have a less than significant impact with respect to utilities/service
systems. The 2009 General Plan Update EIR evaluated cumulative impacts for wastewater service
(page 4.11-33), water service (page 4.11-29), and solid waste service (page 4.11-39) and impacts were

17
18

Mill Valley Refuse Service, http://www.millvalleyrefuse.com/services/recycling-services , accessed September 25, 2014
Redwood Landfill, http://redwoodlandfill.wm.com/index.jsp, accessed September 25, 2014
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considered less than cumulatively considerable, with the exception of water supply for build out of
the 2009 General Plan Update.

The proposed project would not require additional water or

wastewater infrastructure, nor an increased demand for solid waste disposal to accommodate
building facility operation. The proposed project would result in an incremental increase in the
cumulative water demand within the MMWD service area. However, the proposed project density
is consistent with the demand anticipated in the long range water supply planning evaluated in the
MMWD UWMP. Each individual project is subject to review for utility capacity to avoid
unanticipated interruptions in service or inadequate supplies. Coordination with applicable utility
companies would allow for the provision of utility service to the proposed project and other
developments. The proposed project and other planned projects are subject to connection and
service fees to assist in facility expansion and service improvements triggered by an increase in
demand. Because of the utility planning and coordination activities described above, no significant
cumulative utility impacts are anticipated.
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE
W OULD THE PROJECT:
Less Than
Significant
Potentially

with

Less than

Significant

Mitigation

Significant

No

Impact

Incorporated

Impact

Impact

a. Does the project have the potential to degrade
the quality of the environment, substantially
reduce the habitat of a fish or wildlife species,
cause a fish or wildlife population to drop
below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce
the number or restrict the range of a rare or
endangered plant or animal or eliminate
important examples of the major periods of
California history or prehistory?
b. Does the project have impacts that are
individually limited, but cumulatively
considerable? ("Cumulatively considerable"
means that the incremental effects of a project
are considerable when viewed in connection
with the effects of past projects, the effects of
other current projects, and the effects of
probable future projects)?
c. Does the project have environmental effects
which will cause substantial adverse effects on
human beings, either directly or indirectly?

RESPONSES

TO

CHECKLIST QUESTIONS

a . Does the project have the potential to degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below
self-sustaining levels, threaten to eliminate a plant or animal community, reduce the number or
restrict the range of a rare or endangered plant or animal or eliminate important examples of the
major periods of California history or prehistory? Less Than Significant Impact.
The potential to degrade the quality of the environment, substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important examples of the major periods of California
history or prehistory were considered in the response to each question in the respective sections
(Sections IV and V) of this checklist. In addition to project specific impacts, this evaluation
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considered the project’s potential for significant cumulative effects. There is no substantial evidence
that there are biological or cultural resources that are affected or associated with this project.
Therefore, this project has been determined not to meet this Mandatory Finding of Significance.
b. Does the project have impacts that are individually limited, but cumulatively considerable?
("Cumulatively considerable" means that the incremental effects of a project are considerable
when viewed in connection with the effects of past projects, the effects of other current projects,
and the effects of probable future projects)? Less Than Significant Impact.
Per the criteria for evaluating environmental impacts in this Initial Study, the potential for adverse
cumulative effects were considered in the response to each question in sections I through XVIII of
this checklist. In addition to project specific impacts, this evaluation considered the project’s
potential for incremental effects that are cumulatively considerable. As a result of this evaluation,
there is no substantial evidence that there are cumulative effects associated with this project.
Therefore, this project has been determined not to meet this Mandatory Finding of Significance.
c. Does the project have environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly? Less Than Significant Impact.
In the evaluation of environmental impacts in this Initial Study, the potential for adverse direct or
indirect impacts to human beings were considered in the response to certain questions in sections I.
Aesthetics, III. Air Quality, VI. Geology and Soils, VIII. Hazards and Hazardous Materials, IX.
Hydrology and Water Quality, XII. Noise, XIII. Population and Housing, and XVI. Transportation
and Traffic. As a result of this evaluation, there is no substantial evidence that there are adverse
effects on human beings associated with this project. Therefore, this project has been determined not
to meet this Mandatory Finding of Significance.
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