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Adam Wolff, Interim Town Manager 
Page 2 

 
 

requirements pursuant to Government Code section 65400. With a compliant housing 
element, the Town will meet housing element requirements for these and other funding 
sources.  
 
For your information, some general plan element updates are triggered by housing 
element adoption. HCD reminds the Town to consider timing provisions and welcomes 
the opportunity to provide assistance. For information, please see the Technical 
Advisories issued by the Governor’s Office of Planning and Research at: 
https://www.opr.ca.gov/planning/general-plan/guidelines.html.  
 
We are committed to assisting the Town in addressing all statutory requirements of 
State Housing Element Law. If you have any questions or need additional technical 
assistance, please contact Fidel Herrera, of our staff, at Fidel.Herrera@hcd.ca.gov. 
  
Sincerely, 

 
Paul McDougall 
Senior Program Manager 
 
 
Enclosure

https://www.opr.ca.gov/planning/general-plan/guidelines.html
mailto:Fidel.Herrera@hcd.ca.gov
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APPENDIX 
TOWN OF CORTE MADERA 

 
The following changes are necessary to bring the Town’s housing element into compliance 
with Article 10.6 of the Government Code. Accompanying each recommended change, we 
cite the supporting section of the Government Code.  
 
Housing element technical assistance information is available on HCD’s website at 
https://www.hcd.ca.gov/hcd-memos. Among other resources, the housing element section 
contains HCD’s latest technical assistance tool, Building Blocks for Effective Housing 
Elements (Building Blocks), available at https://www.hcd.ca.gov/building-blocks and 
includes the Government Code addressing State Housing Element Law and other 
resources. 

 
 

A. Review and Revise 
 
Review the previous element to evaluate the appropriateness, effectiveness, and 
progress in implementation, and reflect the results of this review in the revised element. 
(Gov. Code, § 65588 (a) and (b).) 
 
As part of the review of programs in the past cycle, the element must analyze the 
effectiveness of goals, policies, and related actions in meeting the housing needs of 
special needs populations (e.g., elderly, persons with disabilities, large households, 
female-headed households, farmworkers and persons experiencing homelessness). 
Programs should be revised as appropriate to reflect the results of this evaluation. 
 
In addition, some programs must still report on progress in implementation and then 
evaluate the effectiveness of the program. For example, Program H-1.2.b should 
discuss how many discrimination complaints were referred then evaluate whether the 
program was effective. Similarly, Program H-1.4.a.a should state if the Town 
established standards and procedures for mobile homes then evaluate the effectiveness 
of those efforts.  
 
 

B. Housing Needs Resources and Constraints 
 
1. Affirmatively further[ing] fair housing in accordance with Chapter 15 (commencing 

with Section 8899.50) of Division 1 of Title 2…shall include an assessment of fair 
housing in the jurisdiction. (Gov. Code, § 65583, subd. (c)(10)(A).) 

 
Local to Regional Patterns: The element must include specific analysis of local to 
regional patterns that compares the Town to the broader Bay Area region. This 
analysis must particularly address income, disparities in access to opportunities 
(composite) and racially concentrated areas of affluence (RCAA) and consider local 
data and knowledge and other relevant factors such as historical land use and other 
practices.  

https://www.hcd.ca.gov/hcd-memos
https://www.hcd.ca.gov/building-blocks
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Based on a complete analysis, the element should re-consider and re-prioritize 
contributing factors to fair housing issues and formulate appropriate policies and 
programs (not limited to the regional housing need allocation (RHNA)) to target 
significant and meaningful affirmatively furthering fair housing (AFFH) outcomes. 
This evaluation should utilize HCD’s RCAA’s data available at 
https://www.hcd.ca.gov/affirmatively-furthering-fair-housing. 
 
Disproportionate Housing Needs: The element includes some general information on 
persons experiencing homelessness but should also evaluate patterns of need, 
including access to transportation and services.  

 
Contributing Factors to Fair Housing Issues: While the element lists contributing 
factors such as fair housing complaints, housing conditions and community 
opposition, these factors do not appear to have a reasonable relationship to the 
assessment of fair housing. For example, the element identifies substandard 
housing conditions as a contributing factor but also notes less than five percent of 
the housing stock or less than ten structures need rehabilitation (p. C-110). The 
element should re-evaluate and re-prioritize contributing factors and should 
incorporate the outcomes of a complete analysis. Contributing factors create, 
contribute to, perpetuate, or increase the severity of fair housing issues and are 
fundamental to adequate goals and actions. Examples include community opposition 
to affordable housing, housing discrimination, land use and zoning laws, lack of 
regional cooperation, location and type or lack of affordable housing and lack of 
public or private investment in areas of opportunity or affordable housing choices. 
The analysis shall result in strategic approaches to inform and connect goals and 
actions to mitigate contributing factors to affordable housing. 

 
2. Include an analysis of population and employment trends and documentation of 

projections and a quantification of the locality's existing and projected needs for all 
income levels, including extremely low-income households. (Gov. Code, § 65583, 
subd. (a)(1).) 
 
Include an analysis and documentation of household characteristics, including level 
of payment compared to ability to pay, housing characteristics, including 
overcrowding, and housing stock condition. (Gov. Code, § 65583, subd. (a)(2).) 
 
Extremely Low-Income Households (ELI): The element includes some basic 
information regarding ELI households such as the number of households. However, 
given the unique and disproportionate needs of ELI households, the element must 
include analysis to better formulate policies and programs. For example, the element 
should analyze tenure, cost burden and other household characteristics, compare 
those characteristics to other income and special needs groups then examine the 
availability of resources to determine gaps in housing needs. Finally, the element 
should examine the success of past efforts and formulate an appropriate 
programmatic response given the magnitude of the need.  
 

https://www.hcd.ca.gov/affirmatively-furthering-fair-housing
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Overpayment: The element must quantify and analyze the number of lower-income 
households overpaying by tenure (i.e., renter and owner). 
 

3. An inventory of land suitable and available for residential development, including 
vacant sites and sites having realistic and demonstrated potential for redevelopment 
during the planning period to meet the locality’s housing need for a designated 
income level, and an analysis of the relationship of zoning and public facilities and 
services to these sites. (Gov. Code, § 65583, subd. (a)(3).)  
 
Sites Inventory: HCD is aware of the Town’s intent to rezone sites to accommodate RHNA 
for the sixth cycle and that zoning will be completed by January 31, 2023. Should the 
rezone not occur prior to the start of the sixth cycle planning period, the Town must include 
a rezone program that includes all by right requirements consistent with Government Code 
Section 65583.2, subdivisions (h) and (i).  
 
Realistic Capacity: The estimate of the number of units for each site must be adjusted as 
necessary, generally based on the land use controls and site improvements and typical 
densities of existing or approved residential developments at a similar affordability level. 
The element lists a few recent projects (pp. 78 and 79); however, given the element is 
assuming 100 percent of maximum allowable densities, it should list all recent projects. 
The listing should evaluate projects by zone, maximum allowable density, parcel size, 
number of units, affordability, and frequency of exceptions such as density bonuses. This 
analysis should particularly examine trends based on zones and size of projects and 
demonstrate those circumstances are similar to identified sites. Alternatively, the element 
could rescale assumptions less than maximum allowable density (e.g., 80 to 90 percent 
and 50 percent). 
 
Also, where zoning allows 100 percent nonresidential uses, the calculation of residential 
capacity should account for the likelihood of 100 percent nonresidential development. For 
example, the element could analyze all development activity in nonresidential zones 
allowing 100 percent nonresidential uses, how often residential development occurs and 
adjust residential capacity calculations, policies, and programs accordingly. This analysis 
may incorporate any proposed policies such as residential performance standards, 
prohibition of commercial uses and should clarify that all zones allow residential uses, 
particularly 100 percent residential uses. 
 
Nonvacant Sites: Nonvacant sites accommodate 50 percent or more of the lower-income 
need, the housing element must describe “substantial evidence” that the existing use does 
not constitute an impediment for additional residential use on the site. Absent findings 
(e.g., adoption resolution) based on substantial evidence, the existing uses will be 
presumed to impede additional residential development and will not be utilized toward 
demonstrating adequate sites to accommodate the RHNA. 
 
Small Sites: Sites smaller than a half-acre in size are deemed inadequate to 
accommodate housing for lower-income housing unless it is demonstrated that sites of 
equivalent size and affordability were successfully developed during the prior planning 
period or unless the housing element describes other evidence to HCD that the site is 
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adequate to accommodate lower-income housing. (Gov. Code, § 65583.2, subd. 
(c)(2)(A).) The element lists small sites but must also evaluate whether those sites are 
suitable to accommodate housing for lower income households and add or modify 
programs as appropriate. For example, the element could list past consolidations by the 
number of parcels, number of owners, zone, number of units, affordability and 
circumstances leading to consolidation and then relate those trends to the identified sites 
or could explain the potential for consolidation on a site-by-site basis. 

 
Zoning for a Variety of Housing Types:  
 

• Emergency Shelters: The element should analyze whether parking requirements 
comply with AB139/Government Code section 65583, subdivision (a)(4)(A) or 
include a program to comply with this requirement.  

• Supportive Housing: The element should describe the Town’s procedure for 
complying with Government Code section 65651, subdivision. Section 65651 
requires jurisdictions to allow supportive housing by right in zones allowing 
multifamily housing, including mixed-use and nonresidential zones when the 
development meets certain requirements. 

• Low Barrier Navigation Center: Low Barrier Navigation Centers shall be a use by-
right in zones where multifamily and mixed uses are permitted, including 
nonresidential zones permitting multifamily uses pursuant to Government Code 
section 65660. The element must demonstrate compliance with this requirement 
and include programs as appropriate. 

 
Electronic Sites Inventory: Pursuant to Government Code section 65583.3, subdivision (b), 
upon adoption of the housing element, the Town must submit an electronic version of the 
sites inventory with its adopted housing element to sitesinventory@hcd.ca.gov. Please 
note, the Town must utilize standards, forms, and definitions adopted by HCD when 
preparing the sites inventory. Please see HCD’s housing element webpage at 
https://www.hcd.ca.gov/community-development/housing-element/index.shtml#element for 
a copy of the form and instructions. The Town can reach out to HCD at 
sitesinventory@hcd.ca.gov for technical assistance.  

 
4. An analysis of potential and actual governmental constraints upon the maintenance, 

improvement, or development of housing for all income levels, including the types of 
housing identified in paragraph (1) of subdivision (c), and for persons with disabilities as 
identified in the analysis pursuant to paragraph (7), including land use controls, building 
codes and their enforcement, site improvements, fees and other exactions required of 
developers, and local processing and permit procedures... (Gov. Code, § 65583, subd. 
(a)(5).). 
 
Land Use Controls: The element must analyze the height requirement (p. 111) of 30 feet 
(2 stories) in the Affordable Housing Overlay (AHO) as a potential constraint on housing. 
Should the analysis determine the height standards are a constraint on residential 
development, it must include a program to address or remove any identified constraints. 
 

mailto:sitesinventory@hcd.ca.gov
https://www.hcd.ca.gov/community-development/housing-element/index.shtml#element
mailto:sitesinventory@hcd.ca.gov
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On/off-site improvement: While the element states the town is built out, and all 
infrastructure, including curbs, gutters, sidewalks, streets, and utilities are in place. The 
element must still identify typical on and off-site improvement requirements and analyze 
their impact as potential constraints on housing cost, supply (number of units) and 
feasibility. 
 
Processing and Permit Procedures: The element indicates that the Town implements a 
form-based code as part of Title 22 when a proposed development project requests permit 
streamlining. However, it must describe and analyze the typical objective standards for a 
typical single family and multifamily development. Secondly, the element should also 
describe and analyze the permit and entitlement process for a typical single family and 
multifamily development that meets zoning requirements. The analysis should address 
processes, decision making bodies, number of hearings, approval findings and total typical 
time necessary to complete the entitlement process. Finally, the element states that a 
design review permit is required for the “R” districts for any structure or addition larger than 
250 square feet or taller than 15 feet. The element includes the findings for approval on 
page 123, however the following findings should be analyzed as a potential constraint on 
approval certainty and should include a program(s) to address or remove the identified 
constraints: 
 

• “The project is in scale and harmonious with development in the vicinity,”  
• “Development materials and techniques are high quality,” and  
• “The structure(s), site plan, and landscaping have an internal sense of order,”  

 
Housing for Persons with Disabilities: The element on page 128 describes the Town 
currently has a procedure for requesting and granting a reasonable accommodation for 
persons with disabilities, however the element should also describe approval findings and 
the process for providing reasonable accommodations. 
 
SB 35 Streamlined Ministerial Approval Process: The element must identify and analyze 
written procedures for the SB 35 Streamlined Ministerial Approval Process and add a 
program if necessary. 
 
Transparency: Zoning, Development Standards and Fees: The element should clarify its 
compliance with new transparency requirements for posting all zoning and development 
standards, and fees for each parcel on the jurisdiction’s website pursuant to Government 
Code section 65940.1(a)(1). 
 

5. An analysis of potential and actual nongovernmental constraints upon the maintenance, 
improvement, or development of housing for all income levels, including the availability of 
financing, the price of land, the cost of construction, the requests to develop housing at 
densities below those anticipated in the analysis required by subdivision (c) of 
Government Code section 65583.2, and the length of time between receiving approval for 
a housing development and submittal of an application for building permits for that housing 
development that hinder the construction of a locality’s share of the regional housing need 
in accordance with Government Code section 65584... (Gov. Code, § 65583, subd. (a)(6).) 
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Approval Time and Requests for Lesser Densities: The element must address requests to 
develop housing at densities below those anticipated in the sites inventory. While Table 25 
on page 126 lists processing times for the various land use approvals that could be 
required for residential projects, it should also describe the length of time between 
receiving approval for housing development and submittal of application for building 
permits. The analysis must address any hinderances on housing development and 
programs should be added as appropriate. 
 
 

C. Housing Programs 
 

1. Include a program which sets forth a schedule of actions during the planning period, each 
with a timeline for implementation, which may recognize that certain programs are 
ongoing, such that there will be beneficial impacts of the programs within the planning 
period, that the local government is undertaking or intends to undertake to implement the 
policies and achieve the goals and objectives of the Housing Element. (Gov. Code, § 
65583, subd. (c).) 
 
To haves a beneficial impact in the planning period and achieve the goals and objectives 
of the housing element, Programs must have specific commitment and discrete timing 
(e.g., at least annually or by January 2024) early in the planning period. Several programs 
utilize language such as “consider” and “explore” and should commit to actual outcomes 
with language like “adopt”, “amend”, “complete”, “establish”, “explore and revise”. 
Examples include Programs H-1.4.a – Housing Types and H-1.6.b - Visitability Ordinance. 
Other Examples of programs that should be revised include but are not limited to: 
 

• Program H-1.5.b (The Casa Buena Permanent Supportive Housing): The program 
should commit to how often community meetings will be facilitated (e.g., annually, 
biannually).  

• Program H-1.7.a (Incentives for Senior Housing): The program should clarify the 
kinds of incentives for senior housing. 

• Program H-2.3.b (Affordable Housing Fund): The program should commit to how 
often the housing fund will be used toward affordable housing.  

 
2. Identify actions that will be taken to make sites available during the planning period with 

appropriate zoning and development standards and with services and facilities to 
accommodate that portion of the city’s or county’s share of the regional housing need for 
each income level that could not be accommodated on sites identified in the inventory 
completed pursuant to paragraph (3) of subdivision (a) without rezoning, and to comply 
with the requirements of Government Code section 65584.09. Sites shall be identified as 
needed to facilitate and encourage the development of a variety of types of housing for all 
income levels, including multifamily rental housing, factory-built housing, mobilehomes, 
housing for agricultural employees, supportive housing, single-room occupancy units, 
emergency shelters, and transitional housing. (Gov. Code, § 65583, subd. (c)(1).) 
 
As noted in Finding B3, the element does not include a complete site analysis, therefore, 
the adequacy of sites and zoning were not established. Based on the results of a complete 
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sites inventory and analysis, the Town may need to add or revise programs to address a 
shortfall of sites or zoning available to encourage a variety of housing types. 
 

3. The Housing Element shall contain programs which assist in the development of adequate 
housing to meet the needs of extremely low-, very low-, low- and moderate-income 
households. (Gov. Code, § 65583, subd. (c)(2).) 
 
Assist in Development Programs: Program H-2.10.a (Incentives for Affordable Housing) 
should be expanded to ELI and all special needs households (e.g., farmworkers, elderly, 
homeless and persons disabilities, including developmental). In addition, the program 
should commit to discrete timing (e.g., at least annual) and proactive efforts such as at 
least annual contact with affordable housing developers to identify development 
opportunities as well as assisting with funding beyond the Affordable Housing Fund.  
 

4. Address and, where appropriate and legally possible, remove governmental and 
nongovernmental constraints to the maintenance, improvement, and development of 
housing, including housing for all income levels and housing for persons with disabilities. 
The program shall remove constraints to, and provide reasonable accommodations for 
housing designed for, intended for occupancy by, or with supportive services for, persons 
with disabilities. (Gov. Code, § 65583, subd. (c)(3).) 
 
As noted in Findings B4 and B5, the element requires a complete analysis of potential 
governmental and nongovernmental constraints. Depending upon the results of that 
analysis, the Town may need to revise or add programs and address and remove or 
mitigate any identified constraints.  

 
5. Promote and affirmatively further fair housing opportunities and promote housing 

throughout the community or communities for all persons regardless of race, religion, sex, 
marital status, ancestry, national origin, color, familial status, or disability, and other 
characteristics... (Gov. Code, § 65583, subd. (c)(5).) 
 
As noted in Finding B1, the element must include a complete assessment of fair housing. 
Based on the outcomes of that analysis, the element must add or modify programs. Goals and 
actions must specifically respond to the analysis and to the identified and prioritized 
contributing factors to fair housing issues and must be significant and meaningful enough to 
overcome identified patterns and trends. Actions must have specific commitment, metrics, 
milestones and geographic targeting and, as appropriates must address housing mobility 
enhancement, new housing choices and affordability in higher opportunity or higher income 
areas, place-based strategies for community preservation and revitalization and displacement 
protection. Programs should put particular emphasis on housing mobility and new 
opportunities (choices and affordability) in higher resource or income areas throughout the 
Town, should not be limited to the RHNA and, instead, target meaningful change in terms of 
fair housing issues beyond the Town’s borders. 
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111 LUCKY DRIVE 
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KETTLE LAGOON)
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41 TAMAL VISTA BLVD. 
• LARGE SCALE (2.11 ACRES)
• FLOOD PLAIN/FLAT
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FAMILY NEIGHBORHOOD CORRIDOR CONTEXT
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• MID SCALE (1.76 ACRES)
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100 TAMAL PLAZA 
• MID SCALE (1.5 ACRES)
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240 TAMAL VISTA BLVD. 
• MID SCALE (1.57 ACRES)
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1400 REDWODD HWY. (MACY’S SITE) 
• LARGE SCALE (7.48 ACRES)
• FLOOD PLAIN/FLAT
• REGIONAL SHOPPING CENTER CONTEXT
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Site    
# 

Parcel       
Number Address GP Designation Zoning  

District 
Size     
(acres) 

Allowable 
Density  
(du/ac) 

Realistic    
Develop. 
Capacity 

Very      
Low Low Mod. Above      

Mod. 

Environmental 
Constraints 

1 024-031-25 41 Tamal Vista  Blvd  Mixed Use Overlay         
Corridor MX-1 2.11 35 74 48 26 - - Special Flood 

Hazard Area 

2 
024-011-70 400 Tamal Plaza Mixed Use Overlay     

Corridor M 1.43 35 
105 34 18 53 - 

Special Flood      
Hazard Area 

024-011-71 500 Tamal Plaza Mixed Use Overlay     
Corridor M 1.57 35 

3 

024-041-15 2 Fifer Ave. Mixed Use Overlay     
Corridor O 1.08 35 

120 12 6 6 96 

Special Flood 
Hazard Area 

024-041-02 10 Fifer Ave. Mixed Use Overlay     
Corridor C-3 1.03 35 

024-041-12 110 Nellen Ave. Mixed Use Overlay    
Corridor C-3 0.82 35 

024-041-16 150 Nellen Ave. Mixed Use Overlay    
Corridor C-3 0.52 35 

4 024-041-17 111 Lucky Dr. 

Mixed Use Overlay  
Neighborhood C-3 1.67 25 25 16 9 - - 

Special Flood 
Hazard Area; 0.68 
acre is Black Kettle 
Lagoon 

5 024-032-22 1400 Redwood  Hwy  Mixed Use Overlay  
Core C-2 7.48 40 300 30 15 15 240 Special Flood 

Hazard Area 

6 026-011-27 5804 Paradise Dr. Mixed Use Overlay    
Corridor C-4 1.16 35 41 27 14 - - Special Flood 

Hazard Area 

 7 

026-021-20 5750 Paradise Dr. Mixed Use Overlay    
Corridor C-4 0.60 35 

62 6 3 3 50 

Special Flood 
Hazard Area 

026-021-15 Paradise Drive & Koc  
Road 

Mixed Use Overlay    
Corridor C-4 0.36 35 

026-021-19 Paradise Drive & Koc  
Road 

Mixed Use Overlay    
Corridor C-4 0.80 35 

8 

026-071-28 5651 Paradise Dr. Mixed Use Overlay  
Neighborhood C-1 1.33 25 

33 22 11 - - 

Special Flood 
Hazard Area 

026-071-65  Mixed Use Overlay  
Neighborhood C-1 0.09 25 

026-071-66  Mixed Use Overlay- 
Neighborhood C-1 0.13 25 



Site    
# 

Parcel       
Number Address GP Designation Zoning  

District 
Size     
(acres) 

Allowable 
Density  
(du/ac) 

Realistic    
Develop. 
Capacity 

Very      
Low Low Mod. Above      

Mod. 

Environmental 
Constraints 

9 024-011-67 100 Tamal Plaza Mixed Use Overlay     
Corridor M 1.50 35 53 3 4 3 43  

10 024-011-66 240 Tamal Vista Blvd  Mixed Use Overlay     
Corridor 0 1.57 35 55 4 4 3 44 Special Flood   

Hazard Area 

11 033-021-03 Meadowcrest Dr. Hillside Residential R-1-A 4.06 2.2 1    1 
Hillside Land 
Capacity District; 
WUI 

12 025-251-04 Meadowcrest Dr. Hillside Residential R-1-C 3.85 2.2 1    1 
Hillside Land 
Capacity District; 
WUI 

13 025-241-87 Fairview Ave. Hillside Residential R-1-B 0.52 2.2 1    1 
Hillside Land 
Capacity District; 
WUI 

14 025-111-05 23 Buena Vista Ave. Low Density   
Residential R-1 0.64 5.8 1    1 WUI 

15 025-111-34 530 Chapman Dr. Low Density   
Residential R-1 0.59 5.8 1    1 WUI 

16 024-062-38 106 Walnut Low Density   
Residential R-1 0.27 5.8 1    1 WUI 

17 033-031-67 Meadow Valley Rd. Hillside Residential R-1-A 0.59 2.2 2    2 WUI 
18 033-031-69 Meadowsweet Dr. Hillside Residential R-1-A 0.47 2.2 2    2 WUI 
19 033-031-68 Meadowsweet Dr. Hillside Residential R-1-A 0.50 2.2 2    2 WUI 

20 033-021-12 1035 Meadowsweet  
Drive Hillside Residential R-1-A 0.56 2.2 1    1 WUI 

21 025-051-01 208 Chapman Dr. Low Density 
Residential R-1 0.14 5.8 1    1 WUI 

22 025-221-10 499 Montecito Dr. Hillside Residential R-1-A 2.02 2.2 1    1 

Hillside Land 
Capacity District; 
WUI 
 

23 033-041-12 1161 Meadowsweet 
Dr. Hillside Residential R-1-A 1.97 2.2 1    1 

Hillside Land 
Capacity District; 
WUI 



Site    
# 

Parcel       
Number Address GP Designation Zoning  

District 
Size     
(acres) 

Allowable 
Density  
(du/ac) 

Realistic    
Develop. 
Capacity 

Very      
Low Low Mod. Above      

Mod. 

Environmental 
Constraints 

24 025-181-05 817 Meadowsweet D  Hillside Residential R-1-A 1.48 
2.2 

1    1 
Hillside Land 
Capacity District; 
WUI 

25 025-201-06 18 Alta Terrace Hillside Residential R-1-A 0.71 2.2 1    1 WUI 
26 025-181-16 3 Lupine Drive Hillside Residential R-1-A 1.0 2.2 1    1 WUI 

27 025-063-05 645 Tamalpais Drive Mixed-Use  
Commercial C-1 0.46 15.1 3    3 Special Flood 

Hazard Area; WUI 

28 026-143-13 Sonora Way  Low Density 
Residential R-1 0.95 5.8 3    3 WUI 

29 025-182-13 1591 Casa Buena Dr  Mixed-Use  
Commercial C-3 0.28 15.1 18 18    Special Flood 

Hazard Zone; WUI 
ADUs Various Various Various Various Various 100 30 30 30 10  
TOTAL 1,011 250 140 113 508  
RHNA 725 213 123 108 281  
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December 9, 2022 

Martha Battaglia 
Senior Planner 
Town of Corte Madera 
240 Tamal Vista Boulevard, Suite 110 
Corte Madera, CA 94925 

Re: Errata to the Final Subsequent EIR, Town of Corte Madera 6th Cycle (2023-2031) 
Housing Element Update 

Dear Martha, 

This is an errata to the above- referenced SEIR addressing proposed changes to the 
project description for the Town of Corte Madera 6th Cycle (2023-2031) Housing Element 
project, which includes an update to the Town’s housing element, safety element, land 
use element, and zoning code. A draft SEIR was prepared and released for the required 
45-day public review period between October 7, 2022 and November 21, 2022. A final 
SEIR was subsequently prepared on December 8, 2022.  

Revised Project Description 
Per your memorandum, dated December 1, 2022, EMC Planning Groups staff 
understands the following project description changes have been made to the 6th Cycle 
Housing Element Update project: 

Removal of Site 1 as a Housing Opportunity Site 
 Site 1 – 601 Tamalpais Drive has been removed as a Housing Opportunity Site 

from the Site Inventory. The evaluation in the SEIR assumed that this site 
would be developed with 11 units. 

• • • 
Planningfor Success. 

EMC PLANNING GROUP INC. 
A LAND USE PLANNING & DESIGN l<~IRM 

601 Abrego Street, Monterey, CA 93940 Tel 831·649·1700 Fax 831·649·8309 

w-w,v.emcplanning.com 
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Increase Density for Senior Housing Projects 
 The draft zoning ordinance amendment includes Special Standards for Senior 

Housing projects. These provisions allow for an increase of five (5) dwelling 
units/acre above the base density established for each housing opportunity site. 

 Based on prior meetings with a developer that specializes in this type of 
development, it is Town staff’s understanding that the unit sizes in a Senior 
Housing project would be smaller than that of a market rate development 
(projects are typically developed with mostly one-bedroom units). 

 Staff anticipates that no more than five sites would be developed with a senior 
only housing project. This type of development would not occur at the Macy’s 
site. 

 Applying the increase of five (5) additional dwelling units per acre to the five 
largest sites (excluding the Macy’s site) results in an increase of 60 additional 
units beyond that analyzed in the SEIR. 

Residential Care Facilities 
 The draft zoning ordinance amendment includes this type of use as a 

conditional use in the HE-1 and HE-2 sub-areas. 

 The maximum allowable height would be 35 feet for Site 1 (111 Lucky Drive – 
formerly site 5) and Site 2 (5651 Paradise Drive – formerly 9) the same as what 
was analyzed in the SEIR. 50 feet for Sites 3-9 (refer to the attached revised 
opportunity sites map for locations/addresses) is also the same height as what 
was analyzed in the SEIR for each of these sites. 

 The density established in these sub-areas would not apply to this use. 
Residential care facilities are considered a commercial use thus the densities in 
these sub-areas do not apply. 

 The allowable floor area ratio (FAR) would be established through the 
discretionary review process – Design Review and Conditional Use Permit. 

In addition, the previous housing opportunity sites map has been revised and the 
opportunity sites renumbered to reflect the removal of the previously identified Site 1. 
This revised opportunity sites map, with the revised site numbering, is included as an 
Attachment A. 



Martha Battaglia 
Town of Corte Madera 
December 9, 2022, Page 3 

SEIR Impacts Analysis Review 
The following is a brief discussion of each of the previously identified significant 
impacts from the SEIR and how the revised project description does or does not alter the 
conclusions of the SEIR. 

Visual Resources & Aesthetics 
The proposed changes would result in the removal of one housing site and therefore, 
there would be no impact associated with that site. The proposed changes to the density 
for the Senior Housing would still be subject to the same site coverage and height 
limitation in the zoning code and therefore, there would be no change in the visual 
impact associated with that change. Additionally, under the proposed project 
description changes for “Residential Care Facilities,” the maximum allowable height 
would be 35 feet for Sites 1 & 2 (the same as what was analyzed in the SEIR) and 50 feet 
for Sites 3-9 (the same as what was analyzed in the SEIR). Therefore, the visual analysis 
prepared for the SEIR would not substantially change and the level of impact and 
mitigation measures identified would still apply to the proposed project, and no further 
environmental analysis for the project with the proposed changes would be required. 

Transportation 
As reflected in the memorandum prepared by Hexagon Transportation Consultants and 
dated December 5, 2022 (see Attachment B), removal of Site 1 would not result in a 
change to the estimated vehicle miles traveled (VMT) per capita for the previous project 
description, although it would result in fewer vehicle trips generated and fewer VMT 
overall. Development of senior housing on some sites would result in fewer trips as well 
as shorter trips despite the increase in the number of dwelling units (60 units). Senior 
housing units generate fewer and shorter trips than conventional housing, thus this 
change will actually reduce VMT despite the increased number of housing units. Finally, 
the Residential Care Facility component is an allowed commercial use in the mixed-use 
designations for the housing sites and therefore, is adequately evaluated in the SEIR. 
Therefore, the total VMT and the VMT per capita for the project with the proposed 
changes would be lower than the VMT per capita for the previous project description. 

Air Quality, Greenhouse Gas Emissions, Energy, and Noise 
As addressed under “Transportation” above, as vehicle miles traveled (VMT) in total 
and per capita, and trip generation total, is reduced due to the project description 
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changes, impacts associated with air quality, greenhouse gas emissions, and energy are 
concurrently reduced. Therefore, the air quality, GHG, and energy impacts analysis 
prepared for the SEIR would still be adequate and the level of impact and mitigation 
measures identified would still apply to the proposed project. No further environmental 
analysis for the project with the proposed changes would be required. 

Biological Resources 
Biological impacts associated with the proposed project and identified in the SEIR 
would not significantly change as a result of the project description changes. Removal of 
one opportunity site (601 Tamalpais Drive) would result in no physical change at this 
location, which is located in an urbanized area with trees. Therefore, the change in 
biological resources impacts associated with this site would be somewhat beneficial, as 
no trees would be removed and therefore, there would be no potential impacts 
associated with nesting bird. Additionally, the addition of 60 units across five sites 
and/or site-specific density or use changes would not substantially change the level of 
project impact previously identified. Therefore, the biological resources impact analysis 
prepared for the SEIR would still be adequate and the level of impact and mitigation 
measures identified would still apply to the proposed project. No further environmental 
analysis for the project with the proposed changes would be required. 

Public Services 

Introduction – Persons per Household 

Public services-related impacts are determined utilizing population generation. The 
SEIR calculated the population increase of the proposed project utilizing the State 
Department of Finance’s 2.47 persons per household figure for Corte Madera multiplied 
by the anticipated number of units from the Housing Element Update (883 residential 
units x 2.47 persons per household = 2,181 new residents by 2031).  

The project description changes would result in 932 new residential units for a net 
increase of 49 new residential units over the 883 units evaluated in the SEIR. The 
proposed project changes include the elimination of 11 residential units (former Site 1) 
and up to an additional 60 senior residential units spread across five housing 
opportunity sites.  
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Using a similar methodology for the revised project, with a slight reduction in the 
persons per household for senior residential units (2 persons per household), the revised 
project would result in 2,154 new residents from the non-senior residential units (872 
non-senior residential units x 2.47 persons per household = 2,154) and approximately 120 
senior residents from the senior residential units (60 senior residential units x 2 persons 
per household = 120 senior residents) for a grand total of 2,274 new residents. This 
represents a net increase of 93 residents (4.3 percent increase) over the population 
evaluated in the SEIR. 

Fire Protection  

An increase in 93 new residents, or 49 residential units, over the project evaluated in the 
SEIR would not substantially increase fire protection services impacts previously 
identified. Developers of new residential project would be required to comply with the 
payment of a fee, per Mitigation Measure 11-1. Therefore, the fire protection services 
environmental impacts analysis prepared for the SEIR would still be adequate and the 
level of impact and mitigation measure identified would still apply to the proposed 
project. No further environmental analysis for the project with the proposed changes 
would be required. 

Law Enforcement 

The SEIR identified no environmental impact due to increased demand for law 
enforcement services as a result of the Housing Element Update. An increase in 93 new 
residents over the project evaluated in the SEIR would not substantially increase law 
enforcement demand. Therefore, the law enforcement impacts analysis prepared for the 
SEIR would still be adequate. No further environmental analysis for the project with the 
proposed changes would be required. 

Public Schools 

The SEIR identified a total of 619 new students generated as a result of the Housing 
Element Update and determined that no impact would occur due to an increased 
demand for public school facilities in Corte Madera. The revised project description 
would result in a net decrease in residential units that would produce school-age 
students as it is assumed the 60 new senior residential unit would result in no new 
student population generation, and the 11 multi-family units associated with former 
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Site 1 would no longer apply. Therefore, the public schools facilities impact analysis 
prepared for the SEIR would still be adequate. No further environmental analysis for the 
project with the proposed changes would be required. 

Parks and Recreation 

An increase in 93 new residents, or 49 residential units, over the project evaluated in the 
SEIR would not substantially increase demand for parks and recreation facilities and the 
associated environmental impacts previously identified in the SEIR. Developers of new 
residential project would be required to comply with the requirement to provide active 
and/or passive recreational amenities, per Mitigation Measure 11-2. Therefore, the parks 
and recreation impact analysis prepared for the SEIR would still be adequate and the 
level of impact and mitigation measure identified would still apply to the proposed 
project. No further environmental analysis for the project with the proposed changes 
would be required. 

Utilities 
Utilities impacts are determined utilizing population generation. Therefore, refer to the 
revised population generation discussion above under public services for additional 
context for the revised utilities impacts discussion that follows. 

Water Supply and Service 

An increase in 93 new residents (2,274 total), or 49 residential units, over the project 
evaluated in the SEIR would result in an increased demand of approximately 284,250 
gallons of water per day. This represents a 11,250 gallons per day increase (or a four 
percent increase) over the project evaluated in the SEIR, which anticipated an increased 
demand of approximately 273,000 gallons per day. This is not a substantial increase in 
the water demand evaluated in the SEIR, and therefore, the analysis in the SEIR would 
still be adequate. Developers of housing projects would still be required to comply with 
the mitigation measures identified in the SEIR. No further environmental analysis for 
the project with the proposed changes would be required. 

Wastewater 

An increase in 93 new residents (2,274 total), or 49 residential units, over the project 
evaluated in the SEIR would result in an increase of approximately 181,920 gallons of 
wastewater per day. This represents a 7,440 gallons per day increase (or a four percent 
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increase) over the project evaluated in the SEIR, which anticipated an increased demand 
of approximately 17,480 gallons of wastewater per day. This is not a substantial increase 
in the wastewater generation evaluated in the SEIR, and therefore, the analysis in the 
SEIR would still be adequate. Developers of housing projects would still be required to 
comply with the mitigation measures identified in the SEIR. No further environmental 
analysis for the project with the proposed changes would be required. 

Solid Waste 

The SEIR determined that no environmental impact would occur due to the generation 
of solid waste in Corte Madera as a result of the Housing Element Update. An increase 
in 93 new residents, or 49 residential units, over the project evaluated in the SEIR (four 
percent) would not substantially increase in solid waste. This is not a substantial 
increase in the solid waste generation evaluated in the SEIR, and therefore, the analysis 
in the SEIR would still be adequate. No further environmental analysis for the project 
with the proposed changes would be required. 

Electric Power, Natural Gas, and Telecommunications 

As discussed in Section 12.4 of the SEIR, most of the development facilitated by the 
Housing Element Update sites would occur within already developed sites within areas 
of the Town that are already served by existing natural gas and electric power utility 
infrastructure. Although future housing sites would require connection to these existing 
facilities, and the undergrounding of electrical lines will be required, individual utility 
infrastructure improvements and relocations would not result in environmental impacts 
beyond those identified throughout the SEIR and would be further evaluated in their 
respective subsequent environmental documents for discretionary projects. An increase 
in 93 new residents, or 49 residential units, over the project evaluated in the SEIR would 
not substantially increase in electric power, natural gas, and telecommunications 
demand. Therefore, the utility impact analysis prepared for the SEIR would still be 
adequate and no further environmental analysis for the project with the proposed 
changes would be required. 

Tribal Cultural Resources 
Tribal cultural impacts associated with the proposed project and identified in the SEIR 
would not be increased or decreased as a result of the project description changes, with 
the exception that one housing site is being removed from the draft housing element 
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update. Tribal cultural resource impacts are associated with the geographic area 
identified in the SEIR as the entire Town of Corte Madera. Therefore, removal of one 
opportunity site as well as the additional of 60 units across five sites and/or site-specific 
density or use changes would not change the level of project impact previously 
identified. Therefore, the tribal resources impact analysis prepared for the SEIR would 
still be adequate and no further environmental analysis for the project with the 
proposed changes would be required. 

Conclusion 
Based on our review of the proposed project changes, the conclusions, impact 
determinations, and mitigation measures identified in the SEIR are still applicable and 
adequate. No changes to the SEIR are required and no additional environmental 
analysis associated with the proposed project will be required. 

Sincerely,  

Stuart Poulter, AICP, MRCP      Teri Wissler Adam 
Senior Planner        Senior Principal 

Cc: Adam Wolff, Interim Town Manager 

Attachments: 

Attachment A - Revised Opportunity Sites Map 
Attachment B - Updated VMT Analysis Memo (prepared by Hexagon Transportation 
Consultants, dated December 5, 2022) 
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G) 
111 LUCKY DRIVE 
• MIDSCALE (1.67 ACRES; .68 ACRES - BLACK 
KETTLE LAGOON) 
• FLOOD PLAIN/ENVIRO/FLAT 
• HIGHWAY COMMERCIAL & MIXED 
NEIGHBORHOOD CONTEXT 

400 & 500 TAMAL PLAZA 
• LARGE SCALE (3.0 ACRES) 
• FLOOD PLAIN/FLAT 
• MIXED NEIGHBORHOOD CONTEXT 

5750 PARADISE DRIVE (3 PARCELS) 
•MIDSCALE (1.76 ACRES) 
•FLOODPLAIN/FLAT 
• HIGHWAY COMMERCIAL AND MIXED 
NEIGHBORHOOD CONTEXT 

® 

5651 PARADISE DRIVE 
(3 PARCELS - 2 OWNED BY TOWN) 
• MIDSCALE (1 .54 ACRES) 
• FLOODPLAIN/ FLAT 
• NEIGHBORHOOD SHOPPING CENTER CONTEXT 

2 & 10 FIFER AVE., 110 NELLEN AVE. 
& 150 NELLEN AVE. (4 PARCELS) 
, LARGE SCLE (3.44 ACRES) 
, FLOOD PLAIN/FLAT 
, HIGHWAY COMMERCIAL & MIXED 
NEIGHBORHOOD CONTEXT 

100 TAMAL PLAZA 
•MIDSCALE (1.S ACRES) 
• FLAT 
• MIXED NEIGHBORHOOD CONTEXT 

1400 REDWODD HWY. (MACY'S SITE) 
• LARGE SCALE (7 .48 ACRES) 
• FlOOD PLAIN/FlAT 
• REGIONAL SHOPPING CENTER CONTEXT 

® 

41 TAMAL VISTA BLVD. 
• LARGE SCALE (2.11 ACRES) 
• FLOODPLAIN/FLAT 
• HIGHWAY COMMERCIAL AND SINGLE 
FAMILY NEIGHBORHOOD CORRIDOR CONTEXT 

5804 PARADISE DRIVE 
• MID SCALE (1.16 ACRES) 
• FLOODPLAIN/FLAT 
• HIGHWAY COMMERCIAL AND 
MULTI-FAMILY NEIGHBORHOOD CONTEXT 

® 240 TAMAL VISTA BLVD. 
• MIDSCALE (1 .57 ACRES) 
•FLOODPLAIN/FLAT 
• MIXED NEIGHBORHOOD CONTEXT 



Memorandum 

Date: December 5, 2022 

To: Teri Wissler Adam, EMC Planning Group 

From: Shikha Jain, Gary Black 

Subject: VMT Analysis for the Corte Madera Housing Element Update in Corte Madera, CA 

Hexagon Transportation Consultants, Inc. prepared a transportation analysis for the update of the 
Corte Madera General Plan Housing Element for the Town of Corte Madera, California dated 
September 12, 2022. Since the transportation analysis was submitted, the following changes have 
been made to the project description: 

• Site 1 – 601 Tamalpais Drive has been removed as a Housing Opportunity Site from the 
Site Inventory. It was previously assumed that this site would be developed with 11 units.

• Up to five sites would be developed with a senior only housing project, excluding the 
Macy’s site. The draft zoning ordinance amendment includes special standards for Senior 
Housing projects. These provisions allow for an increase of 5 dwelling units/acre above the 
base density established for each housing opportunity site. Applying the increase of 5 
additional dwelling units per acre to the five largest sites (excluding the Macy’s site) results 
in an increase of 60 additional units beyond that analyzed in the draft SEIR.

This memorandum analyzes the affect that the updated project description would have on the 
vehicle miles travelled (VMT) analysis for the Housing Element Update (HEU). 

VMT Analysis 
Removal of Site 1 

The previously analyzed project description estimated the VMT per resident at 14.7, which was 8.3 
percent above the VMT per resident threshold 13.4. With the removal of Site 1 – 601 Tamalpais 
Drive, the VMT per resident of the HEU would remain unchanged (see Table 1). 

With the implementation of a residential Transportation Demand Management (TDM) plan, which 
includes VMT mitigation measures from the California Air Pollution Control Officers Association 
(CAPCOA) Handbook for Analyzing Greenhouse Gas Emission Reductions, Assessing Climate 
Vulnerabilities, and Advancing Health and Equity (December 2021), as described in the HEU 
Transportation Analysis dated September 12, 2022, the HEU VMT impact would be less than 
significant with mitigation. 
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Table 1 – VMT Analysis 

 
Senior Housing Project and Increased Density 

VMT is calculated by multiplying the number of vehicle trips that a proposed development will 
generate by the estimated number of miles driven per trip.   
 
The previous project description assumes that the proposed HEU residential development would be 
a mix of multifamily low-rise and multifamily mid-rise housing. The daily trip rate published in the 
Institute of Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition for multifamily low-
rise housing (Land Use 220) is 6.74 trips per dwelling unit, and for multifamily mid-rise housing 
(Land Use 221) is 4.54 trips per dwelling unit. The ITE daily trip rate for multifamily senior adult 
housing (Land Use 252) is 3.24 trips per dwelling unit, which is lower than the trip rate for 
multifamily low-rise housing and multifamily mid-rise housing.  
 
As shown in Table 2, if the five largest sites would be developed with senior only housing and 
include the additional 60 dwelling units as a result of rezoning allowing for increased development 
density, the daily trips generated by those sites would be lower than if multifamily housing was built 
on those sites. 
 
Furthermore, ITE describes senior housing as communities which have an age restriction for its 
residents, typically a minimum of 55 years of age for at least one resident of the household. While 
the residents in these communities are typically considered active, it can be assumed that they 
drive fewer miles per trip compared to residents in multifamily housing. Since senior housing is 
expected to generate fewer trips as well as shorter trips, it is expected that the VMT per capita for 

Site ID Address MAZ1 Proposed Residential (du) VMT/Res1

2 41 Tamal Vista 810084 73 13.6
3 400 & 500 Tamal Plaza2 811733 105 13.3
4 2 & 10 Fifer, 110 & 150 Nellen2 810924 120 13.6
5 111 Lucky2 810924 25 13.6
6 1400 Redwood Highway2 812476 300 16.1
7 5804 Paradise 813738 40 16.2
8 5750 Paradise 813738 61 16.2
9 5804 Paradise 810922 38 12.7
10 100 Tamal Vista2 811733 53 13.3
11 240 Tamal Vista2 810924 58 13.6

Average VMT/Res for Proposed Housing 14.7
VMT/Res Threshold (15% below County Average:15.8) 13.4

Percent VMT/Res Reduction Required to Mitigate Significant Impact 8.3%

Notes:
MAZ = Micro Analysis Zone; VMT = Vehicular Miles Travelled; Res = Resident 
1. Existing (2015) VMT/Res estimates reported for the MAZ in which the proposed housing site is 
located from the Transportation Authority of Marin's Demand Model (TAMDM).

2. These MAZs currently do not have any housing. It is assumed that their VMT/Res would be 
similar to the adjacent MAZs with similar housing characteristics. Therefore, VMT/Res for the MAZ 
was calculated using a weighted average of the adjacent MAZs.
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senior housing would be lower than the VMT per capita for multifamily housing. Therefore, if senior 
housing is built instead of multifamily housing, the VMT per capita of the HEU would be lower than 
14.7 estimated for the previous project description. Since the number and location of sites where 
senior housing may be developed is unknown, the reduction in VMT per capita cannot be quantified 
at this time. 
 
Table 2 – Trip Rate Comparison 

 

Conclusion 
The updated project description for the Corte Madera General Plan Housing Element Update 
includes removal of Site 1 – 601 Tamalpais Drive, and development of senior only housing on up to 
five sites resulting in a potential addition of 60 dwelling units due to rezoning. Removal of Site 1 
would not result in a change to the estimated VMT per capita for the previous project description. 
Development of senior housing on some sites would result in fewer trips as well as shorter trips 
despite the increase in the number of dwelling units. Therefore, the VMT per capita for the HEU 
with senior housing would be lower than the VMT per capita for the previous project description. 

Land Use1 Rate Trips

Multifamily Housing (Mid-Rise)2,4 417 DU 4.54 1,893

Senior Adult Housing (Multifamily)3,5 477 DU 3.24 1,545

Notes:
1 Trip rates are from the ITE Trip Generation Manual, 11th Edition, 2021.
2

3

4

5 Applying the increase of 5 additional dwelling units per acre to the five largest 
sites (excluding the Macy’s site) results in an increase of 60 additional units 
beyond that analyzed in the draft SEIR.

Five sites with the highest number of dwelling units were assumed to be 
developed with senior only housing. These sites are 2,3,4,8,11. The Macy's site 
was excluded per the project description.

Daily
Size

Multifamily Housing (Low-Rise) (Land Use 220), average rates expressed in 
trips per dwelling unit (DU) are used.
Senior Adult Housing - Multifamily (Land Use 252), average rates expressed 
in trips per dwelling unit (DU) are used.
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Attachment 9 
Comment letter from Corinne Calfee of Opterra Law, Inc. dated November 9, 2022 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



    
 

Corinne I. Calfee 
P.O. Box 2369 

Davis, CA 95616 
 

ccalfee@opterralaw.com 
510-809-8001 

 

 

VIA ELECTRONIC MAIL 

Planning Commission 
Town of Corte Madera 
240 Tamal Vista Blvd., Suite 110 
Corte Madera, CA 94925 
 
publiccomment@tcmmail.org 
       
November 9, 2022 

 

 Re: November 9, 2022 Planning Commission Agenda Item #6A 
  Housing Element Rezoning Workshop 
  Request to Remove Opportunity Site #2 
 

Honorable Members of the Planning Commission: 

 Opterra Law, Inc., represents Nugget Market, Inc. (“Nugget”) in relation to their grocery 
store located at 5627 Paradise Dr. in Corte Madera.  We write today to respectfully request that 
5651 Paradise Drive (“Opportunity Site #2”)1 be removed from the Town’s list of Housing 
Opportunity Sites.  There is no possibility of this site being redeveloped during the Housing 
Element planning period.  Nugget raised this concern via written correspondence in August 2022 
and never heard any response.  We raise this issue again today so that it can be finally resolved.   
  
 Opportunity Site #2 contains three legal parcels.  The Town of Corte Madera (“Town”) owns 
the two small parcels (Lots 65 and 66) and the third, large parcel (Lot 28) is privately owned.  The 
privately owned parcel comprises about half of the Paradise Shopping Center.  That shopping 
center relies upon shared parking along Paradise Drive to ensure that there is adequate parking for 
the retail uses.  There is a recorded parking easement across the northern portion of Lot 28 that 
requires such land to be used for shared parking of the shopping center.  The easement is perpetual, 
runs with the land, and expressly imposes its obligations on any future tenants.   
 
 Nugget operates a grocery store within Paradise Shopping Center.  Nugget has a long-term 
leasehold interest in the shopping center, which interest includes the right to use the parking 
easement on Lot 28.  No interference with these perpetual easement rights on Lot 28 is permissible.  
Therefore, it would be impermissible to develop Lot 28 or otherwise interfere with Nugget’s right 
to use that land.   
 

                                                             
1 This site is also referred to as Opportunity Site #9 in the draft Housing Element. 

LAW, INC. 



 Given the existing property rights and use, it is not reasonable for the Town to anticipate 
the use of Opportunity Site #2 for housing during this 8-year housing element cycle.  Nugget’s 
leasehold interest and the corresponding easement rights extend well beyond the planning period.  
Therefore, it is not possible for this land to be developed into housing during that time.   This calls 
into question the statement in the Housing Element that “[a]ll multi-family sites are nonvacant but 
are expected to be redeveloped during the planning period….”  See Housing Element for the Town of 
Coret Madera, 2023-31, HCD Review Draft, August 23, 2022, p. 70.  Opportunity Site #2 is not 
expected to be redeveloped during the planning period.  It should not be relied upon as a site on 
which any portion of the Town’s Regional Housing Needs Assessment allocation would be built.   
 
 In conclusion, we ask that you please remove Opportunity Site #2 from the list of housing 
opportunity sites in the Housing Element and remove it from the proposed re-zoning effort.  It is 
being fully utilized by existing uses for the duration of this Housing Element cycle and beyond.   
 
 Thank you for your assistance.  Please let me know if you have any questions or would 
otherwise like to discuss this request.   
 

      Sincerely, 

 

      Corinne I. Calfee 

cc: Adam Wolff, Town Manager 
Martha Battaglia, Senior Planner 
Client 
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BOVONE PROPERTIES, LLC 

32195 N Redwood Hwy 
Cloverdale, CA 95425 

December 12, 2022 

To: Town of Corte Madera, Planning Commission 

Re: Housing Element Update - Proposed Housing Opportunity Site #2 

I represent BOVONE PROPERTIES, the owner of the property occupied by Nugget Market at 5627 
Paradise Drive within the Paradise Shopping Center. 

Our property is located adjacent to the proposed Housing Opportunity Site #2, which is also within the 
Paradise Shopping Center. Furthermore, we hold a recorded easement for parking and access over a 
large portion of Site #2 . Therefore, we maintain a substantial and tangible interest in any proposed re
zoning or development at Site #2 . 

Nonetheless, we have never received any direct communication from the Town regarding the proposed 
re-zoning of Site #2; while, being a significant stakeholder, we should reasonably have expected to be 
notified and engaged by the Town early in the planning process. We only learned of the proposed re
zoning of Site #2 through our tenant, Nugget Market, on the last day of the public comment period for 
the Draft Housing Element on August 9, 2022. 

Counsel for our tenant, Nugget Market, has previously provided written comments to the Town in 
opposition to the proposed re-zoning of Site #2 . We hereby concur. 

Given our right, by recorded easement, to the continuous and ongoing use of a large portion of Site #2 
as a shared commercial parking lot in support of existing commercial operations on our property, we 
cannot imagine any residential development at Site #2 which would not infringe upon that same right, 
and thus, we are strongly opposed to the proposed re-zoning at Site #2. 

While we understand the need for the Town to comply with State hous ing requirements, we expect 
that, after fully considering the constraints on the site, the Town should reasonably conclude that the 
Paradise Shopping Center is not a viable opportun ity site for new housing. We respectfully request that 
Site #2 be removed from the proposed list of opportunity sites, and be excluded from the proposed re
zoning program. 

Otherwise, with all respect, we may be compelled to pursue legal remedies in order to protect our 
interests in this matter. 

Sincerely, 

#~ 
Mark Bovone 
707-510-1736 
markbovone@gmail .com 
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Comment letter from Corinne Calfee of Opterra Law, Inc. dated December 13, 2022 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



    
 

Corinne I. Calfee 
P.O. Box 2369 

Davis, CA 95616 
 

ccalfee@opterralaw.com 
510-809-8001 

 

 

VIA ELECTRONIC MAIL 

Planning Commission 
Town of Corte Madera 
240 Tamal Vista Blvd., Suite 110 
Corte Madera, CA 94925 
 
publiccomment@tcmmail.org 
       
December 13, 2022 

 

 Re: December 13, 2022 Planning Commission Agenda Item #5A 
  Public Hearing to Consider Recommendations regarding Housing Element 
  Request to Remove Opportunity Site #2 
 

Honorable Members of the Planning Commission: 

 Opterra Law, Inc., represents Nugget Market, Inc. (“Nugget”) in relation to their grocery 
store located at 5627 Paradise Dr. in Corte Madera.  We write today to again request that 5651 
Paradise Drive (“Opportunity Site #2”)1 be removed from the Town’s list of Housing Opportunity 
Sites and NOT be rezoned.  As we explained in November there is no possibility of this site being 
redeveloped during the Housing Element planning period.  Nugget raised this concern via written 
correspondence in August and November, and by public comment at your last workshop.  Please 
remove Opportunity Site #2 from the Housing Opportunity Sites and the re-zoning effort. 
 
 Opportunity Site #2 contains three legal parcels.  The Town of Corte Madera (“Town”) owns 
the two small parcels (Lots 65 and 66) and the third, large parcel (Lot 28) is privately owned.  All 
three parcels are part of the Paradise Shopping Center.   
 

This letter 1.) outlines the history of the shopping center and the Town’s acquisition of Lots 
65 and 66 for the exclusive purpose of providing adequate parking for the shopping center; 2.) 
describes the significant limitations on use of Lot 28; 3.) explains the existing utilization of 
Opportunity Site #2 and the necessity of parking for the shopping center; 4.) highlights the 
limitations of using Opportunity Site #2 for any other uses; 5.) describes additional limits on any 
buildable envelope; 6.) explains the procedural errors that lead to this 11th hour request; 7.) 
questions the safety of locating housing on Opportunity Site #2; and 8.) articulates how including 
Opportunity Site #2 does not comport with state Housing Element law.  Together, this information 
supports the conclusion that Opportunity Site #2 be removed from the Housing Element and not be 
re-zoned for residential use. 
                                                             
1 This site is also referred to as Opportunity Site #9 in the draft Housing Element. 

LAW, INC. 
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1.) Town-Owned Parcels Are For Public Parking Only. 
  

The Town-owned parcels were acquired by the Town, with private funding from the 
shopping center, in 1998 and 1999 for the express purpose of providing adequate public parking 
for the Paradise Shopping Center.  At that time, the City and the shopping center owners, Waterford 
Associates, were considering the approval of a refurbished shopping center and the assisted living 
facility now located to the west of the shopping center.  The then-owner of the gym, Mr. Gourgott, 
was concerned about the adequacy of parking for the shopping center, including his gym.  He 
apparently refused to agree to the development of the assisted living facility (which would interfere 
with his shared parking in that area) unless adequate replacement parking was provided.   

 
To address Mr. Gourgott’s concerns, the Town and Waterford Associates reached an 

agreement whereby Waterford Associates would pay for the Town to acquire certain neighboring 
parcels (Lots 65 and 66) for the express purpose of providing the public parking necessary to 
satisfy Mr. Gourgott and the shopping center as a whole.   
 

The City approved a Purchase and Sale agreement on October 6, 1998.  The Staff Report for 
that meeting indicated that the Town “will follow to acquire the approximately 4000 square feet of 
vacant land at the rear of the Gaers’ property.  This 4000 square feet will be added to the 
approximately 7500 square feet proposed to be acquired from the owner of the Paradise Wine & 
Spirits store.  These combined properties will enable the developers to design and install 
approximately 39 additional parking spaces…”  The 4,000 square foot lot became Lot 65 and the 
7,500 square foot lot became Lot 66. 

 
The Purchase and Sale Agreement for the Town of Corte Madera to purchase Lot 65, dated 

as of September 1998 (“Lot 65 PSA”) required the following: 
1.) The Deed would restrict the use of the Town property to public parking; 
2.) The Town would acquire the neighboring property (now Lot 66); 
3.) Waterford pay for all acquisition costs; 
4.) There be an agreement for the long-term maintenance of Lots 65 and 66; and 
5.) That the Town would use Lot 65 “solely and exclusively for public parking.” 
 
On February 9, 1999, the Planning Commission approved a series of conditions of approval 

for the refurbished shopping center.  These conditions approved parking and circulation plans 
dated as of January 8, 1999 and required that the shopping center refurbishment be constructed in 
accordance with those parking and circulation plans.  The plans specified that parking would be 
located on Lots 65 and 66.   

 
On March 3, 1999, the Town and Waterford entered into a reimbursement agreement.  The 

parties agreed that the redevelopment of the shopping center required the construction and 
installation of parking on land that neither the Town nor Waterford yet owned.  The agreement 
committed Waterford to pay for all acquisition costs that the Town incurred in acquiring Lots 65 
and 66.   

 
Soon thereafter, on March 25, 1999, the Town sent a letter to Waterford regarding the final 

approval of the shopping center refurbishment.  The Town said that the Planning Commission had 
given final approval to the plans on January 8, 1999.  The Town had filed condemnation papers for 
Lot 66 and “once the Town obtains this possession, the Town will extend to Waterford Associates 
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the unconditional right to enter these properties and develop the additional parking as shown in 
the 1/8 parking plan.”   

 
Lot 65 was acquired by grant deed.  Pursuant to the Lot 65 PSA, the grant deed expressly 

restricts the use of the property to public parking.  It says: 
  

THIS DEED CONTAINS A RESTRICTION LIMITING THE USE OF THE TOWN 
PROEPRTY SOLELY TO PUBLIC PARKING.  (Emphasis in original.) 

 
 Lot 66 was acquired by condemnation in 2003.  The Amended Final Order of Condemnation 
ordered and adjudged that the fee simple title to Lot 66 was taken for the construction of a public 
parking lot adjacent to the Paradise Shopping Center.  The condemnation included an access 
easement adjacent to Lot 66 for the purposes of accessing the public parking. 
 

2.) Parking And Access Requirements Significantly Limit the Use of the Private Parcel. 
 

The privately owned parcel (Lot 28) comprises about half of the Paradise Shopping Center.  
It currently holds a gym, together with shared parking along Paradise Drive.   

 
There is a recorded parking easement across a significant portion of Lot 28 that requires 

such land to be used for shared parking of the shopping center.  This easement dates back to 1999, 
when the shopping center was refurbished.  The easement is perpetual, runs with the land, and 
expressly imposes its obligations on any future tenants.  The 1999 easement replaced historic 
easements that similarly provided for reciprocal parking rights throughout the shopping center. 

 
There is also a fire lane that passes behind the gym on Lot 28.  That fire lane allows for the 

protection of health and safety behind the shopping center.  It is extremely narrow and would need 
to be significantly widened if there were a change of use to residential uses on that site.   
  

3.) Opportunity Site #2 is Fully Occupied By Existing Uses, Which Provide Local Benefits. 
  

The Paradise Shopping Center fully utilizes the available parking in the center, including 
throughout Opportunity Site #2 (Lots 65, 66, and 28).  This was anticipated by the Town’s 1998 
approvals, which relied on all of that area in the parking and circulation plan.  Since then, demand 
for and use of the parking has grown. 

 
The public parking on Lots 65 and 66 is in full use, as is the private easement parking on Lot 

28.  The shopping center relies upon all of this parking for the orderly operation of the various 
retail businesses.  The parking spaces are regularly used by the retail customers and employees.   At 
busy shopping times, every space in the lot is full.  Without this parking, which was required for the 
refurbishment of the shopping center and construction of the assisted living facility, the shopping 
center operations would be threatened because there would not be adequate parking for customers 
or employees.   

 
There would be significant consequences to eliminating or reducing the parking available to 

the shopping center.  First, it would threaten the economic viability of the retail uses.  For the 
grocery store, adequate parking that is convenient and efficient is necessary for the viability of the 
grocery store.  When a grocery store does not have adequate parking, customers move their 
business to other locations, jeopardizing the economics of the store.  When a store has insufficient 
customers, it closes.  It is important to keep in mind that modern grocery stores tend to be much 
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larger than the Nugget Market in Corte Madera.  If Nugget was no longer able to operate in that 
location due to parking issues, it would be difficult for the Town to find another grocer to fill that 
space.  The space too large for other retail uses but too small for new grocery uses.    

 
 Residential areas that surround the shopping center benefit from the shopping center 

having adequate parking.  The parking ensures that the convenient grocery store continues to 
operate.  It also protects the neighborhood from spillover parking from customers and employees.  
When a shopping center has inadequate parking, the customers and employees first look to the 
surrounding neighborhoods for parking.  Residential neighbors quickly experience traffic and 
parking impacts. 

 
Adequate parking reduces traffic, improves air quality, and protects against greenhouse gas 

emissions.  This is because when customers can park conveniently, they do not need to circle 
around, seeking parking.  When, on the other hand, customers cannot park conveniently, they circle 
around, clog arterial streets, and spend more time on the road.  Thus, inconvenient parking can 
increase level of service (“LOS”) delays, increase vehicle miles traveled (“VMT”), and even 
exacerbate air quality and greenhouse gas (“GHG”) issues.   Indeed, when a grocery store is 
inconvenient, shoppers take their business outside the neighborhood to more convenient stores.  
This further increases LOS, VMT, air quality, and GHG impacts and creates the possibility of urban 
decay.   

 
4.) Redevelopment of Opportunity Site #2 is Neither Permissible Nor Advisable. 

 
Nugget operates a grocery store within Paradise Shopping Center.  Nugget has a long-term 

leasehold interest in the shopping center, which interest includes the right to use the parking 
easement on Lot 28.  No interference with these perpetual easement rights on Lot 28 is permissible.  
Nor would it be permissible to reduce the availability of parking for Nugget by increasing the use of 
that shared parking by another use.  Therefore, it would be impermissible to develop Lot 28 or 
otherwise interfere with Nugget’s existing, long-term right to use that land.   

 
The restrictions on use of Lot 28 would also apply during any construction of a residential 

use.  The reciprocal easement does not contemplate the use of the parking area for construction or 
staging.  Using the parking area for those uses would overburden the easement and interfere with 
Nugget’s use of the parking easement.  Any construction and staging would have to occur on the 
building footprint so as to avoid interfering with existing easement rights. 
 

Similarly, there is a deed restriction on Lot 65 limiting the use of that land for anything 
other than public parking and the condemnation order for Lot 66 is for public parking uses.  As 
outlined above, the purpose of the Town’s acquisition (at the shopping center’s expense) was to 
provide adequate parking for the shopping center, which in turn allowed the construction of the 
nearby assisted living facility.  Absent the Town’s acquisition of adequate parking for the shopping 
center and the shopping center’s subsequent construction of such parking, the assisted living 
facility could not have been built.   
 

The intended beneficiaries of the Town-owned public parking were the gym site (Lot 28) 
and the remainder of the shopping center, which funded the acquisition of adequate parking and 
maintenance.  Indeed, the Town’s own approval documents indicated the need for such new public 
parking.  These owners relied upon the approved site plan, which included public parking, in their 
subsequent business decisions.  The Town-owned land ensures that the shopping center has 
enough parking to satisfy the Municipal Code requirements of 1 space per 250 square feet of 



5 
 

shopping center.  Without the town-owned public parking, the shopping center would be 
underparked by the Town’s own standards.  It would also lack adequate fire access.   

 
5.) The Buildable Envelope on Opportunity Site #2, if Any, is Too Small To Accommodate 

39 Housing Units. 
 
The Town’s staff report indicates that the Town estimates 39 dwelling units could be built 

on Opportunity Site #2.  This significantly overstates any reasonable estimate of the buildable 
envelope.  

 
As outlined above, housing could not be built on the land that is reserved for parking uses.  

There are also life-safety considerations, like the fire lane behind the gym, which provides fire 
safety to the shopping center.  The existing fire lane is very small, and unlikely to provide adequate 
access to any new development on Lot 28 without being significantly widened.  This further erodes 
any possible buildable envelope to something less than the existing gym footprint.     

 
That footprint is approximately 15,000 square feet.  Such buildable area would not even 

meet the minimum lot size requirements for the HE-1.  New residential development would also 
have to conform to the City’s development standards and setbacks within that area, and would have 
to provide self-sufficient parking ratios so as not to overburden the use of the existing parking 
areas.   

 
The proposed density would have to be multiplied by the actual size of the development 

site, which is approximately 1/3 of an acre.  At a density of 25 units per acre, that would allow 
about 8 units on Opportunity Site #2.  This is far less than the 39 units mentioned in the Housing 
Element.   

 
Therefore, the small size of the buildable envelope, together with the City’s development 

standards and life-safety standards, makes it impossible to fit 39 dwelling units on Opportunity Site 
#2.  It is not realistic to anticipate the development of 39 units on Opportunity Site #2, so specifying 
that quantity is not appropriate pursuant to Government Code section 65583.2(c). 

 
6.) The City Provided Inadequate Notice of this Rezoning and Housing Element Process. 

 
The Town failed to provide adequate notice to the nearby land owners throughout the 

housing element process.  Had the Town provided adequate notice, Nugget could have participated 
in this process earlier, and we could have avoided these last-minute discussions regarding the 
Housing Element and zoning.   

 
The Town’s staff report indicates that the housing element process has been ongoing since 

at least early 2022.  There was no notice sent to the owner of 5627 Paradise Drive indicating that 
the changes to the Housing Element would affect their neighbor and co-occupant of the shopping 
center.   Rather, Nugget learned of this process right before a public meeting in August.  Staff 
indicated they would respond to Nugget after that meeting, but never did.  Then, it was a surprise to 
see the agenda for the November study session showing this proposed rezoning.   

 
The Town Code requires that when a change to the General Plan or zoning is contemplated, 

notice be provided to property owners within 300 feet of the change area.  See Section 18.36.040.  
Here, Nugget is within 300 feet, but the property owner received no such notice.  Had proper notice 
been given, a more robust and collaborative discussion could be help without the Town facing 
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immediate pressure to adopt its Housing Element and rezone opportunity sites.  Indeed, there 
wasn’t even proper written notice of the December 13, 2022 public hearing.  

 
7.) Opportunity Site #2 Is In a Special Flood Hazard Area and Adjacent to Two Dry 

Cleaner Sites.  
 
There are very high environmental standards for any potential housing sites.  There is no 

evidence that Opportunity Site #2 would meet these standards and provide a safe place for housing.  
First, it is in a special flood hazard area.  Second, it is adjacent to a historic dry cleaner site and also 
adjacent to an existing dry cleaner that continues to operate.  Dry cleaners have historically created 
notoriously persistent environmental conditions that would jeopardize the use of the site for 
housing.  The existence of a flood hazard area in combination with the possibility for environmental 
contamination is especially troubling as floodwaters could exacerbate the dispersion of 
environmental contaminants and complicate clean-up efforts. 
 

8.) Opportunity Site #2 Does Not Meet the State’s Standards for an Opportunity Site. 
 

In light of the state’s unrelenting housing crisis, the Legislature has strengthened the 
requirements for housing elements in recent years.  One important requirement is that each local 
agency identify sufficient housing opportunity sites to accommodate the agency’s share of the 
Regional Housing Needs Assessment (RHNA).  Government Code section 65583.2(a). The agency’s 
analysis must find enough sites that can be developed during the planning period.  Id.  There is a 
specific process by which an agency must analyze each non-vacant site.  See Government Code 
section 65583.2(b) and (g)(1).   

 
HCD has advised that a city should consider: 
 

…the extent to which existing uses may constitute an impediment to additional 
residential development.  Among other things, this analysis includes…an analysis of 
any known existing leases or other contracts that would perpetuate the existing use 
or prevent redevelopment of the site for additional residential development.   

 
See HCD’s Housing Element Site Inventory Guidebook, June 10, 2020, p. 25.2 The evidence in this 
letter indicates that the process was not completed.  As we have explained, there are contractual 
obligations and title restrictions that would prevent the redevelopment of Opportunity Site #2 
within the planning period.  The discussion of Opportunity Site #2 in the Housing Element omits 
any analysis of the deed restrictions, parking easements, or current utilization of the site.  In 
omitting these key details, it is misleading and inaccurate.  These constraints must be discussed in 
the Housing Element and Opportunity Site #2 should be removed as a result. 

 
Notwithstanding the information we have shared, the Town’s Housing Element inexplicably 

states that all of its proposed opportunity sites are “expected to be redeveloped” during this 
planning period.  However, the evidence in this letter illustrates that Opportunity Site #2 is not 
available for redevelopment during this planning period.  The existing perpetual easements and 
deed restrictions would prevent such use.  The beneficiaries of those restrictions are hereby 
indicating that they would object to the elimination of such property rights.  Therefore, Opportunity 

                                                             
2 Available at: https://www.hcd.ca.gov/community-development/housing-
element/docs/sites_inventory_memo_final06102020.pdf 
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Site #2 is not likely to be redeveloped in the near term.   It should not be relied upon as a site on 
which any portion of the Town’s Regional Housing Needs Assessment allocation would be built.   

 
Even if the site could be redeveloped in the near term, the realistic capacity is far less than 

indicated in the Housing Element.  As explained above, only a small portion of the site comprises a 
building envelope, so the realistic capacity would be very small.   
 
Next Steps 
 
 In conclusion, we ask that you please remove Opportunity Site #2 from the list of housing 
opportunity sites in the Housing Element and remove it from the proposed re-zoning effort.  It is 
being fully utilized by existing uses for the duration of this Housing Element cycle and beyond.   
 

In the event that the Town does not remove it from the Housing Element and re-zoning 
effort, we will provide our comments on the unavailability of this site and the realistic development 
capacity to HCD.  We understand from the staff report that staff are working on Housing Element 
amendments to address HCD’s November comments.  Concurrently with the Town’s updated 
Housing Element, we will provide HCD with additional information about Opportunity Site #2 to 
ensure that they have a complete understanding of its likelihood for redevelopment.   
 
 Thank you for your assistance.  Please let me know if you have any questions or would 
otherwise like to discuss this request.   
 

      Sincerely, 

 

      Corinne I. Calfee 

cc: Adam Wolff, Town Manager 
Martha Battaglia, Senior Planner 
Client 
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CORTE MADERA PLANNING COMMISSION 
RESOLUTION NO. 22-018 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE TOWN OF CORTE 

MADERA RECOMMENDING THAT THE TOWN COUNCIL TAKE THE 
FOLLOWING ACTIONS: 1) ADOPT A RESOLUTION CERTIFYING THE FINAL 
SUBSEQUENT ENVIRONMENTAL IMPACT REPORT (FINAL SEIR) FOR THE 

TOWN OF CORTE MADERA 6TH CYCLE (2023 – 2031) HOUSING ELEMENT 
UPDATE PROJECT AND MAKING REQUIRED FINDINGS PURSUANT TO CEQA 

GUIDELINES SECTION 15000; 2) ADOPT A RESOLUTION ADOPTING 
AMENDMENTS TO THE GENERAL PLAN LAND USE ELEMENT CREATING A 
NEW MIXED-USE LAND USE DESIGNATION; AND 3) ADOPT AN ORDINANCE 

ADOPTING AMENDMENTS TO TITLE 18 OF THE CORTE MADERA MUNICIPAL 
CODE TO AMEND CHAPTER 18.04 (DEFINITIONS) AND ADD A NEW HOUSING 

ELEMENT OVERLAY DISTRICT TO CHAPTER 18.18 (SPECIAL PURPOSE 
OVERLAY DISTRICTS) OF THE CORTE MADERA MUNICIPAL CODE 

 

WHEREAS, the State of California requires cities and counties to adopt a comprehensive long-
term General Plan for the physical development of the Town; and  

WHEREAS, the Housing Element is one of seven mandated elements of the General Plan and 
must address the existing and projected housing needs for all economic segments of the 
community; and  

WHEREAS, State law requires Housing Elements to be updated and certified by the California 
Department of Housing and Community Development (HCD) every eight years; and  

WHEREAS, the Housing Element must include an inventory of specific sites or parcels that are 
suitable for residential development and available for use in the planning period to accommodate 
the Town’s Regional Housing Needs Allocation (RHNA); and  

WHEREAS, the Town of Corte Madera’s RHNA for the 6th Cycle (2023-2031) is 725 units 
comprised of 213 very-low income units, 123 low-income units, 108 moderate-income units, and 
281 above moderate-income units; and  

WHEREAS, the Town of Corte Madera desires to create a “buffer” exceeding the Town’s 
RHNA, at each income level, in order to ensure the Town is positioned to address State law 
related to “no net loss” during the 2023-2031 Housing Element planning period; and  

WHEREAS, the Town made a concerted effort to promote and advertise the Housing Element 
Update to the community. The Town’s outreach began in September 2021 with the creation of a 
Housing webpage and a Town-wide mailer delivered to every residence and business announcing 
a six-part workshop series, and encouraging  the community to visit  the website for further 
information on the project; and  
 
WHEREAS, the Town utilized a variety of other methods to advertise the housing workshops 
including hanging banners at three locations in Town ten days in advance of each workshop, 
promoting the workshops on the readerboard at the Community Center, publishing articles in the 
Town and school district’s weekly newsletter, promoting workshops through Nextdoor posts, 
Facebook posts, and newsflash, and sending emails to the interested parties list; and  
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WHEREAS, in addition to the workshops, staff held nine interactive pop-up events to provide 
information and answer questions on the Housing Element Update. In a diligent effort to 
maximize community participation, pop-ups were held during the day and evenings; on 
weekdays, weekends, and holidays; and at various community gathering places such as shopping 
centers, parks, and recreational events; and     

WHEREAS, through consultation with the Corte Madera community at a series of public 
workshops, and through subsequent public meetings with the Planning Commission and Town 
Council, the Town developed a list of eleven (11) properties, or “housing opportunity sites,” 
meant to help satisfy the RHNA; and  

WHEREAS, since the release of the draft Housing Element on July 8, 2022, staff removed the 
property at 601 Tamalpais Drive from the Town’s “housing opportunity sites” list. This decision 
was based on further discussion with the property owner, who expressed interest in removing his 
property from the opportunity site list, given their interest in commercial uses for the site and the 
relatively low residential density proposed for the site; and due to public comments previously 
received by neighbors of the property, who expressed the desire for the site to be removed from 
the housing site inventory list; and  

WHEREAS, the update to the 2023 – 2031 Housing Element requires the creation of a new land 
use designation within the Land Use Element of the General Plan that includes three different 
maximum housing densities. The new land use designation is intended to permit greater 
residential densities on the 10 properties intended to help satisfy the Town’s RHNA than is 
currently permitted pursuant to the existing land use designations; and  

WHEREAS, the three different maximum housing densities within the new Mixed-Use Housing 
Element land use designation are 25 dwelling units per acre (Housing Element Neighborhood), 35 
dwelling units per acre (Housing Element Corridor), and 40 dwelling units per acre (Housing 
Element Core); and  

WHEREAS, the housing densities in the Housing Element Neighborhood and Housing Element 
Corridor designations could be increased to 30 dwelling units per acre and 40 dwelling units per 
acre respectively for a senior housing project; and  

WHEREAS, the update to the 2023 – 2031 Housing Element also requires the rezoning of 10 
properties to allow a higher number of housing units than is currently allowed pursuant to the 
Town’s existing zoning code. The ordinance amendment associated with the Housing Element 
Update establishes the development standards for the identified “housing opportunity sites,” 
including but not limited to the residential density, maximum building height, required setbacks, 
parking standards, and landscaping requirements; and  

WHEREAS, the zoning ordinance creates a new Housing Element Overlay District within 
Chapter 18.18 (Special Purpose Overlay Districts) of the Corte Madera Municipal Code. The 
regulations in the Housing Element Overlay District will apply to the “housing opportunity sites” 
that are developed with residential uses, including a mixed-use development, and to sites 
developed with a Residential Care Facility; and  

WHEREAS, the 2023 – 2031 Housing Element, associated amendments to the General Plan, 
including the Land Use Element and Safety Element, and associated zoning ordinance 
amendments are collectively referred to as the “Project,” and  
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WHEREAS, the California Environmental Quality Act (CEQA) together with the CEQA 
Guidelines require that certain projects be reviewed for environmental impacts and that 
environmental documents be prepared to analyze project impacts; and  

WHEREAS, the Town acting as the lead agency under CEQA determined that the Project could 
result in significant adverse impacts and prepared a Draft Subsequent Environmental Impact 
Report (SEIR) (State Clearinghouse SCH No. 2005062023) dated October 5, 2022 for the 
proposed project to evaluate the potentially significant adverse environmental impacts; and  

WHEREAS, the draft SEIR was circulated for a 45-day public review from October 7, 2022 
through November 21, 2022; and 

WHEREAS, the Town received comments and letters concerning the Draft SEIR from three 
public agencies and, pursuant to CEQA Guidelines Section 15088, the Town has prepared written 
responses to all comments received on the Draft SEIR which raised environmental issues; and 

WHEREAS, consistent with Section 65352.3 of the California Government Code, the Town 
obtained a contact list of local Native American tribes from the Native American Heritage 
Commission and notified the tribes on the contact list of the opportunity to consult with the Town 
on the proposed General Plan Amendment; and  

WHEREAS, on March 29, 2022, the Town received a formal request for consultation pursuant to 
Assembly Bill (AB) 52 and Senate Bill (SB) 18 from Ms. Buffy McQuillen from the Federated 
Indians of Graton Rancheria; and  

WHEREAS, a tribal consultation meeting occurred on September 27, 2022, with representatives 
from the Federated Indians of Graton Rancheria, Town staff, and Town consultants; and 

WHEREAS, changes have been made to the proposed project description that could result in 
more senior housing units than evaluated in the Draft SEIR and Final SEIR; and 

WHEREAS, the Town has prepared an Errata to the Final SEIR to evaluate the changes in the 
project description after circulation of the Draft SEIR, and concluded that the change in the 
project description would not result in any new impacts that were not already addressed in the 
Draft SEIR and Final SEIR; and  

WHEREAS, on December 2, 2022, notice of the Corte Madera Planning Commission public 
hearing on the Subsequent Environmental Impact Report (SEIR), amendment to the General Plan 
Land Use Element, and zoning ordinance amendments was posted at the Town’s fire 
station, Town Hall, and post office, and was posted to the Town’s website; and  

WHEREAS on December 2, 2022, notices were mailed to property owners within 300 feet of the 
ten housing opportunity sites announcing the public hearing on December 13, 2022. In addition, 
the public was notified of the Planning Commission hearing via the email list of individuals who 
have signed up on the Town’s website to be notified of Town meetings, the interested parties list 
for the Housing Element Update project, and postings on the Town’s social media accounts; and 

WHEREAS, on December 3, 2022, notice of the Planning Commission public hearing was 
published in the Marin Independent Journal in compliance with California Government Code 
Section 65090; and  
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WHEREAS, on December 13, 2022, the Planning Commission held a public hearing, received 
the staff report and reviewed a presentation from the Planning Department and received 
comments from the public and interested parties; and 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the Town of 
Corte Madera does hereby find and resolve as follows: 

Section 1. Recitals 

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

Section 2. Record 
 
The Record of Proceedings (“Record”) upon which the Planning Commission makes its 
recommendation includes, but is not limited to: (1) the 2009 General Plan, (2) the Environmental 
Impact Report certified for the 2009 General Plan, including the appendices and technical reports 
cited in and/or relied upon in preparing the document (collectively, 2009 General Plan EIR), (3) 
all staff reports, Town files and records and other documents prepared for and/or submitted to the 
Planning Commission relating to the Town of Corte Madera 6th Cycle (2023-2031) Housing 
Element Update including the Final SEIR and Errata prepared to evaluate the environmental 
effects of the Project, (4) the Housing Element update adopted by the Town Council in 2015, 
including the adopted environmental determination, (5) the draft 6th Cycle Housing Element 
Update, (6) all documentary and oral evidence received at public hearings or submitted to the 
Town relating to the Final SEIR, and (7) all matters of common knowledge to the Planning 
Commission and the Town, including, but not limited to, Town, state, and federal laws, policies, 
rules, regulations, reports, records and projections related to development within the Town and its 
surrounding areas. The location and custodian of the Record is the Planning Director of the Town 
of Corte Madera, 240 Tamal Vista Blvd., Suite 110, Corte Madera, CA 94925. 

Section 3. Compliance with the California Environmental Quality Act (CEQA)  

The California Environmental Quality Act (CEQA) together with the CEQA Guidelines require 
that certain projects be reviewed for environmental impacts and that environments documents be 
prepared to analyze project impacts. The Town acting as the lead agency under CEQA 
determined that the 2023 – 2031 Housing Element, associated amendments to the General Plan, 
including the Land Use Element and Safety Element, and associated zoning ordinance 
amendments (collectively referred to as the “Project,”) could result in significant adverse impacts. 
The Town prepared a Draft Subsequent Environmental Impact Report (Draft SEIR) (State 
Clearinghouse SCH No. 2005062023) dated October 5, 2022 for the proposed project to evaluate 
the potentially significant adverse environmental impacts.  

The Draft SEIR was circulated for a 45-day public review from October 7, 2022 through 
November 21, 2022. The Town received comments and letters concerning the Draft SEIR from 
three public agencies. Pursuant to CEQA Guidelines Section 15088, the Town prepared written 
responses to all comments received on the Draft SEIR that raised substantive environmental 
issues. The Town compiled the comments, responses and additional information into a second 
environmental document which, together with the Draft SEIR, constitute the Final SEIR. 
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Changes were made to the proposed project description that could result in more senior housing 
units than evaluated in the Final SEIR and Final SEIR. The Town prepared an Errata to the Final 
SEIR to evaluate the changes in the project description after circulation of the Draft SEIR, and 
concluded that the change in the project description would not result in any new impacts that 
were not already addressed in the Draft SEIR and Final SEIR.  

General Plan Consistency 

The Planning Commission of the Town of Corte Madera does hereby find that the proposed 
ordinance amendments to Chapter 18.04 (Definitions) and Chapter 18.18 (Special Purpose 
Overlay District) of the Corte Madera Municipal Code is in the best interest of the Town because 
it furthers established goals, policies and implementation programs of the General Plan (including 
the draft Housing Element which is currently being updated) to promote housing opportunities, 
maintain a diverse range of housing options, and provide affordable housing, while preserving 
quality of life in the Town.  

The amendments specifically are consistent with and implement the following General Plan 
Element policies and programs: 

Policy LU-2.2: Provide for development of new housing to meet the diverse economic and 
physical needs of existing residents and projected population capacity.  

Implementation Program LU-2.2.a: Implement Housing Element. Implement the Goals, 
Objectives, Policies, and Implementing Programs of the adopted Housing Element.  

Implementation Program LU-2.2.b: Provide a Variety of Housing Types and Affordability. Strive 
to promote a mix of housing types, densities, affordability levels, and designs. Promote 
innovative housing approaches by working with developers to explore “non-traditional” methods 
to finance, design, and construct different types of housing to meet local needs.  

Implementation Program LU-2.11.a: Support Housing. Continue to support provision of housing 
for all income categories, particularly affordable housing and higher density housing, consistent 
with the policies of the adopted Housing Element.  

Implementation Program LU-2.12.a: High Density Housing Design. Support medium and high 
density and mixed-use residential development proposals when the size, scale and design of the 
projects are consistent with Town housing and design policies, and where consistent with 
character of surrounding neighborhoods.  

Implementation Program LU-2.15: Support Mixed Use Development. The Town will support 
mixed-use projects including residential components, such as live-work combinations or ground-
floor retail with upper story residential use. Such projects will be encouraged over standard 
single-use development proposals where the underlying zoning allows mixed-use developments.  

Implementation Program LU-3.2.b: Encourage Infill. Update the Zoning Ordinance to remove 
impediments to infill development, including allowing flexible and shared parking, and updating 
building height, yard setback, lot coverage and similar standards to reflect the desire to allow for 
additional density where appropriate and transit oriented development.  
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NOW, THEREFORE, BE IT FURTHER RESOLVED, that the Town of Corte Madera 
Planning Commission forwards its recommendation to the Town Council to: 1) adopt the 
resolution certifying the Final SEIR and making findings pursuant to CEQA attached hereto and 
incorporated by reference, 2) adopt the resolution adopting amendments to the Land Use Element 
of the General Plan attached hereto and incorporated by reference, and 3) adopt the ordinance 
amendments attached hereto and incorporated by reference.  
 
 

*  *  *  *  *  *  *  *  *  *  *  * 
 

PASSED AND ADOPTED by the Corte Madera Planning Commission on December 
13, 2022, by the following vote: 
 
AYES:   Chase, Rizzo, Bundy, Bandel, Kenney 
 
NOES:    
 
ABSTAIN:   
 
ABSENT: 
 
RECUSED:  
 
 
 
 
 

  
______________________________ 
Peter Chase, Chair 
 

 
 
 
 
 
_____________________________________ 
Adam Wolff Town Manager  
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Attachment 13 
Petition Opposing the Rezoning of Housing Opportunity Site 2

and link to emailed public comments received prior to agenda publication
https://www.townofcortemadera.org/Archive.aspx?ADID=4360 

https://www.townofcortemadera.org/Archive.aspx?ADID=4360
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//14_//A: l'retJ_ 0.,. I {.,_.Jr j £JL<-.. f { 'It cl) r 

rz_,g-~ ~a{ ~\7n \'y?,, (V] V 
1. J t) l.) /JIN Tr Pr . LC,/lrJ/1 /A I 

q P ?·-Jo t'V' ,,__ t),f -
Co--\: e fv\c-J e. ~ 1 CA °J l-/ ~ 2-5 
~ "'fo..m~\?0'S ifNU uC's7 
__ -~ ~QY\½YJ \.1 t k '1 l l 
~ s~VllV/\V ·r,~i'. 0"~ Cl>(, ~1 i-,s 



"' .. .... "' "' 

~· ') 9 ~c->3" 
dj ~ ~3~ 

"C> ~ ? rl"' 

~ ~ \ 

-VI 
m 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Signature 

R; ~cru)1\M ff M ~ ~gvJg,q1,o 

2 I lttthtte-1 ~lct~c:f s zs -P1 lavvto___ j)r_ 
3 1 0%~'y~\wf\ 1'(\\~ 

4 I J,\ \ ~Y\ess OW()< 
\ 

s I ~ 

t 'f-01 v v-: 
~ 

7 J ~CTA lLR(E. C 

.! I 
Cm-L l t1 'i v/1.caZ._ <.__------r-- 1'7U ( ~ h; Cl\. w, 

J_ 
Cam~~ C, ; l / C r~Ls,·/4 Ct 

.!!! 

_!! 3 3 r))O,vYlMu~ t-\ eoo\ P~ 
12 1 J e +{-- ff(A 11A-O.... ,, (/ 

ul U\J) \ Q, lO'f 
14I ~UMs~- f¥\t 

15 I /Vi ~ r ~ (< 01 ·1 1r I r r f'rrcrJ K /4 31 f;:l-Pr 11 J-l{ /JI._ (j I¾ /4v/trc-i 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Address 

,~ ~ ~/4v~~ ~1 / ~ 74{_ 

,;}L( s 

4 I ta V"'L\Fo Ill l.Jt(() £ CJ Y {/tJ v..O Cau r5'--e-

SI ~,hAtJ ~f(.L\t,,~ b f ct..Cte W\.lAJ' 

6 11 -{h)J?}-e_ 

2 );i. 4 £ -As~~ A V6 L-' IV1r 
\..r{t.Ncr-. L .-e.. v,h. s \ ~ \ 9 \Nt\')§_ \-( < .s ~ 

~ 

1-ht.())r{ \MYv ~ val).Jn { ~~ c flA PJ 4~~ 

~ ~ t~(_ n ,~ /fv- CW/ Cft,,.1~ ~ r-
u I ?o~ . ..62-T s~t-\6-vSL q7(2..~,!9,b G . c~'"-Tt: n 
E. 

\. \ ~~ \ COSC\. \Q\Je~'\C\ d v Cl~ I "t)(p C{ l/ Ct 2 

.!! 
p~ 

_!!_ J £/Ml I' IC,' -~ .JV''"\. 

,.. -
.2,;l. /nvr/\,1; Sh~ {O'W',~ , L,.,/r\_ q'{7 J.~ 

15 , "DK\J i1> Gr cHl?v tJ-B 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name 

_!_I .:£L1 -;;;, / -f 

l_ I ~0- rtLCV\1S, 

3 1 
--Sobivce_ µ 
·?~~ ~ u\ 

~ -· \ °"V\. 
11, :Jr>h11 Ga1v 
~ (;{at€ ~J 
l3 .\L 'Aur~x 

~ 

_15 

Address 

ef/.J3o ~J0DDL J-k 
/ J 

33 ( ~//Y/Or / POLI- '::> 1)y 

\ O(S 6cUY'"'N Nt (\) 0 {J(1~E_ 
~ 

~fv( ~~ (Q,J-~ 

t7 }._ f_d(c., 0-,a,c;e,l <A..v'--._ 

\l l ,o-.' 
~ ~ e1J-e ~ l)p ( ~ , c?.:>; J. ~ 
fflf~ ~~Te. 0~ro~ 

/21 kittttak fl 1
• j 

J? l,t.(uJ1 ck T; V 

/ 
(00~~ t1I 

\ 01- fctir J ~v-J C\ r J.9.-

., 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name 

/-!-vVrllt ~6rclon 

A~V\ V\ u dY\. ..e ? 
I 

_! I I/;\ f"(T'-IL-:s. . M I N tv /~ 

2 

8 

.! 
if v\. \ v\ lt"'v \(\A. 

- C • 

10 I v, , '") '- ,» ~\tu 

l! 

_g I CA eA \--\ \QSo 

.!! 
,\-~ 

~I~~<;,\ (,•, ~ °'~ Y°l ~ 

~· ~~~\r\~~l 

Address 

'I /rl O e1u 7l47 '3f-cu_ ¼.1./4L) 
i I I , 

Is I d-1 v~~cA x. ~ 
:~ ~-(j f) (V'v'-

di <o 5 f>ct cuc)f Pso. 

( ~ - w ' NY) .AJT"-(v-,;:, f) Cl . (_ IV\ . 

·s D C()//e_ II J11~ 

l/V \ V\d.t\iV o'-- \,-- 0\_ Py--. 
\?,1b (V\. "l("\~ ~:;.✓ :c... p._ 1L 

0b'-.k:..\-;:, 

;stcho A~ 
,: /I r A_ ~LI 'i' 

2;2 LAplG---d (, .. de_/ C f\11
1 

Clll qt./fZ.5. 

I ·1 lv1'1h' J_ ~ . )" l"'\y et/ul [ttAI ....___ U . q'-[,-

~ x\,LJ\tltu,,y' \fJt/~o ' LiA~p;,y OH~)"\ 

7<6 f3~v~~ \J~0-A-~ 0 ('rAA. ~c_(~i 2 (-



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Signature Address 

~lf,e_ l/ f 4 Io /Yl~ 1:Jr-' 
NVv\6c'-lcte.if\ 1. I . ·7,0l G,b~ ,-¾.~ P~sg(_, 

-.! 1 .___, llA\IC,Q_.,. ~ 97~(-hJ 1/s 
4 ) f:fl<:Jq_/({ ~VO~ 6/ Lf C1al~ //;J f!f-P 

2. f(a~ ,-/-Ae i3 \vJ 

~ I 
3 ~vv-

1

f?J {(\ \ ~/_ ~ k 3JSqVJ ()e11,,iQv(·/c fJ r. 

7 I A100ftw U\1116AIT l t-9. l,lf',{L-r;y, o AfJ ,4JL 

_11_ I ~f t-At.t'f' J"lA <.. ~~ -z. \ - t-r c., J <'. .,_, : A J p ' I ~ ~ V 'i ...e_ 

J. __\cu~vA 

_!C> I 1'-()\,JH't S~S · Or. 
11 1 U?vJ c;,l4-et I/ en ~{!JI ffi)A'<l'n ~ 
JJ:u n (h c lJ "thcr S ~kl~~ Or 
13 1 Mc 'lt\f\"(\o 

14 J tZ ~ C,.!IR wt'- I...~ \ .... )_ ½,Ct- \ ~ CL Hv.- 14qLrl 

~ 
) V I'.) j. vCf_ i> 

' 3 i;- S ~~ ~\A-~~e "t>✓ 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Signature 

1 , Lew-1, LI < uhA--v- -z____ 
J_ I ~ CL-f\ CuJ--0- GVJL~ ~~ 
~I /)1/2J- ~ 
4 

Sc)u. 

6 1 ,./u v.e <;--\i t{;G re; 
7 I 

I\J 1'c_ 0 bd f'cfd ,\11
1 

8 , r 0- l,,L lct_ -r lA--✓ Vl.£ ✓ 
J. 

r Y"\ e, cfiW\0 v.t l l 
10 

/lvu()'-t O O f{,f . // l 

11 

f\ \} f.. V ~ A9 v e V-6 

( 

.!! 

!! 

14 

(; . ~ 
lS , \.J O ( ·{ ,, r-- r "fx .. \t\. 

Address 
"i'-i"I(..'\ 

5i (V\p.rl.S1' P\c-..4. Sa .. .'\s~L,lo, cA 

,0-~ --:0 . .. , C il1 : Q..,q.. 
v 

//l( /1?tv1k ~ /J, 

10 a~u1 !-kcaf2 {) 

o--,< ('er t'Z)reeY>\JJ1>~ 

<Z {JeffV wood f 11 

i Pv-e .Sc.ck ~ D 1 1 

(j f1 /1 t'1.l l,,vL ~ r<-f,,vl_ 0 ' . 
\ ~ c cno Ave_) (O'(te Hti.cl ey'\ 

( o Z- ~ V\ ~ ~~ ~ C/11 

/g- MeWow J)r, ·v~ 

l \..l ~) \b'>"' ...., ~ ( I. \Je__. 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name 

1 I Urt4SQ/} RcnhhU'+-
Jcimes K0imVAk 

I Qc0\0 

4 1 
tJ\\v-l~ ~l ~ 

5 \ 
e.,('(1/\ \ l J \! V \,0\ V ""I. 

_II_ 

9 I __s C 
_!Q 

11 

12 

_!3_ 

14 1 \ N1r,S ~hlo~av\C~ -
151 d~~Vvw J~\{Vl\.{ 

Address 

! L( fl evd~ \ t-- De ( p (-CJJ f O· 

I "7 5" fcuc.~ FA - C..JV\ 

\ DS. \'V \ \ c\f-( O\,U.Q__ L \e..d ct1\. 
:J..§0 l319 L C.£.. L-17lil't t>f<.._ 

-------'C-0=-ti71f. "1A-b~t'4 

\C)S-f;d"e,,h R. D e,Jr--k-, Wt <-rt✓rc. 
l 7-\ CI b\ 

Vl~ S' ~-\ ~ ~ Sc.f:. c(Y\ 
111 S-00ur_:1 L,/ 

i,rf7N )v (lt!Vl 
I (" 1-foi./ ba Y !!)QZ- {!_IY\ 

7kf(t#lVt ~) / {_/r((~f1t1.f1 (fr 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Address 

:~ /1r<?es lo! ]aMacia Sf. 

' 'i (so\ t)ev-1 ~ P<'T7 ~~ ~ 

3 Yi C ruuk s \ cl.e ~-\-

4 
s !Jaf t/;Jfc, U c /4 . 
~ 3tJ, cl<.~J),.._~ 01"\N. UVQ ~r--

61~ Va~vv{ B l<f,tY)telL--- 0/l_(c'f} 

7 I 1 , \". Ol\...s,rJ \k> T~ V1q01r fb}_'/0 

_II_ I 
{}{\YB CMV\\\£\ Vl ~ lo fVl Vll{; ~~ l ~~ 

~ -Z 3q IJ~vt.~ S\-- . ~~ 
_!Q_ &t 
11 I .J" \ f"' ~ 77-::; 01 ~ (1o.s,+~Jr-i 

12 I J "~ e; ) v 1 ll v V\11 ~ 3 o E / { vi v11 ,n t> 1 JV' 

13 I (/;10-.,s · 'i'::J;:C,-... ~ (>. ~ -'' \c..- 200'8 ?o\-csao }4-vc::: .1 .J~\L½lY>O'nd, C -l\ . 
- -

~ ,O\.; ()q Lo~rst· 'o~ ~ D> J)Nt 
~ . - . 1/'vC_C.... r 0(/\I JtA lJ (/1,_ y ~ r {C')()J f tJ/-~t(q y:; 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Address 

CJ\l'<..l ~ t / /J E- G tl&J F-UL :J-C/ G~1vKDA 'vk.. ~~tf flit.A.~. CA ?lf'"/~j 

l~,t-fvt(\f~ ~ )-~ l~ Jh.~ w.,.,-l~ J.Jw--: C/ Yv-s 

~ c J Llk~Gu-~ q_ 1rc~t:>Q C/l~4~ ~L{c,-ii 

RoJmKfa/ Joofftf- 1161 /(,{~~f !k,~, &1'£!1ft/)€/'lr 

S kNbY _Cf-w Ai-¼ 3JS' w, I( Ol<J (tv'f., .. &rl--e ~ctev0 q&-,· 2-

£j_ ~V\ 1 l\ L49ocv\ ~o ~e1--e I. cA-

.!!. 
- I 1t .. VY1h.... . L-, Yh- lr71 f n,~,W 1}v- J7b ~'tt;1/t) 

.! 
Dew, S M.d er> 5'\S- o~~ Ave (o~ ~& 

_!()_I Joav111-e ~anckrs q~ 01iU tM tJ4 1t/ r is 
II \~l~ \1\e~> 
.!! 

I 

E. 
{_p 

14 I I ~(~ 3 
15 I ~fll'-&{tt_ nl); I 

,--, 
6{) f¼Yrvr1M (j)L S'~_!f_ 



NO RES.IDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Signature 

o3cY\ ~s 
-~ I •-~-V\t~Cv\'J\otn0J;L, 

3 I / Cl(/ S/2 (//((" 
_4_ 1 /J; fl}JlJJ ClY of_ /Jc V dJ-

r,,,4)- f .M 6', ,/(,.A!;<--

~ 

11 

-?': ,.. I 
12 1 ~,~ ,01 I\ e.is;:s. e!f 54-,-,~ 
E_]RtvftlDo C fi gf2AE D ~/i~~ 
14 rn,--(\A l -r-f\- ~CJ 

is I S:-k..vc_ ¼1=, ZCAt.A.IC....__ 

Address 

1 S-O 1>o 'i~ 'l'i-r,'lrL-

2-c; 0 IX>~ Dn\Jc.. 

5:J/r.~ce lvs/JJr. 1 0 ,/4 ~~'1, 0 

If 5etcmasrl~ Grle lr9._q/erCJ.. 

3 I ~z J /,,~ L~2 

37 fdMo Ave.. e,~_CA '7~92r 
\. ( <.. ( I c c I -, 

C. 0, ,__J..,( 
&;, ~~d ; tJit: ~d ~I 

\o-z_ l~~ \Jr_ -U~ 
\Z~ ~\Je.ui.\iud 0 

·7:.7- ~h1"' 

~c_) ~c..,,~ u ~lkc_ ~ 

rt'1 



1:. 

l. 

! 

_! 

-2. 

10 

_!!. 

u 

13 

NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Address 

}3UV]) . c_ . ~.ALB 

i- /y).{}t<d!Jw TI-

I :l-"'f -, p I ,-l \ I -:J-A \J p ~ I\ ~ '--i I<:,,-..._() 

'{(o 
----- I I 

:!6 7 lr;/J1 

0cc0v0?>0-~ 
-~ ~~lk 

2-04 Tri v11 d.u.-A DY 711,;l!Yh; tq qqjj) 

Lo I 
. ,ec, t u.L s-¼~ _q yq~ 

f:J~ ~ 
I 

)6 ar, + · I 
('{\~ {)J~ 9 i UA.\{JU 

~, .z/ 1'81. ~ l .l-)6\J )J .£)11 91! 

lS 5J2 /c4' ~,l.,L> )fl J - q-'-{f'-/ ( 



_! 

!. 

.?. 

_!I!_ 

11 

_g 

13 

14 

NO RESIDENTIAL REZONING IN PARADISE 
.- · SHOPPING CENTER PLEASE! 

Printed Name Signature Address 

E,_~~L 'z;,l~~-- s~ '3 ~ V"TA ~< ~ ~ C.~~"' Y&v rz.. 

ljhr\ ~~ttl ( 

:)Ay,, 1 v 'f'V10 .. fileN1/a~ 
I 

cu.Ev olc-~ 1✓ o ,&I{/ 11 tv JJ!?_ ,, 
P<JV~ /{!J/lb t:;;J!J I: 1ff. ~.P 

\X\ ~:z;e( L\s I CIA 
\ M. \t<Jel 0e1L Jv\;\.W~ ~~~ 

:.+u(J! Dp ~ r-1 r;trv 1-)e t__dv&- tfog> rr ot kh ')p d0 . -_ wrle J/4 
Lo J /"s ~ ,t1ZAR__~ X9 ~' 41 /'M.1<- ✓1c,ul Gr°rt-cA.,4 1 C-o,r1£---J1A~e,a.; c/J 

~&\ \)(Vv1 !,QM V\ Qv\ '7'> lt·cA0AI\ ltvQ._,,r (far\{ \~ 

idT 

~O\ 'Z.,CA "1~ _, 

1y rJ_1-~0 

1s1 - - ~ \l f=o \\.(_ 1 \o E: l ~ Ive. LoJ kx'f>lJ_/J 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Signature Address 

mell\ l»\0t\ Zo )(11Al\aj I DiC. Co/~ t,~ 

Laure.,\ ~ 100,,,e_ 8-0 PMk.ili eu1 e,rcle1 &vk- fJ14 !W °" 
JJChv1rJ °130Ll y"::f /:c(-'.) /4~ c~~ 
~\ vb 7'\ ~~(9- ·75 1 7 C~e_.~~ c;-r 

~ ]).tO!?_fl '1_7-0 1/V)~/Lrtµ 0 C(./2 

.! 
p l~LL \ 'f t\l\N'l &7- Pl?.tVA1fa:tcP(l. ~[61l...1E MA-Pf/l.A 

7 
I Ii dH'h y jV\ I (b1rJ ~ \ b [s trwf t- L ov-ie, 

s I t rtffwrrM 1/atfflk t/\ l-- _/{obr'rJ !Jrr·Je_ (_a,,f_, Hacl~ 
-. VA- eJ \> \\ ~(~ ~ 

~ I ....,... ?- s l,. Vl /, I fl_ YI? R .. ..J- _i)/ 

_!Q_ 
we_cfw~vr) 1 J Jr' 

u I LOC\Q; C\ ~\'YI/ W't0!1G\ C\ fl' d euvof\ COVt q ~ q is 
_!! 1'---~<C \'~ 1 ~~~~~ ~~(~ 4¥7e.~ 
13 j ~tl C wl t (l,oJ'n. ~ 2f I ~ ~ tlo CLJ a, L),'V-(_. 

~ 

\j V 11 "- l,J - //~ / ._( i c... I c - ,JJ ;,... .:> J,.... c ... ,...f-c /1,J..(..-, 

is I o~L\l ll 't ~rho I Drive_ &1 ~ }.A 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name 

.S1~Pt.\f~ f)..p<;,!fNf?fhl'tf.. Mv 
_!_j__ ------ --

~LL/.}- 11-oLl-

b oD ~~6~ 

6 1 ~0\e{9Jt) VI M --txtK::,W-CS 

J_ 

.!!!. 

11 

_g 

E. 

14 

71;+· 
;\aJ\l, 

lJJJJ!l 

QE1 

(v\\ \~5 f\J Cr¼' 
-< 
__) 

isl )//1/ar Gr-~ 

Signature Address 

i-4--,c, ~~~ l "':}2;, to~, f\ ;)A . C.v\-c.w\A-\)<.., ~ 1'( .... r-

2. r 1£ C'#r) M/f })~ CaJ?.eEf(Jq; ~ <f> 

\3 ~~ ~0(_ 

2 I /0&t_C(C/tc- 'fle { Pre51cf/-:; c i7 9ff: 

F-er~ r- , _ff4 -P~v~ ~ 
q £ L Ci\ /vi I .u O Q (2 f L( t; Z 5 

(CjJ,7> 

\S (SJ\/\.~ t\ V "t"\ I) t..J \) r/.. 

0\ fv'\tt ri It\ w l-;n,-u ooit. C.M ~ 4 q 2, :$ 

sr 
S ~v 

s 0\Y0 2f 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Signature Address 

Lt~~ !10-11 

/!) 
1 , rl"/ (.111 -

4 , ~YheL0 \arver 54 Laure , 
)~or\nr: ~·, e,, \>-i o.,c( ,--s(Y) 

_Ll ~ lUL- ~~c D l\en ,1\~"\d. ~ ~«$C\- y (__f'J\ 

loo 
c.A 

tOO\ ?JV\d vkfNJ et4- -ti1~f ~ ~uso.f,·1-i, °J4CJl~S 
8 I I _\ /)'\- ,J I'\ \) ct(' 

9 I 1\.'V"-, - 'I &r,(_~s_,1tLv0 
3 °( 0_ e.rJ. .)-r- f-~~ _b,.. GJi . 
{_p~ f lLR..,/,c 0v~t-if0s2e. C.-k) 

10, ~ • • -,.~~A .!\~~ 1' f~ Y<d. ~ ~ { 
_!! 37 fla✓/2tYl.._MJ I Q/?1_ .~ 

u } y M'k f L , (1 ;t ~O"'( C'tA- 9 l(q 

l3 I "-. j I '- I\' I \\ J.. \J\ I Q 
/ 

rqJ,) 

14 , S\-G\Cux Lls c \Nr \\0 N'u-'r-"I\Qj( &~0-- f)v C~k.~ 
15) y t~ \/4n(r\_,, 1.--T l~ CJZ-A ~ -C · 1 /IL--- .. 



.?. 

10 

11 

12 

13 

~ 

15 

NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Sl1_nature Address 

5 •l{r)-l q1/93' 
' · L' , I J:.....Lh) 5- v~ f{ Grk- ,/ \/. ,,. q ~ r l J,,. 

ni~( C('ff. 

Men~ -1 C{l'\l l.o~ ~ 3 A )+ut ~Y-~0_ c,-e_ ( H Cf4q;)_ 

1_ d0- vsJJ>&-- \b 60v- ~ {fvur ~ at~ 
CL an, I t'\\ u...)1-~ t,(\ /cj ~E)/\.R_;&' }/4 

I 1- o aL ~Q__d 
( 

s{-~j <l.__ ~ ./\ V) t I Y\ / t.f 7 gf. ./ho~r1_J LJ " ~ !, \) Vo"" C 
..--: r'r" d v1 r\ Ct bi I d {, 

/(€ ndh--C\ /fY\c l tA -tl\ i£ 
~ 

i l i ul0-tt \/\ N'i w · 

~ J I? I camrn 0 Qr cu/re Mttdnt}!J 
fO hot J02 Slc~ ~ru~o cf:-\ 

rl q ~~l(~ CM. l/q/(1£5 
~b~ LP f ~ I CJ Y /2/4e 7?l /f.J o {v-A- 'I ~N fJ.,~ ~ 

30-:{-- Pr\1/t C<2. ~ 
CcJ-.t.e u ,--,. ,,i_J ~ "-- <31 I , 



NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name I Signature I Address 

;k I 7 ,~,rn 

f' ()Sc, 

Lvh: -l • 

. 7,LCCL 

A~~ 
,-::;-

\l\O ?e \\"-.\c{. ~ ~ e~ 
6 I \ •. itLSG-~ -(\-(01 ~ r~v~ ~ V. 

/t~LX ~\VO _1_j_ -
cs-- ~¥'.--Vt-&1v lfy 

sl M\\~ t4 ~ pu t---\1--CV ~ V,' 

9 1 \lo {) ) ( 0 {O'Mt\ {),. 

10 I Am\f f OvfJZ l°1 Wdvttlowev CJ-, Cfv\ 
ll I ~ ;-~ ~ '4 {J V4?__ 

"' I ~~ \Lo¼ ~J c__H 
_gJ__ 1 -'I.fa ro t \)v lq ~ Gi.o{~/1 'dL-~ Vf9G C M 
13 

n~ uettll1 14 4 I (16A BiLvJ A l)('. (:JV\ 

14 1 J -J)At ~Vl~ >~ ?in( ol-u1. (~v& fa.,~ Sd'-.;ie , C-fl 9 41 ~ 

15 1 G {_,,,,twl IA-- lvv.?- ~ c; O G-o vP E" l'-' 1-\--( 1\J -P fA '>> '4--c_E ~ 
- ( 



.! 

_!_Q_ 

.!! 

u 

.!! 

~ 

NO RESIDENTIAL REZONING IN PARADISE 
SHOPPING CENTER PLEASE! 

Printed Name Signature Address 

Cot,~ cl1eu ~ 7 f(Aflrv Cl, 9'(t'(ZJ-

~ 1W j If/(_ Lr { C,_ C t,_, ~ tudv-- 1 J- Iv( e,.,tU..r&_ Pa ( ~ uw 

/l1, c,ka,e ( ~.9-v} I'{ e ,,,,~n.s,.e or-,/ c ~ 7'-f <; 2 ~~ 

Skelt~ .A-tdJvr5. ~ J '-I E..,.A ½YI .s e O IV'l v-< C /4 ? '"( 7 ?...~ 

~ <7-0 ir;;- G lf.}~Jl t N 0 ~ 
7?{\he__, 1 ( ( I' /,/ 

If 

Ohb2rw~ .lhl , ~.c( ~~ <21 r 

\ l\ 6fl.\L \¼{\~t.JJ(. \y\.~ 

'I( 

f , 
L u w tl\, Ku(\(,\/\ ~ ()~lSI.Vooe,l vr. 0-trt«_~..,r (__ 
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Attachment 14 
Letter from the Nugget Market to their Customers  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Nugget Market, Inc. 
311 Mace Blvd. 
Davis, CA 95618 

Dear Corte Madera Guest, 

Nuee:et 
M A R K E T S 

'-V 
Phone: (530) 399-3300 

Fax: (530) 753-3357 
nuggetmarket.com 

Thanks to your overwhelming support of our petition efforts, the Town of Corte Madera has 
recognized our plight and engaged in productive discussions regarding the future of the 
Paradise Shopping Center. Despite our best efforts to remove the Paradise Shopping Center 
from the Town's rezoning plan, it has become clear that the Town is unlikely to agree to 
remove the site at this time given time sensitive pressure to meet state mandated housing 
requirements. However. we are pleased to inform you that the Town has agreed to modify their 
original rezoning plan to protect our existing parking and ensure it is reserved for commercial 
purposes only! 

It's also worth noting that the rezoning process does not guarantee or even require that the 
gym building ever be redeveloped as housing, and the Town has confirmed there are no active 
proposals under consideration. However, if a redevelopment project does occur in the future, 
the following criteria have been incorporated into the new housing plan: 

The maximum number of residential units has been reduced from 38 to 33. 
The footprint of a future residential building will be limited to the existing footprint of 
the gym. 
Residential parking will be restricted to a first-floor garage under the residential units. 
NO residential parking will be allowed in the existing parking areas. 
The first floor must also include a retail space between 3,000 and 5,000 square feet. 
Construction staging and parking will not be allowed in the shopping center parking lot. 
No drive-through operators will be allowed in the future retail space. 

We believe these restrictions will support the continued vibrancy of the Paradise Shopping 
Center and provide Nugget Market with the best opportunity to continue serving the Corte 
Madera community for the long term. We would like to thank the Town for their willingness to 
address our concerns and are supportive of the planning process moving ahead, which is 
inclusive of the changes noted above. 

More than anything, we wish to say thank you. None of this would have been possible without 
you! Your voices have been heard and we are truly grateful for your support. We look forward 
to serving you and our wonderful community in 2023 and beyond. 

Thank you for your support, 

Sincerely, 

~ 
Eric Stille 
President/CEO 
Nugget Market, Inc. 

Kanoa Aipia 
Store Director 
Nugget Market, Corte Madera 



Attachment 15 
Housing Element Project Timeline  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Housing Element Project Timeline

SEIR 45 day 
Public Review 

Period
Oct. 7 – Nov. 21 HCD Review    

(90 Days)
Aug 23 – Nov. 23

1

Submit Draft 
HE to HCD
August 23 

TC Meeting
August 16

Public Review 
Draft Housing 

and Safety 
Element
July 8

Preparation of Housing Element 
and SEIR

SPRING 2022 - SPRING 2023

Pop-Up Events 
/ Survey/Focus 

Groups
April-July

TC Public 
Hearing:  Update 

to Land Use 
Element, 

Rezoning + CEQA 
Adoption
Jan 2023

PC/TC Public 
Hearing:  

Housing & Safety 
Elements Update

Spring 2023

PC Public Hearing:  
Update to Land 
Use Element, 

Rezoning + CEQA 
Adoption
Dec 2022

PC Workshop
Nov 9
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Presenter Notes
Presentation Notes
-The Commission will be considering the Land Use Element, zoning ordinance amendment, and the Final Subsequent Environmental Impact Report the project. -The Planning Commission will make a recommendation to the Town Council, and the Council will be considering the project in January. -It is a priority of the Town to adopt the rezonings by Jan. 31, 2023 to avoid the “by-right” consequence. -Planning staff will return to the Planning Commission & Town Council in the Spring of 2023 with the updates to the Housing Element and Safety Element. -Housing Element law provides for a 120 day grace period. -Planning staff is working with HCD on amendments to the draft Housing Element to address HCD’s comments on the draft. 




