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Project Information

1. Project Information
Project Title Residence Inn - Corte Madera Project
Lead Agency Name & Address Town of Corte Madera

300 Tamalpais Drive
Corte Madera, California 94925

Contact Person & Phone Number Adam Wolff

Director of Planning and Building
(415) 927-5064

awolff@tcmmail

Project Location APN 024-031-15
56 Madera Boulevard, Corte Madera, CA (see Figure 1)

General Plan Land Use Designation Mixed-Use Commercial
Zoning Tamal Visit Mixed Use Corridor (MX-1); Baylands Risk Zone
Overlay

1.1 CEQA Requirements

This project is subject to the requirements of the California Environmental Quality Act (CEQA). The
lead agency is the Town of Corte Madera (Town).

The purpose of this Initial Study is to provide a preliminary environmental analysis to be used in
determining what form of environmental review is required under CEQA. This Initial Study is intended
to satisfy the requirements of CEQA, (Public Resources Code, Div 13, Sec 21000-21177), and the
State CEQA Guidelines (California Code of Regulations, Title 14, Sec 15000-15387). Through this
process, CEQA encourages lead agencies and applicants to modify their projects to avoid significant
adverse impacts.

As part of this review, the Hotel Floor Area Bonus Ordinance Initial Study/Mitigated Negative
Declaration (Town of Corte Madera 2020) adopted by the Town in June 2020, was reviewed for
potential tiering under CEQA Guidelines 15152. A Lead Agency may use the analysis of general
matters contained in a broader environmental document with later negative declarations on narrower
projects, incorporating by reference the general discussions from the broader document and
concentrating the later negative declaration solely on the issues specific to the later project.
Agencies are encouraged to tier the environmental analysis which they prepare for general plans
and zoning changes.

This review found that some impacts of the Residence Inn — Corte Madera Project (Project) were
adequately analyzed in the adopted Hotel Floor Area Bonus Ordinance Mitigated Negative
Declaration (HFABO IS/MND), while others required site- or project-specific analysis. Where
applicable, mitigation measures from the HFABO IS/MND have been applied to the Project. A
summary is provided at the beginning of each environmental topic section, indicating which impacts
were determined to have been analyzed adequately under the HFABO IS/MND and whether
mitigation measures have been brought forward in this environmental review as applicable to the
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Project. Mitigation measures brought forward include AQ-1.4b, BIO-1a, and BIO-1b. Also noted in
the introduction summaries is whether new project-specific mitigation measures have been included.

The Hotel Floor Area Bonus Ordinance Initial Study/Mitigated Negative Declaration is incorporated
by reference and can be viewed at:
https://www.townofcortemadera.org/DocumentCenter/View/4996/IS-MND_Hotel-FAR-Bonus-
Ordinance_PublicReviewDratft.

1.2 Project Background

The Residence Inn — Corte Madera Project (Project) is located along Madera Boulevard, within the
Tamal Vista Mixed Use Corridor (MX-1) on a 5.53-acre parcel. The site is currently occupied by a
110-room hotel (Best Western Corte Madera Inn), a stand-alone restaurant building, and ancillary
infrastructure (Project Site).

In 2014, Reneson Hotels (Applicant) submitted an application for redevelopment of the Project Site
with a 187-unit hotel that would have increased the building square footage to 130,000 square feet.
In addition, the 2014 project proposed to fill a portion of the exiting pond. The 2014 project was
evaluated pursuant to CEQA including consideration of an Environmental Impact Report (EIR) which
was circulated but never certified. In 2017 the Applicant withdrew the application.

In June 2020 the Town adopted the Hotel FAR Ordinance (Ordinance No. 995), which allows hotel
projects located within certain designated areas, and on a parcel greater than or equal to one acre,
to achieve a greater density. The Ordinance No. 995 increased the FAR from 0.34 to a maximum of
0.70 FAR provided that proposed hotel projects are located within one of the four identified hotel
bonus areas and meet the enhanced development standards in four categories:

— Site Planning and Design,

— Environmental Sustainability,
— Community Integration, and
— Public Realm.

Additionally, Ordinance No. 995 increased the allowable height for hotels in the MX-1 District from
40 feet to 47 feet. CEQA documentation for Ordinance No. 995 comprised an Initial Study (Hotel
Floor Area Bonus Ordinance Initial Study, Town of Corte Madera 2020), with a Mitigated Negative
Declaration adopted by the Town in June 2020. In analyzing potential environmental impacts of
Ordinance No. 995, the Initial Study assumed at least one qualifying project, with a maximum 0.70
FAR, would be built within each of the four bonus areas. Specific to Hotel Bonus Area Three, 152,460
square feet of building area and 188 hotel rooms, was assumed for the analysis of environmental
impacts.

The 5.53-acre Project Site is located within the 18-acre boundary of Hotel Bonus Area Three. The
proposed Project would be the first hotel to be considered under Ordinance No. 995, and would have
a 0.57 FAR, consisting of 118,000 square feet and 149 units, with a net increase of 39 hotel rooms
and 38,000 square feet over existing conditions.

1.3 Existing Setting and Surrounding Land Uses

The Project Site contains a two-story, 25-foot high, 110-room Best Western hotel, a stand-alone
restaurant building, a 0.81-acre man-made pond, pool area, landscaping improvements, and surface
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parking for 188 vehicles. The property was originally developed in 1956 as a hotel, with subsequent
construction in the late 1970’s and early 1980’s adding newer structures to the site. In total, the
Project Site contains four separate hotel buildings, and several smaller structures totaling
approximately 80,000 square feet of floor area. The pond is located in the northeast corner of the
site and is connected to Shorebird Marsh via a gated culvert beneath Highway 101. The pond
receives water from a 30-inch gravity-fed steel pipe (not constrained by gates) that connects the
pond to Lagoon #1 to the west. The slide gate is located near the north end of the pond and can be
opened to allow water from the pond (and the connected Lagoon #1) to flow to a Caltrans drainage
ditch that is connected to Shorebird Marsh, east of Highway 101. Operationally, the slide gate is not
regularly opened by the Town due to the potential for tidal backwater from shorebird Marsh to
increase the water surfaces levels in the pond and Lagoon #1, which could lead to potential flooding
of adjacent streets and properties.

The Project Site is surrounded by a mix of retail, commercial, and residential uses. The existing hotel
is accessed from two separate entrances off Madera Boulevard, which is a wide, relatively short
(approximately 500 feet) four-lane street with a center turn lane that serves as an exit and entrance
to and from southbound Highway 101. Madera Boulevard also provides access to an office building
at the northeast corner of Madera Boulevard and Tamal Vista Boulevard, a Chevron gas station and
mini-mart near the entrance to Highway 101, and serves as a major entrance to the Corte Madera
Town Center. North of the Project Site is a two-story, 32-foot high, office building accessed from
Tamal Vista Boulevard. To the east, the Project Site is bordered by Highway 101. To the
south/southwest is the previously mentioned office building and Madera Boulevard, with the Chevron
gas station and Town Center beyond Madera Boulevard. The Madera Gardens subdivision, a single-
family residential neighborhood, is located directly across Tamal Vista Boulevard west of the Project
Site.

1.4 Project Description

The Project includes demolition and removal of most of the existing on-site development,
construction of a new 149-room hotel including ancillary facilities, and off-site pedestrian
improvements (see Figure 2 Site Plan and Appendix A Profile Views and Design Plans). The
existing pond would remain with minor enhancements proposed. Each of these components are
discussed in detail below.

Demolition of Existing Hotel

All of the existing buildings associated with the hotel and restaurant would be demolished and
removed from the site. In addition, the asphalt parking areas would be removed. The pond would
remain intact.

Construction of New Hotel

The new hotel would consist of a single “U” shaped building comprising 149 units, a gym, and
meeting space within approximately 118,000 square feet. The building would be a mix of three 3-
story and two 4-story segments. The three 3-story segments would be located generally parallel to
Madera Boulevard along the southern and southwestern extents of the building, with the third small
segment at the far north of the building parallel with Tamal Vista Boulevard. The two, 4-story
segments would be located closest to Highway 101 with the first segment parallel to Highway 101
and the second extending from the northern portion of the first segment at a 45-degree angle oriented
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in an east-west direction. At its highest point, the building would be 47 feet tall. In the center of the
“U” would be a pool and outdoor patio area.

CALGreen Building Standards

The Project would comply with the Tier 1 requirements of the California Green building Standards
Code (CALGreen Code). This means that in addition to the mandatory/base building requirements
of the CALGreen Code, the Project would implement further standards to exceed the base by 15
percent. Additional green building components would include installation of a solar system and a
laundry water reuse system.

Solar System

Based on the preliminary design, approximately 380 solar panels would be installed on available flat
roof areas. Batteries would be installed and used to store and regulate the use of the generated
power. The solar panels are expected to generate approximately 245,471 kWh annually which
represents approximately 20 to 30 percent of the building demand for electricity. In addition, the
batteries would serve as emergency back-up power for critical infrastructure including lighting,
refrigeration, computer, and building evacuation systems.

Laundry Water Reuse System

The Project would install an AquaRecycle Laundry Wash Water Recycling System. This system
would recover water at a rate of 80 percent, saving approximately 625,000 gallons of potable water
each year.

Parking and Circulation

The Project would provide 169 parking spaces, of which 6 would be ADA accessible and 14 would
be future EV spaces. Of the 30 bicycle parking spaces proposed, 24 would be short term and 6
would be long term.

The site entrance/exit furthest east along Madera Boulevard would be removed, with the west
entrance providing a single entrance and exit for the Project Site. The single access point, located
further from the Highway 101 south off-ramp, would provide greater line-of-site and a safer vehicular
turning area.

Pedestrian improvements would be made along the Tamal Vista Boulevard frontage where the
existing sidewalk would be realigned and widened to current standards. Although the frontage would
include a six-foot high horizontal composite wood fence, a gated pedestrian access point would be
provided to link the exterior sidewalk to the internal pathway and improve connectivity from the
community to the Project Site and vice versa. The internal pedestrian pathways would be located
throughout the Project Site interconnecting the parking areas, building, pond area, and providing off-
site connections. Parallel with Highway 101 would be a decomposed granite walkway meandering
along the eastern edge of the pond and Project Site. The portion of the walkway along the pond
would include several pop-outs for benches, interpretive signs, and trash receptacles. Public access
to this pathway would be provided at the north connection with the neighboring office building parking
lot.

To improve pedestrian wayfinding and safety at the driveway entrance along Madera Boulevard,
modifications to the sidewalk and landscaping would be used to provide a soft barrier and “funnel”
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pedestrians west on Madera Boulevard, to then cross at the existing intersection. These
improvements include relocating the Madera Boulevard curb to the south, eliminating the parking
lane, creating a landscape buffer (including a potential physical barrier), and adding pedestrian
wayfinding signage directing pedestrians to the marked crosswalk at the Madera Boulevard/Tamal
Vista Boulevard intersection.

Landscaping

Landscape improvements would occur throughout the property and along both frontages. Tamal
Vista Boulevard would include sidewalk and landscaping improvements and widening that would
increase the existing landscape buffer to 20 feet. A landscape buffer of 10 feet would occur along
the Madera Boulevard frontage and northern property line, while a 15-foot landscape buffer would
occur along the Highway 101 frontage.

Of the approximately 125 existing trees on site, 53 would be removed as part of the Project. Of those
being removed 20 are subject to the Town of Corte Madera Tree Ordinance, Chapter 15.50 of the
Municipal Code, and would require approval prior to removal. An additional 15 trees along the
northern property line of the site may need to be removed during construction (none of which are
subject to the Tree Ordinance). As currently proposed, these trees would be saved but during
construction it may be that the improvements would encroach too far into the root-system, creating
a potentially hazardous condition if the trees were allowed to remain. As part of the landscape
improvements, approximately 80 15-gallon and 28 24-inch box (total of 108) trees would be planted.

For shrubs and plants, the landscape plan relies on drought-tolerant species that can be
accommodated by low-volume drip or bubbler irrigation.

An existing 10-foot-high earthen berm located between the pond and Highway 101 would be
extended south approximately 30 feet. The existing portion of the berm would be re-landscaped with
additional screening plants and the new portion would be landscaped with new trees and plantings.

Lighting

Lighting would include approximately 26 light poles located throughout the parking lot. The lighting
would be cutoff, directing light downward, in compliance with Title 24 Energy Code requirements. In
addition, safety lighting would be installed on the facade of the building and along the pedestrian
pathways.

Stormwater Facilities

Stormwater runoff from the new and replaced impervious surfaces would be subject to the waste
discharge requirements contained in Provision E.12 of the Phase Il Stormwater Permit (Order No.
2013-0001) and the Bay Area Storm Water Management Agencies Post Construction Manual. The
Town, as a condition of its Phase Il Stormwater Permit, requires permanent stormwater controls for
new development that creates and/or replaces approximately 5,000 square feet or more of
impervious surface. The Project is considered a “Regulated Project”, and is subject to the site design
measures, source controls, and stormwater treatment requirements outlined in the BASMA Post
Construction Manual (BASMA 2014). As such, runoff would be directed to bioretention areas before
discharging into the existing storm drain system. Numerous bioretention areas are proposed around
the perimeter of the parking lot and the hotel building totaling approximately 7,530 square feet. With
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implementation of the Project impervious area within the Project Site would increase from
approximately 3.02 to 3.07 acres.

Utilities

Existing utilities serving the current hotel would be sufficient to serve the proposed hotel. No off-site
improvements would be required. Existing connections for electricity, gas, water, sewer, and cable
would be utilized. The Project would underground the existing overhead utilities (including 4 poles)
along the approximate 400-foot frontage of Tamal Vista Boulevard, as part of the proposed
streetscape improvements.

Signage
The Project would incorporate four main pieces of external signage as follows:

— An existing freestanding sign, approximately 22’ tall, at the east edge of the site facing Highway
101, would be retained and refurbished to reflect the Residence Inn brand.

— A new building-mounted sign, located on the facade between the third and fourth floors at the
southeast corner of the building.

— A new ‘monument’ sign, mounted to a stem wall in the drop-off area

— Anew plaque, approximately 24" x 18", located adjacent to the pedestrian gate on the new fence
facing Tamal Vista Boulevard.

Pond Area Enhancement

The pond is located on the northeastern corner of the Project Site. The pond is approximately eight
feet deep with steep sides, very little wetland vegetation, and banks that are dominated by non-
native plants. The pond area is approximately 0.81 acre, providing approximately 0.64-acre of open
water and wetland edge habitat, and is currently used by a number of bird species. Areas of non-
native invasive ground cover, shrubs, and some trees would be removed and replaced with native
species in three planting/habitat zones: lower wetland/pond edge planting, upper wetland/pond edge
planting, and upland plantings. Limited enhancements are proposed under and adjacent to the five
trees on the western side of the pond known to be roosting habitat for black-crowned night herons,
to minimize potential disturbance. See Figure 3 Pond Enhancements for the three planting/habitat
zones and species list.

Construction

As noted above, construction of the Project would involve demolition of the existing buildings and
pavement, clearing of the site, and construction of the new hotel and off-site improvements.

Construction Duration and Hours

The Project would be constructed over a 20-month period beginning in summer 2022 and ending in
spring 2024. Construction activities would be limited to the hours between 7:00 a.m. and 5:00 p.m.
Monday through Friday and 10:00 a.m. and 5:00 p.m. on weekends per Implementation Program
PSH-5.7.a of the Noise Section of the Town of Corte Madera General Plan (Corte Madera 2009) and
Chapter 9.36 Noise of the Town of Corte Madera Municipal Code. No night-time work is anticipated
to occur.
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Construction Equipment

A variety of construction equipment would be used to build the Project. This would include, but not
necessarily be limited to, excavators, backhoes, front end loaders, scrapers, graders, concrete saws,
cranes, jackhammers, winches, chainsaws, forklifts, rollers, asphalt road pavers, compactors, air
compressors, generator sets, and pneumatic tools. A variety of trucks including cement mixers, haul
trucks, and water trucks would also be required. Site preparation, including demolition, clearing and
grading of the Project Site as necessary would require the removal and off-haul of materials. This
would include, but not necessarily be limited to, vegetation, building materials, concrete, asphalt, and
artificial fill that would be removed and replaced.

Construction materials imported to the site would include, but not necessarily be limited to, concrete,
material for bioretention areas, asphalt concrete, utility pipes, building materials, and lighting and
landscaping materials. Approximately 79,000 square feet of building material and 1,500 tons of
pavement would be hauled away. Trucks would use appropriate haul routes in order to transport
material to and from the Project Site. The number of construction-related vehicles traveling to and
from the Project Site would vary on a daily basis. For the purposes of this evaluation, it is anticipated
that up to 36 haul-truck round trips could occur on a peak day. In addition to haul trucks, it is
anticipated that construction crew trips could require up to 30 round trips per day. Therefore, on the
busiest of days of construction, up to approximately 64 vehicle round trips could occur.

Construction Staging Areas

Construction staging would occur within the Project Site. No construction workers will be allowed to
park on neighboring streets but may utilize adjacent parking facilities if agreed upon with the owner.
Access to and from the Project Site would occur via Highway 101 and Madera Boulevard.

General Construction Activities

Construction is anticipated to begin with site preparation, including demolition of existing buildings,
and clearing and grading of the Project Site to provide a relatively level surface for the movement of
construction equipment.

Prior to demolition of the existing buildings, the buildings would be surveyed for the presence of
hazardous materials (e.g. lead and asbestos-containing materials). Hazardous wastes would be
required to be separated, stored, and disposed of according to local state, and federal regulations.
After hazardous building materials (if any) have been removed, demolition would proceed. Hoses or
other watering equipment would be used to control dust.

Site clearing and grubbing would remove select trees, grass, and other vegetation. Temporary
protective fencing would be installed to form a continuous barrier around each tree and/or group of
trees to be preserved. Vertical construction associated with the hotel would commence after all site
preparation has finished.

Construction Recycling

The contractor would be required to develop and implement a waste reduction and recycling plan
that would include measures to divert construction waste from landfills by using recycling, reuse,
salvage, and other diversion programs. Vegetation removed from the Project Site would be off-
hauled for recycling or composting. Materials that could not be reused or composted at local facilities
would be disposed of at regional landfills.
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Construction Dewatering

If needed, temporary groundwater dewatering would be conducted within excavations to provide a
dry work area. Dewatering would generally involve pumping water out of a trench or excavation to
Baker tanks (or other similar type of settling tank). Following the settling process, the groundwater
would normally be pumped to a bag and cartridge filter system (or similar system) before being
discharged to the sanitary sewer system or to a portion of the Project Site sufficient in area to allow
for complete infiltration into on-site soils, or for use as dust control.

1.5 Operation and Maintenance

At full occupancy, the Project could support up to 358 guests. However, rooms are rarely at full
capacity typically hosting a single traveler at a time. The hotel would be anticipated to create the
equivalent of up to 75 full-time employment opportunities. A typical workday would have three shifts
with a peak of 20 employees during the AM shift.

Operation of the Project is expected to generate a net increase of 658 daily vehicle trips. Of those,
28 daily trips are anticipated to occur during the a.m. peak commute hour (between 8:00 a.m. and
9:00 a.m.), and 29 daily trips are anticipated to occur during the p.m. peak commute hour (between
4:00 p.m. and 5:00 p.m.). Additionally, the Project would offer complimentary hotel van transportation
to and from the airporter, local shopping, and local businesses. This would potentially reduce the
number of single-occupancy trips by guests.

Maintenance would be expected to include standard upkeep of such a facility and be similar to
existing maintenance activities for the existing hotel and associated infrastructure. This would include
upkeep of the landscaping and associated infrastructure such as irrigation, regular building
maintenance (e.g., painting, equipment replacement, roof replacement), maintenance of the
bioretention facilities, and maintenance of the pond and associated features (walkway, benches,
plantings).

1.6 Compliance with Existing Regulations and Standard BMPs

The Project would abide by the following regulations and industry-accepted Best Management
Practices to reduce or avoid potential adverse effects that could result from construction or operation
of the Project. Mitigation measures are presented in the following analysis sections in Chapter 3,
Environmental Analysis.

Implementation of Geotechnical Design Recommendations

The Project has been designed to comply with the site-specific recommendations made in the
Project's geotechnical report (Miller Pacific Engineering 2013). This would include design to address
settlement from new building loads (replacement of fill material or deep foundations), around the
pond area, and beneath gravity flow utilities, in accordance with the seismic and foundation design
criteria, and design recommendations for site preparation and grading, site drainage, underground
utilities, exterior concrete slabs, and asphalt concrete pavements included in the report. The
geotechnical recommendations shall be incorporated into the final plans and specifications for the
Project and shall be implemented during construction.
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Implementation of Air Quality Control Measures during Construction

Consistent with General Plan Implementation Program RCS-10.3.c, the following Bay Area Air
Quality Management District (BAAQMD) recommended Basic Construction Measures shall be
included in construction contract specifications and required during implementation of the Project:

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

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

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

— All vehicle speeds on unpaved areas shall be limited to 15 miles per hour;
— All paving shall be completed as soon as possible after trenching work is finished;

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

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

— A publicly visible sign shall be posted with the telephone number and person to contact at the
Town regarding dust complaints. This person shall respond and take corrective action within 48
hours. The Air District's phone number shall also be visible to ensure compliance with applicable
regulations.

Implementation of Stormwater Pollution Prevention Plan (SWPPP)

In compliance with State regulations, the Project will seek coverage under State Water Resources
Control Board (Water Board) Order No. 2009-0009-DWQ, Waste Discharge Requirements for
Discharges of Storm Water Runoff Associated with Construction and Land Disturbance Activities.
The Applicant will submit permit registration documents (notice of intent, risk assessment, site maps,
SWPPP, annual fee, and certifications) to the Water Board. The SWPPP will address pollutant
sources, best management practices, and other requirements specified in the Order. The SWPPP
will include erosion and sediment control measures, and dust control practices to prevent wind
erosion, sediment tracking, and dust generation by construction equipment. A Qualified SWPPP
Practitioner will oversee implementation of the Project SWPPP, including visual inspections,
sampling and analysis, and ensuring overall compliance.

CAL Green and Model Water Efficient Landscape Ordinance (WELO)

The Project will comply with the water efficiency and conservation requirements in CAL Green, which
include reduced flow in all indoor water fixtures. For outdoor water use, the Project will comply with
the California Department of Water Resources’ Model Water Efficient Landscape Ordinance.
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1.7 Required Agency Approvals

The Project would be required to obtain the following approvals and permits from the Town of Corte
Madera:

— Use Permit

— Major Design Review

— Erosion and Sediment Control Permit

— Grading Permit

— Building Permit

— Encroachment Permit (for off-site pedestrian improvements and undergrounding utilities)

—  Sign Permit

— Preliminary and Precise Plan (Baylands Risk Overlay District)

In addition, although the site has existing water and sewer connections, the Project would require
approval from Marin Municipal Water District and Sanitary District 2 respectively.

1.8 Tribal Consultation

As of August 2021, no Native American tribes have submitted a written request for notification under
AB 52 of proposed projects within the Town of Corte Madera. Please refer to Section 3.17 Tribal
Cultural Resources, for the analysis of the Project’s potential impacts to Tribal Cultural Resources.
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Environmental Factors Potentially Affected

2. Environmental Factors Potentially Affected

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the following
pages:

[ ] Greenhouse Gas

[] Aesthetics Emissions [ ] Public Services

[] Agricultural & Forestry [ ] Hazards & Hazardous [ ] Recreation

Resources Materials

] Air Quality [ ] Hydrology/Water Quality [] Transportation

[] Energy [] Land Use/Planning [] Tribal Cultural Resources

[] Biological Resources [ ] Mineral Resources [] Utilities/Service Systems

[] Cultural Resources [ ] Noise L] wildfire

[ ] Geology/Soils ] Population/Housing [ ] Mandatory Findings of
Significance

DETERMINATION (To be completed by the Lead Agency)
On the basis of this initial evaluation:

] | find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION would be prepared.

=4 | find that although the proposed project could have a significant effect on the environment,
there would not be a significant effect in this case because revisions in the project have been made
by or agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION would be
prepared.

] I find that the proposed MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

] | find that the proposed project MAY have a “potentially significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect: (1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and (2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets.
An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain
to be addressed.

] | find that the proposed project MAY have a “potentially significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect: (1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and (2) has been
avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions
or mitigation measures that are imposed upon the proposed project, nothing further is required.

11.15.21
Adam Wolff, Planning Director Date
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Environmental Analysis

3. Environmental Analysis

3.1 Aesthetics

Potentially | Less-than- Less-than-
Significant | Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Except as provided in Public Resources Code Section 21099, would the project:

a) Have a substantial adverse effect on a scenic vista? X

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

¢) In non-urbanized areas, substantially degrade the
existing visual character or quality of public view of
the site and its surroundings? (Public Views are
those that are experienced from publicly accessible X
vantage point). If the project is in an urbanized area,
would the project conflict with applicable zoning and
other regulations governing scenic quality?

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

In a review of the Aesthetics section of the Hotel Floor Area Bonus Ordinance Initial Study/MND
(HFABO IS/MND), it was determined that there would be no new environmental effects from
implementation of the Project not already analyzed. Therefore, the analysis and findings in the
Aesthetics section of the HFABO IS/MND are incorporated here and summarized below.

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

A scenic vista is generally considered a viewpoint that provides expansive views of a highly valued
landscape for the benefit of the general public. The HFABO IS/MND found that the height limit of
hotels approved under the Ordinance would have an increased allowable height (35 to 47 feet), and
thus would have the potential to affect scenic vistas and/or scenic corridors if new or intensified
development blocked views of areas that provide or contribute to such vistas. However, future
projects would consist of redevelopment of parcels that would replace existing buildings with new
buildings, within the commercial corridors along US 101. In addition, individual projects would be
required to adhere to design review principles including building design, massing, and setbacks put
forth by the Town’'s commercial development standards and the consideration of view impacts
required through the design review process.

The Project would redevelop an existing developed parcel within a commercial corridor along US
101 and be required to adhere to design review principles put forth by the Town’s commercial
development standards and the design review process as described above. Accordingly, the Project
would have a less than significant impact to scenic vistas.

3-1



Environmental Analysis

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

As noted in the HFABO IS/MND, the nearest state highway is Highway 101, which is not designated
as a state scenic highway by the State of California. As there is none nearby, the Project could not
damage scenic resources within a state scenic highway. There would be no impact to scenic
resources within a state scenic highway.

C) In an urbanized area, would the project conflict with applicable zoning and other
regulations governing scenic quality? (No Impact)

As noted in the HFABO IS/MND, Bonus Area Three (in which the Project is located) and surrounding
locales are urbanized, as is much of the Town. Adherence to the Town’s development standards
and design review process guidelines will ensure that the Project would comply with all applicable
zoning and regulations governing scenic quality. As noted in Section 1.7 Required Agency
Approvals, the Project would be subject to Design Review approval. Therefore, the Project would
not conflict with zoning or other regulations governing scenic quality.

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

As described in the HFABO IS/MND, future development under the Ordinance would consist of infill
and redevelopment that would replace existing older buildings with new buildings. While
development would have the potential to change existing light levels, projects would be required to
comply with Sections 18.12.030 and 18.13.030 of the Corte Madera Municipal code which address
lighting in Commercial and MX-1 districts, respectively.

The Project is located in the MX-1 District and would therefore be required to comply with Municipal
Code 18.13.030, which requires all exterior lighting be dark sky compliant. In addition, the Project
Site is currently developed, and already includes ancillary infrastructure such as outdoor lighting.
Given that the Project would replace older lighting infrastructure with new outdoor lighting that would
be in compliance with Municipal Code 18.13.030, it would not adversely affect day or nighttime views
with new sources of substantial light or glare. This impact would be less than significant.
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3.2 Agriculture and Forest Resources

Potentially Less-than- Less-than- No Impact
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

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

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

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

d) Resultin the loss of forest land or conversion of
forest land to non-forest use?

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

In a review of the Agriculture and Forest Resources section of the HFABO IS/MND, it was determined
that there would be no new environmental effects from implementation of the Project not already
analyzed. Therefore, the analysis and findings in the Agriculture and Forest Resources section of
the HFABO IS/MND are incorporated here and summarized below.

a-e) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland)? Conflict with Agricultural Zoning or Williamson Act Contract? Conflict
with Forest Land Zoning or result in loss of forest land to non-forest use? Involve other
changes that could result in conversion of Farmland to non-agricultural use or forest
land to non-forest use? (No Impact)

The Project is located within Bonus Area 3, which is one of four hotel bonus areas analyzed in the
HFABO IS/MND. As noted in the HFABO IS/MND, all four hotel bonus areas are urbanized, and the
surrounding areas do not contain agricultural resources nor are they used for agricultural purposes.
Furthermore, the Town of Corte Madera contains no Prime Farmland, Unique Farmland, or Farmland
of Statewide Importance. No designated forest land exists within the hotel bonus areas, and the
proposed ordinance amendments would not result in the loss of forest land. The hotel bonus areas
are not subject to a Williamson Act contract. Furthermore, the Project is located in the MX-1 Zoning
District, which is not intended for agricultural uses. Therefore, the Project would result in no impact
to agriculture or forestry resources.



Environmental Analysis

3.3 Air Quality

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Where available, the significance criteria established by the applicable air quality management district or air pollution
control district may be relied upon to make the following determinations. Would the project:

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

X

b) Resultin a cumulatively considerable net increase in
any criteria pollutant for which the project region is X
non-attainment under an applicable federal or state
ambient air quality standard?

c) Expose sensitive receptors to substantial pollutant X
concentrations?

d) Resultin other emissions (such as those leading to
odors) adversely affecting a substantial number of X
people?

In a review of the Air Quality section of the HFABO IS/MND, it was determined that there would be
no new environmental effects from implementation of the Project not already analyzed under impacts
Section 3.3 a) and d). The analysis and findings in the Air Quality section of the HFABO IS/MND
are incorporated here and summarized below, with additional project-specific analysis provided
under impacts b) and c). Mitigation Measure AQ-1.4b from the HFABO IS/MND was found to be
applicable to the Project.

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

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

As noted in the HFABO IS/MND, the BAAQMD Bay Area 2017 Clean Air Plan is the most recently
adopted regional air quality plan that pertains to the Project Site (BAAQMD 2017b). The 2017 Clean
Air Plan builds upon and enhances the BAAQMD'’s efforts to reduce emissions of fine particulate
matter (PM2.5) and toxic air contaminants (TACs). Regional growth projections are used by
BAAQMD to forecast future emission levels in the San Francisco Bay Area Air Basin (Air Basin). For
the Bay Area, these regional growth projections are provided by the Association of Bay Area
Governments (ABAG) and transportation projections are provided by the Metropolitan Transportation
Commission (MTC) and are partially based on land use designations in city and county general
plans.

The 2017 Clean Air Plan contains 85 individual control measures in nine economic sectors:
stationary (industrial) sources, transportation, energy, buildings, agriculture, natural and working
lands, waste management, water, and super-greenhouse gas pollutants. Many of these control
measures require action on the part of the BAAQMD, the California Air Resources Board (CARB),
or local communities, and are not directly related to the actions undertaken for an individual
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infrastructure project. The Project would not prevent the BAAQMD from implementing these actions
and none apply directly to the Project. In addition, the Project would not result in a substantial change
in population or jobs in the project area as the existing hotel would be replaced with the same use of
similar size; therefore, the Project would not exceed the growth assumptions contained in the 2017
Clean Area Plan. Implementation of the Project would not conflict with or obstruct the Bay Area 2017
Clean Air Plan. As a result, no impact would occur.

b) Result in a cumulatively considerable net increase in any criteria pollutant for which
the project region is non-attainment under an applicable federal or state ambient air
quality standard? (Less than Significant)

According to California standards, the Air Basin is currently designated as a nonattainment area for
PM2.5 and PM10 and ozone (BAAQMD 2021). Under national standards, the Air Basin is currently
designated as nonattainment for 8-hour ozone, and nonattainment for PM2.5. The Air Basin is in
attainment (or unclassified) for all other air pollutants (BAAQMD 2021). Therefore, the non-
attainment pollutants of concern for this impact question are ozone, PM10 and PM2.5.

Exposure to levels of ozone above current State or federal standards can lead to human health
effects such as lung inflammation and tissue damage and impaired lung functioning. Ozone
exposure is also associated with symptoms such as coughing, chest tightness, shortness of breath,
and the worsening of asthma symptoms (BAAQMD 2017a). Ozone is not emitted directly into the air,
but is a regional pollutant formed by a photochemical reaction in the atmosphere. Ozone precursors,
reactive organic gases (ROG) and oxides of nitrogen (NOX), react in the atmosphere in the presence
of sunlight to form ozone. Therefore, the BAAQMD does not have a recommended ozone threshold,
but has thresholds of significance for project-emitted NOx and ROG. In developing thresholds of
significance for air pollutants, BAAQMD considered the emission levels for which a project's
individual emissions would be cumulatively considerable. If a project exceeds the identified
significance thresholds, its emissions would be cumulatively considerable, resulting in significant
adverse air quality impacts to the region‘s existing air quality conditions (BAAQMD 2017a).

Construction — Criteria Pollutants

Overall construction activities would occur over approximately 20 months. Construction-generated
criteria pollutant impacts include the potential to emit fugitive dust (PM), and exhaust emissions such
as nitrogen oxides (NOx) and reactive organic gases (ROG) from gas and diesel-powered
construction-equipment. These are temporary emissions that vary considerably from day-to-day and
by the type of equipment and weather conditions.

Construction Fugitive Dust

For construction-related dust, the BAAQMD recommends incorporation of best management
practices (BMPs) to reduce localized dust impacts to less than significant. As described in Section
1.6 Compliance with Existing Regulations and Standard BMPS, Implementation of Air Quality
Control Measures during Construction, the Project would comply with General Plan Implementation
Program RCS-10.3.c and incorporate the BAAQMD recommended basic construction measures
during construction. Therefore, the Project’s potential to generate localized pollutant concentrations,
such as PM10 or PM2.5, during construction would be less than significant.
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Construction Exhaust Emissions

Project construction would result in regional air pollutant and precursor emissions from equipment
exhaust and worker trips to the Project Site. The BAAQMD's 2017 Air Quality Guidelines provides
screening criteria for determining if a project could potentially result in significant construction-phase
impacts from criteria pollutants and precursors. Construction of the Project would result in a less-
than-significant impact to air quality if the screening criteria are met. The following are the BAAQMD
construction screening criteria:

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

2. All Basic Construction Mitigation Measures would be included in the project design and
implanted during construction.

3. Construction-related activities would not include any of the following:

- Demolition activities inconsistent with District Regulation 11, Rule 2: Asbestos Demolition,
Renovation and Manufacturing;

- Simultaneous occurrence of more than two construction phases;
- Simultaneous construction of more than one land use type;
- Extensive site preparation; or

- Extensive material transport (e.g., greater than 10,000 cubic yards of soil import/export)
requiring a considerable amount of haul truck activity.

As stated above, the Project would include BAAQMD'’s recommended Basic Construction Measures.
Export of material would include approximately debris from demolition of approximately 79,000
square feet of existing facility and 1,500 tons of demolished pavement. However, the criteria pollutant
construction-related screening level for a hotel is 83 rooms. The Project would exceed that screening
level, and additional emissions analysis is warranted.

The Project’s construction exhaust emissions were estimated using CalEEMod version 2020.4.0 and
model-default construction phasing, equipment type, and equipment activity. An additional
demolition phase was added to reflect the pavement demolition, and an additional concrete saw was
added to the default demolition equipment. The Project’s estimated average construction emissions
are shown in Table 3.3-1. The Project’'s construction emissions would not exceed the BAAQMD’s
recommended thresholds of significance. Therefore, the Project would result in a less-than-
significant impact.

Table 3.3-1 Construction Exhaust Air Emissions Associated with Project
Pollutant Emissions (Ibs/day)

Project Average Emissions 8.78 18.50 0.83 0.77
BAAQMD Thresholds 54 54 82 54
Significant Impact? No No No No

Operation — Criteria Pollutants

Following construction, the Project would not include any stationary sources of air emissions. Vehicle
trips associated with operation of a hotel currently occurs under existing conditions. The existing
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facility operates 110 rooms. The Project would operate 149 rooms, or an increase of 39 rooms over
existing conditions. In comparison, the BAAQMD’s recommended operational criteria pollutant
screening level for “hotel” is 489 rooms. Both the total number of rooms (149) and the increase over
existing (39) are less than the BAAQMD's operational criteria pollutant screening level. Therefore,
the Project’s contribution to a cumulative nonattainment criteria pollutant impact would be less than
significant.

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

Sensitive receptors are defined by the BAAQMD as facilities or land uses that include members of
the population that are particularly sensitive to the effects of air pollutants, such as children, the
elderly, and people with ilinesses. Sensitive receptors in the vicinity of the Project include residences
located directly across Tamal Vista Boulevard west of the Project Site. The nearest residences are
approximately 70 feet west of the Project’s sidewalk improvements, and approximately 160 feet west
of the proposed Project buildings.

Construction — Pollutant Concentrations

Construction Fugitive Dust

For construction-related dust, the BAAQMD recommends incorporation of best management
practices (BMPs) to reduce localized dust impacts to less than significant. As described in Section
1.6 Compliance with Existing Regulations and Standard BMPS, Implementation of Air Quality
Control Measures during Construction, the Project would incorporate the BAAQMD recommended
basic construction measures during construction. Therefore, the Project’'s potential to generate
localized pollutant concentrations, such as PM10 or PM2.5, during construction would be less than
significant.

Construction Exhaust Emissions

The HFABO IS/MND noted that future development projects may elevate concentrations of Toxic Air
Contaminants (TACs) and construction exhaust PM2.5 in the vicinity of sensitive residential land
uses.

Construction equipment and associated heavy-duty truck traffic generate diesel particulate matter
(DPM) exhaust, which is a known toxic air contaminant. As described in Section 1.6, the Project
would incorporate the BAAQMD recommended basic construction measures during construction.
Such measures include minimizing idling times for trucks and equipment to five minutes (as required
by the California airborne toxics control measure Title 13, Section 2485 of California Code of
Regulations [CCR]), ensuring that construction equipment is maintained in accordance with
manufacturer's specifications, watering exposed surfaces twice a day to minimize fugitive dust
emissions, and other measures. Project construction activities are anticipated to occur over
approximately 20 months and consist of typical construction equipment activity. The Project would
not require extensive site preparation, grading, or other onsite activity that would generate a
substantial amount of construction equipment exhaust that would adversely affect nearby sensitive
receptors.

However, because of the close proximity of potentially-affected sensitive receptors, HFABO IS/MND
Mitigation Measure AQ-1.4b is applied to the Project to minimize the Project’s potential to adversely
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impact nearby sensitive receptors during construction. The measure requires construction
equipment with 50 horsepower and greater to comply with the strictest emission standards, also
known as “Tier 4 Final” standards. With mitigation, exposure of sensitive receptors to substantial
pollutant concentrations during Project construction would be less than significant. See Mitigation
Measure AQ-1.4b below.

Operation — Pollutant Concentrations

The HFABO IS/MND noted that hotel development does not create new major sources of TACs,
which are more commonly associated with industrial manufacturing or warehousing. Examples of
projects which generate substantial TAC emissions are distribution centers with more than 100 trucks
per day or 40 trucks with transport refrigeration units (TRUS) per day, refineries, chrome platers, dry
cleaners, gasoline dispensing facilities, and railyards (CARB 2005).

The Project would not include any stationary sources of air emissions or other sources of TACs that
would result in substantial long-term operational emissions of air pollutants. Therefore, Project
operation would not expose nearby sensitive receptors to substantial levels of pollutants.

Localized high levels of CO (CO hotspot) are associated with traffic congestion and idling or slow-
moving vehicles. The BAAQMD recommends a screening analysis to determine if a project has the
potential to contribute to a CO hotspot. The screening criteria identify when site-specific CO
dispersion modeling is not necessary. The Project would result in a less than significant impact to air
quality for local CO if the following screening criteria are met:

— Project is consistent with an applicable congestion management program established by the
county congestion management agency for designated roads or highways, regional
transportation plan, and local congestion management agency plans; or

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

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

As stated in the Air Quality section of the HFABO IS/MND, hotel development within the hotel bonus
areas, including Bonus Area 3, would not conflict with the Transportation Authority of Marin’s (TAM)
Congestion Management Program (CMP) because it would not hinder the capital improvements
outlined in the CMP or alter regional travel patterns. TAM’s CMP must be consistent with Plan Bay
Area 2040. An overarching goal of the regional Plan Bay Area 2040 is to concentrate development
in areas where there are existing services and infrastructure rather than allocate new growth in
outlying areas where substantial transportation investments would be necessary to achieve the per
capita passenger vehicle, vehicle miles traveled, and associated GHG emissions reductions. The
Project Site is in close proximity to existing employment centers, roadways, transit, and bicycle and
pedestrian routes, and for these reasons would be consistent with the overall goals of the Plan Bay
Area 2040.

Furthermore, operation of the Project is expected to generate a net increase of 28 AM (morning)
peak hour trips, and 29 PM (evening) peak hour trips on a weekday and would not increase traffic
volumes at affected intersections by more than 44,000 vehicles per hour or 24,000 vehicles per hour
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where vertical and/or horizontal mixing is substantially limited. Therefore, the Project’s potential to
generate a localized CO impact is less than significant.

d) Result in other emissions (such as those leading to odors) adversely affecting a
substantial number of people? (Less than Significant)

The HFABO IS/MND noted that construction and operation of hotel developments would not
generate odors that would affect a substantial number of people. The type of facilities that are
considered to have objectionable odors include wastewater treatment plants, compost facilities,
landfills, solid waste transfer stations, fiberglass manufacturing facilities, paint/coating operations
(e.g., auto body shops), dairy farms, petroleum refineries, asphalt batch plants, chemical
manufacturing, and food manufacturing facilities.

Minor odors from the use of equipment during construction activities would be intermittent and
temporary and dissipate rapidly from the source with an increase in distance. Impacts from
construction-related odors would be less than significant.

As described in the HFABO IS/MND, on-site restaurants could generate odors during operation.
However, odors from cooking are not substantial enough to be considered nuisance odors that would
affect a substantial number of people.

The Project would include an on-site kitchen for continental breakfast and snacks but would not
feature a full-serve restaurant or cooking facility. The Project’s onsite kitchen would generate limited,
localized, and short-duration food-cooking odors; therefore, the Project’s operational impact would
be less than significant.

Mitigation Measure

Implementation of Mitigation Measure AQ-1.4b, of the HFABO IS/MND, would reduce impacts to
sensitive receptors during Project construction by requiring construction equipment to conform with
the strictest level of exhaust controls, also known as “Tier 4 Final Emissions Standards.”

Mitigation Measure AQ-1.4b

The Project applicant shall be required to specify in the construction bid that the project
construction contractor(s) and subcontractor(s) comply with the following requirements for
all off-road equipment greater than 50 hp that will be operating for more than 20 hours over
the entire duration of the construction activities at the site:

- Have engines that meet either US EPA or California Air Resources Board (CARB) Tier
4 Final emission standards. Ensure that all construction plans submitted to the Town of
Corte Madera clearly show the selected emission reduction strategy for construction
equipment over 50 horsepower.

- Maintain a list of all operating equipment in use on the project site for verification by
Town official or his/her designee. The construction equipment list shall state the makes,
models, and number of construction equipment on-site. Ensure that all equipment shall
be properly serviced and maintained in accordance with the manufacturer's
recommendations.

- Communicate with all sub-contractors in contracts and construction documents that all
non-essential idling of construction equipment is restricted to 5 minutes or less in
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compliance with California Air Resources Board Rule 2449 and is responsible for
ensuring that this requirement is met.
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3.4 Biological Resources

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

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

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

c) Have a substantial adverse effect on state or
federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.) through X
direct removal, filling, hydrological interruption, or
other means?

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

e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree X
preservation policy or ordinance?

f)  Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community X
Conservation Plan, or other approved local,
regional, or state habitat conservation plan?

In a review of the Biological Resources section of the HFABO IS/MND, it was determined that there
would be no new environmental effects from implementation of the Project not already analyzed
under impacts Section 3.4 b), ¢), d), and f). The HFABO IS/MND identified certain resources that
would need to be evaluated on a site-specific basis (i.e., special-status plants and animals). The
analysis and findings in the Biological Resources section of the HFABO IS/MND are incorporated
here and summarized below, with additional site-specific analysis provided under impacts a), c), and
e). Mitigation Measure BIO-1a and Mitigation Measure BIO-1b from the HFABO IS/MND were
found to be applicable to the Project and one new mitigation measure has been introduced under
impact Section 3.4 a).

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

Nesting Birds

The HFABO IS/MND noted that while all four hotel bonus areas were fully developed parcels
surrounded by urbanization, there was still a possibility that protected birds could nest in trees and
other landscaping within individual project sites.

The Project Site includes approximately 126 trees, as well as shrubs and grasses surrounding the
pond area that could provide bird nesting habitat. Several trees along the west side of the pond are
known to be used as roosting habitat for black-crowned night herons, but not nesting.

Therefore, if nesting birds were present during tree removal or initial ground disturbing activities,
destruction or disturbance to an active nest could occur. This would result in a significant impact.
See Mitigation Measure BIO-1a and Mitigation Measure BIO-1b below.

Bats

Several large trees are scattered around the Project Site that could provide crevices or hollows
suitable for roosting bats. Although unlikely given the highly disturbed nature of the Project Site and
intense human activity, bats - such as pallid bat (Antrozoas pallida) which has been recorded within
2 miles of the Project Site - could potentially roost in cavities of the mature trees. As no bat habitat
assessment has been conducted, the potential for bats to be present on site could not be ruled out.
Therefore, if roosting bats were present, construction noise and/or tree removal during construction
would result in a potentially significant impact without mitigation. See Mitigation Measure BIO-2
below.

Special-status Plant and Wildlife Species

Other than the pond area, the Project Site consists of hardscape and landscaping and is bounded
on all sides by hardscape. No special-status plant or wildlife species are known to occur at the Project
Site due to lack of suitable habitat (Town of Corte Madera 2016 and CNDDB 2021) (see Impact b),
below, for a discussion on widgeon-grass (Ruppia maritima)). The proposed improvements would
be limited to existing developed portions of the site. The pond area would be avoided with the
exception of habitat enhancement proposed around the edge of the pond and along the slopes.
Refer to impact c), below, for a more detailed discussion of potential impacts to the pond, which has
been determined to be a jurisdictional aquatic feature. As the Project Site lacks suitable habitat, there
would be no impact to special-status plant or wildlife species.

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, regulations or by the
California Department of Fish and Game or US Fish and Wildlife Service? (No Impact)

The Project Site does not contain any riparian habitat. Within the pond, widgeon-grass mats (Ruppia
maritima), a State Rank S2 Sensitive Natural Community, has been documented in previous
biological investigations at the Project Site (Town of Corte Madera 2016). However, proposed Project
improvements avoid the pond itself and pond enhancements would only occur along the upland area.
Therefore, no impact would occur to either of these types of biological resources. With regard to the
jurisdictional pond, please refer to the analysis under impact c), below.
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C) Have a substantial adverse effect on state or federally protected wetlands through
direct removal, filling, hydrological interruption, or other means (No Impact)?

As described in the HFABO IS/MND, approximately 0.64 acre of the pond area was determined
jurisdictional by the US Army Corps of Engineers. No Project improvements are proposed within the
delineated federal water.

Habitat enhancement is proposed around the edge of the pond, slopes, and upland area, but no
temporary or permanent disturbance would occur below the low water line. Around the pond non-
native invasive ground cover, shrubs, and some trees would be removed and replaced with native
species in three planting/habitat zones. The lower wetland/pond edge would be planted with wetland
grasses (common cattail, alkaili bulrush, and common threesquare). The upper wetland/pond edge
would be planted with shrubs and grasses (marsh gumplant, salt grass, field sedge, and jaumea).
The upland would be planted with a variety of native trees, shrubs, and grasses. Removal of the
invasive species and planting wetland grasses along the edge of the pond, as well as the proposed
upland bushes and trees, would provide habitat value including nesting, foraging, and cover. Limited
enhancements are proposed under and adjacent to the roosting trees to minimize potential
disturbance.

As no improvements are proposed within the federally jurisdictional water, and the proposed wetland
plantings along the edge would provide increased habitat value, no substantial adverse effect would
occur to the jurisdictional portion of the pond.

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

As described in the HFABO IS/MND, wildlife movement throughout the vicinity of each of the hotel
bonus areas within the Town is limited due to the urban nature of the areas. The nearest wildlife
corridor consists of the riparian corridor of Corte Madera Creek, located north of Hotel Bonus Area
Four. No wildlife corridors were identified adjacent to Hotel Bonus Area Three in the HFABO IS/MND.

The Project Site is located in Hotel Bonus Area Three. There is no wildlife corridor in, or adjacent to,
the Project Site. With the exception of the pond, the site is developed with buildings, ornamental
landscaping, and hardscape. While some migratory bird species may use the pond for feeding,
resting, and roosting when flying through the area, there is expansive natural marsh and open water
habitat on the east side of the freeway and adjoining the San Francisco Bay, that migratory birds
would be more inclined to utilize with less human disturbance. As noted under impact c above, there
would be no permanent impacts to the pond. Pond enhancements would temporarily disturb the
upland portions of the pond area but increase the habitat value after implementation. Trees around
the pond which have been utilized by black-crowned night heron for day roosting, are not proposed
for removal as part of the Project.

The potential Project impacts to migratory species, wildlife corridors, and wildlife nursery sites would
be less than significant.
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e) Conflict with any local policies or ordinances protecting biological resources, such as
atree preservation policy or ordinance? (No Impact)

General Plan Policies

The following are the applicable Town of Corte Madera General Plan policies and programs related
to the protection of biological resources identified in the HFABO IS/MND, and that are applicable to
the Project Site. Following each policy is a brief discussion of applicable implements programs for
that for that policy and the Project’s compliance with the program:

POLICY RCS-6.2: Protect wetlands, other waters of the United States, and essential habitat
for special status species, including, but not limited to, other wetland habitat areas, habitat
corridors, and sensitive natural communities.

Implementation Program RCS-6.2a calls for protecting biological resources through environmental
review of development applications in compliance with CEQA. This Initial Study constitutes that
review. In addition, RCS-6.2.a calls for the protection of wetlands and other waters of the United
States in accordance with the regulations of the US Army Corps of Engineers and other appropriate
agencies. As noted above under impact c, the US Army Corps of Engineers has verified the wetland
delineation for the pond and the Project, as designed, would avoid both temporary and permanent
impacts to this aquatic feature. The proposed pond enhancements would increase the habitat value
along the edge and upland areas of the pond. The Project would not conflict with Policy RCS-6.2.

POLICY RCS-6.3: Manage the development review process in compliance with CEQA
provisions to promote resource conservation and sustainability.

Implementation Program RCS-6.3.a requires environmental review of development applications
pursuant to CEQA to assess the impact of proposed development on special-status species and
habitat diversity, including wetlands. This Initial Study constitutes that review. The Project would not
conflict with Policy RCS-6.3.

POLICY RCS-7.2: Retain sensitive habitat areas and restore to their natural state, where
feasible, and protect from inappropriate development and landscaping.

Implementation Program RCS-7.2.a requires an assessment of sensitive biological resources
pursuant to CEQA. Implementation Program RCS-7.2.c requires the restriction or modification of
development in areas that contain wetlands or other essential habitat for special-status species. This
Initial Study constitutes the assessment pursuant to CEQA. As noted above, the Project has been
designed to avoid both temporary and permanent impacts to this jurisdictional water feature with the
pond area, including the widgeon-grass mats. The proposed pond enhancements would increase
the habitat value along the edge and upland areas of the pond. No other sensitive habitat areas are
on site. The Project would not conflict with Policy RCS-7.2.

POLICY RCS-7.4: Protect woodland and tree resources.

Implementation Program RCS-7.4a requires large native trees, trees with historical importance, oak
woodlands, and forest habitats be protected. There are no oak woodlands or forest habitats within
the Project Site. Many of the trees are landscape trees and considered undesirable under the Town
of Corte Madera Tree Ordinance (see discussion below). Of the 125 trees inventoried, four qualify
as heritage due to their size (greater than 100" in circumference) and species. Of the four, three
would be preserved (one coast redwood and two London plane) and one (a silver maple) would be
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removed. Removal of the silver maple would only be taken down with approval by the Town, in
accordance with the Tree Ordinance. Approximately 108 new trees would be planted on-site with
implementation of the Project. The Project would not conflict with Policy RCS-7.4.

POLICY RCS-7.5: Require use of native plant species in landscaping plans and reduce
spread of invasive species.

Implementation Program RCS-7.5b requires use of native plant species in landscaping plans and to
reduce the spread of invasive species. Review of the Project’s landscape plans (Sheets LO.5 and
LO.6) found that no invasive species, as listed by California Invasive Plant Council, were included
on the landscape plans. The Project would not conflict with Policy RCS-7.5.

POLICY RCS-8.1:. Protect wetlands through careful environmental review of proposed
development applications.

Implementation Program RCS-8.1.a requires sites with potential wetlands be assessed following
State and Federal regulations. RCS-8.1.b calls for the avoidance of jurisdictional wetlands, or
mitigation where avoidance is not feasible. As noted above, the US Army Corps has reviewed and
verified the wetland delineation for the pond. The Project improvements would avoid this jurisdictional
feature. The Project would not conflict with Policy RCS-8.1.

Municipal Code Chapter 18.13.040

One of the conditions listed in the special floor area ratio provisions for hotels in MX districts is to
incorporate one or more bird-safe design measures related to the use of non-reflective glass, no
exterior uplighting of buildings, tree screening of lower floors, and reduction of interior lighting.

As noted in Section 1.4 Project Description, outside lighting would be cutoff and directed
downward, in compliance with Title 24 Energy Code requirements. Also in compliance with Title 24,
the guest rooms would have a captive card key control, occupancy sensing controls, or automatic
controls such that no longer than 20 minutes after the guest room is vacated, lighting power is
switched off. In addition, as can be seen in Appendix A, Sheet L0.5 and Sheet LO0.6, trees would
be planted around the circumference of the buildings, screening some windows. As the Project would
incorporate 3 of 5 bird-safe design options, there would be no conflict with this section of Municipal
Code Chapter 18.13.040.

Tree Ordinance

The Town of Corte Madera Tree Ordinance, Chapter 15.50 of the Municipal Code, was put in place
to protect mature trees and would be applicable to the Project. The Project would remove
approximately 53 trees within the Project Site. The Tree Ordinance requires that a permit be applied
for and approved before removing, destroying, or altering any tree on private property that is covered
under the ordinance. Trees that require approval include any tree, excluding undesirable species,
with a single trunk circumference of at least 50 inches (or multi-stemmed trees having an aggregate
circumference of less than one-hundred twenty inches), measured four and one-half feet above
grade. There are 20 trees that qualify for needing approval for removal under the Tree Ordinance.
The removal of these trees would be considered concurrently with the Planning Commission’s review
of the Design Review permit application and the findings related to the Project’s landscape and tree
removal plans. The Project would therefore comply with this ordinance.
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f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or state habitat
conservation plan? (No Impact)

As noted in the HFABO IS/MND, the Town of Corte Madera is not located within the boundaries of
an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other approved
local, regional, or State habitat conservation plan. Therefore, the Project would not conflict with the
provisions of an adopted conservation plan. No impact would occur.

Mitigation Measures

Mitigation Measure BIO-1a and Mitigation Measure BIO-1b of the HFABO IS/MND was found to
be applicable to the Project, with Mitigation Measure BIO-2 added specific to this environmental
review process. Implementation of the following mitigation measures would reduce impacts to
nesting birds and bats by limiting construction and tree removal to specified work windows, and if
that is not feasible providing a procedure to follow to identify nests and/or roosts and establish buffers
and other avoidance measures until nesting and/or roosting is complete.

Mitigation Measure BIO-1a

Nests of raptors and other birds shall be protected when in active use, as required by the
federal Migratory Bird Treaty Act and the California Fish and Game Code. If construction
activities and any required tree removal are proposed to occur during the breeding season
(February 1 and August 31), the Applicant shall indicate, on all construction plans, that
preconstruction surveys shall:

- Be conducted by a qualified biologist prior to tree removal or grading, demolition, or
construction activities. Note that preconstruction surveys are not required for tree
removal or construction, grading, or demolition activities outside the nesting period.

- Be conducted no more than 14 days prior to the start of tree removal or construction.

- Be repeated at 14-day intervals until construction has been initiated in the area after
which surveys can be stopped.

- Document locations of active nests containing viable eggs or young birds.
Mitigation Measure BIO-1b

Protective measures for active nests containing viable eggs or young birds shall be
implemented under the direction of a qualified biologist until the nests no longer contain
eggs or young birds. Protective measures shall include:

- Establishment of clearly delineated exclusion zones (i.e., demarcated by identifiable
fencing, such as orange construction fencing or equivalent) around each nest location
as determined by the qualified biologist, taking into account the species of birds nesting,
their tolerance for disturbance and proximity to existing development. In general,
exclusion zones shall be a minimum of 300 feet for raptors and 75 feet for passerines
and other birds.

- Monitoring active nests within an exclusion zone on a weekly basis throughout the
nesting season to identify signs of disturbance and confirm nesting status.
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- An increase in the radius of an exclusion zone by the qualified biologist if Project
activities are determined to be adversely affecting the nesting birds. Exclusion zones
may be reduced by the qualified biologist only in consultation with California Department
of Fish and Wildlife.

- Protection measures shall remain in effect until the young have left the nest and are
foraging independently or the nest is no longer active.

Mitigation Measure BIO-2: Prevent Disturbance to Roosting Bats

The Applicant shall implement the following measures to prevent impacts to roosting bats
during construction.

Removal of trees that potentially support a bat maternity roost should only occur between
September 1 and October 15, after the young have learned to be self-sufficient but before
hibernation. Trees supporting bats should not be removed while bats are hibernating
between October 15 and March 15 or otherwise while bats are present.

Prior to construction, the Applicant shall have a Bat Habitat Assessment conducted, and
submitted to the Town, for the trees to be removed. The Habitat Assessment shall be
completed by a qualified biologist who is approved by the Town. The Habitat Assessment
shall evaluate the trees for suitable entry points and roost features and shall provide
focused daytime surveys for day-roosting bats. If a special-status bat species is found, or
if suspected day roosts for special-status bats are identified, then the Habitat Assessment
shall identify suitable performance measures for avoiding impacts to roosts, which may
include, but would not be limited to:

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

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

If no bats are present during the day, construction shall proceed. If bats are present during
the day, additional exclusion and eviction efforts will be required based on specific
recommendations of a qualified bat biologist in consultation with the California Department
of Fish and Wildlife.
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35 Cultural Resources

Potentially Less-than- Less-than-
Significant | Significant Significant

Impact with Mitigation | Impact
Incorporated

Would the project:

a) Cause a substantial adverse change in the
significance of a historical resource pursuant to X
8§15064.5?

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

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

In a review of the Cultural Resources section of the HFABO IS/MND, it was determined that there
would be no new environmental effects from implementation of the Project not already analyzed
under impacts Section 3.5 a) and c¢). The analysis and findings in the Cultural Resources section of
the HFABO IS/MND are incorporated here and summarized below, with additional site-specific
analysis and mitigation provided under impact b).

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

As described in the HFABO IS/MND, the four hotel bonus areas do not contain any identified historic
resources.

A Northwest Information Center (NWIC) Records Search was conducted for the Project Site, which
included review of the California Register of Historical Resources, California State Historical
Landmarks, California State Historical Landmarks, California State Points of Historical Interest, and
the National Register of Historic Places. No recorded buildings or structures within or adjacent to the
proposed Project were recorded. In addition to these inventories, the NWIC base maps show no
recorded buildings or structures within the Project Site (NWIC 2021). Review of historical literature
and maps gave no indication of the possibility of historic-period activity within the Project area.
Therefore, the Project would not cause a substantial adverse change on historical resources.

b) Cause a substantial adverse change in the significance of an archaeological resource
pursuant to 815064.5? (Less than Significant with Mitigation)

As described in the HFABO IS/MND, archaeological resource investigations have been performed
for approximately 20% of the Town and each investigation has unearthed archaeological resources.
Due to Corte Madera’'s rich prehistory and archaeological resources identified through past
investigations, it is possible that the four hotel bonus areas may contain yet undiscovered resources.
Although the four areas have been disturbed previously, including the underlying subsurface area,
there remains a potential presence of buried cultural resources that may be unearthed during future
construction activities. Therefore, future development within the boundaries of the four hotel bonus
areas would be subject to General Plan Program RCS 11.2.a requiring that applicable discretionary
projects prepare a cultural resource evaluation to identify the presence of any archaeological or
historic resource and provide feasible and appropriate measures for their protection.
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A NWIC Records Search was conducted for the Project. Review of available information indicates
that there has been one cultural resource study that covers approximately 10% of the Project Site.
The Records Search did not reveal any recorded archaeological resources at the Project Site. Based
on an evaluation of the environmental setting and features associated with known sites, Native
American resources in this part of Marin County have been found in areas marginal to the San
Francisco Bay shore and inland in valleys, near intermittent and perennial watercourses and near
areas populated by oak, buckeye, manzanita, and pine, as well as near a variety of plant and animal
resources. The Project Site is located in the Corte Madera area west of the Corte Madera Marsh
State Ecological Reserve, adjacent to the west side of Highway 101. Historic Bayshore margins
indicates the Project Site was within marshlands and bisected by a creek. Given the similarity of
these environmental factors, there is a moderate to high potential for unrecorded buried Native
American resources to be within the proposed Project area.

Additionally, the 2014 Draft EIR prepared for a different project on the Project Site referenced a
geoarchaeological investigation conducted near the Project Site which indicated that there is a
potential for buried prehistoric archaeological resources in eastern Marin County beneath bay mud
that were deposited as a result of sea-level rise during the Holocene period. Subsurface conditions
at the Project Site consist of approximately 5 to 10 feet of fill material over 20 to 30 feet of bay mud.
Deep ground-disturbing excavations below fill and bay mud may be required to construct the Project.
Therefore, the Project may result in an adverse change to unknown buried archaeological resources
that may be located at the Project Site. The Federated Indians of Graton Rancheria provided input
during the preparation of the 2014 EIR and expressed concerns that the Project Site has the potential
to affect buried archaeological deposits that are of tribal importance.

Based on these findings, the Project has the potential to encounter as-of-yet unknown archaeological
resources, if they exist, below the existing fill and bay mud. If such resources are disturbed a
significant impact would occur. See Mitigation Measure CR-1 and Mitigation Measure CR-2 below.

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

As described in the HFABO IS/MND, prehistoric archaeological sites recorded in the Corte Madera
and Larkspur region are known to contain Native American human remains. These remains may
occur in conjunction with habitation debris associated with shell mounds, which may include midden
containing faunal shell and bone, and culturally flaked stone and groundstone. While the four hotel
bonus areas have been subject to previous disturbance, and there is no indication of human remains
within the Project Site, they still have the potential to contain yet undiscovered remains during
construction. Therefore, the impact related to the potential disturbance or damage of previously
undiscovered human remains, if present, is considered potentially significant. See Mitigation
Measure CR-3 below.

Mitigation Measures

Implementation of Mitigation Measure CR-1 and Mitigation Measure CR-2 would reduce impacts
to unknown archaeological resources by conducting further site-specific investigation to determine
the presence of archaeological resources prior to site disturbance and ensuring appropriate
protocols are followed if archaeological resources are encountered during construction.
Implementation of Mitigation Measure CR-3 would ensure compliance with the General Plan Policy
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RCS-11.2.c regarding protection of Native American Human Remains and CEQA Guidelines Section
15064.5(e).

Mitigation Measure CR-1. Protect Unknown Archaeological Resources Prior to
Construction

The Applicant shall have a qualified archaeologist complete a geoarchaeological testing

program, or other on-site investigation that achieves the intent and outcome of the testing

program, prior to issuance of a grading permit by the Town. The testing program, or other

investigation, shall be designed to:

1. characterize the subsurface conditions of the Project Site, including the age and
composition of stratigraphic units;

2. assess the presence/or absence of archaeological deposits underlying the Project
Site; and

3. produce a report of findings that includes recommendations for further study of
archaeological resources, as appropriate.

These recommendations may include archaeological monitoring of areas where there is a
potential to encounter buried archaeological deposits during construction, additional
excavation to recover and study buried archaeological deposits, or avoidance of the area
altogether. A monitor designated by the Federated Indians of Graton Rancheria shall be
on-site during the geoarchaeological excavations, if conducted, in the event that
archaeological deposits are unearthed. The Town shall ensure that the recommendations
of the report of findings are followed as a condition of the Project’s grading permit.

Mitigation Measure CR-2: Protect Unknown Archaeological Resources During
Construction

If potential archaeological resources are uncovered, the Town shall halt work within 50 feet
of the discovery. Construction workers shall avoid altering the materials and their context.
Project personnel shall not collect cultural materials. Prehistoric materials might include
obsidian and/or chert flaked-stone tools such as projectile points, knives, or scraping
implements; the debris from making, sharpening, and using them (“debitage”); culturally
darkened soil containing shell, dietary bone, heat-altered rock, and carbonized plant
material (“midden”); or stone milling equipment such as mortars, pestles, handstones, or
milling slabs. A qualified professional archaeologist shall evaluate the find and provide
appropriate recommendations. If the archaeologist determines that the find potentially
qualifies as a historic resource or unigue archaeological resource for purposes of CEQA
(per CEQA Guidelines Section 15064.5), all work must remain stopped in the immediate
vicinity to allow the archaeologist to evaluate any materials and recommend appropriate
treatment. A Native American monitor shall be present for the investigation, if the local
Native American tribe requests. Avoidance of impacts to the resource are preferable. In
considering any suggested measures proposed by the consulting archaeologist in order to
mitigate impacts to historical resources or unique archaeological resources, the Town shall
determine whether avoidance is feasible in light of factors such as the nature of the find,
Project design, costs, and other considerations. If avoidance is infeasible, other appropriate
measures as recommended by the archaeologist (e.g., data recovery) shall be instituted.
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Work may proceed on other parts of the Project while mitigation for the historic resources
or unique archaeological resources is being carried out.

Mitigation Measure CR-3: Protect Human Remains If Encountered during
Construction

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

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

a) Resultin potentially significant environmental
impacts due to wasteful, inefficient, or unnecessary X
consumption of energy resources, during project
construction or operation?

b) Conflict with or obstruct a state or local plan for X
renewable energy or energy efficiency?

In a review of the Energy Resources section of the HFABO IS/MND, it was determined that Project-
specific analysis would be needed under impacts Section 3.6 a) and b).

a) Result in potentially significant environmental impacts due to wasteful, inefficient, or
unnecessary consumption of energy resources, during project construction or
operation? (Less than Significant)

Construction

Construction of the Project would involve grading and use of heavy machinery as discussed under
Section 3.3 (Air Quality). Construction would require the use of fuels, primarily gas, diesel, and
motor oil. The precise amount of construction-related energy consumption that would occur is
uncertain. However, construction would not require a large amount of fuel or energy usage because
of the moderate number of construction vehicles and equipment, worker trips, and truck trips that
would be required for a project of this scale. Trips associated with construction of the Project are
estimated to be approximately 64 trips per day or less, and construction equipment would remain
staged in the Project Area once mobilized. Use of these fuels would not be wasteful or unnecessary
because their use is needed to complete the Project.

Excessive idling and other inefficient site operations would be prohibited. Equipment idling times
would be minimized either by shutting equipment off when not in use or reducing the maximum idling
time to five minutes or less (as required by the California airborne toxics control measure (Title 13,
Section 2485 of the CCR) and Implementation of Air Quality Control Measures during Construction
(see Section 1.6 Compliance with Existing Regulations and Standard BMPS.) Because
construction would not result in the use of large amounts of fuel and energy in a wasteful manner,
impacts related to the inefficient use of construction-related energy impacts would be less than
significant.

Operation

The Project would replace an older, less energy efficient building with a modern, energy efficient
building. The Project would be required to comply with current 2019 Title 24 Energy Code
requirements, also known as the California Green Building Standards, thus improving energy
efficiency. The State estimated that under the 2019 Title 24 Energy code, nonresidential buildings
will use about 30 percent less energy than existing buildings due mainly to lighting upgrades. In
addition, the Project would comply with Tier 1 of the 2019 Title 24 Energy Code. This means that in
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addition to the mandatory/base building requirements of the CALGreen Code, the Project would
implement further standards that would exceed the base requirements by 15 percent. Additional
green building components would include installation of a solar system and a laundry water reuse
system.

In addition, the Project would not result in a substantial change in population or jobs in the area as
the existing hotel would be replaced with the same use of similar size. As described in Section 3.17
Transportation, the Project would not generate significant operational vehicle miles travelled (VMT)
from hotel employees or hotel visitors. The Project Site, which currently has an operating hotel, is
located in an area in which the rate of VMT per Employee is more than 15 percent below the County
average, and VMT attributable to hotel employees would not be substantial. Additionally, the Project
is unlikely to result in an increase in the number of visitors to Marin County. The Project would offer
complimentary hotel van transportation to and from the airporter and local businesses. VMT
attributable to hotel guests would not be substantial. Therefore, the Project would not result in a
substantial increase of VMT, and related energy use, over existing operational activities.

Because the Project would improve the energy efficiency of buildings on the Project Site and would
not result in new substantial VMT, operationally-related energy impacts would also be less than
significant.

b) Conflict with or obstruct a state or local plan for renewable energy or energy
efficiency? (No Impact)

In 2003, the California Energy Commission (CEC), the California Power Authority (CPA), and the
California Public Utilities Commission (CPUC) jointly adopted an Energy Action Plan (EAP) that listed
goals for California’s energy future and set forth a commitment to achieve these goals through
specific actions (CEC 2003). In 2005, the CPUC and the CEC jointly prepared the EAP Il to identify
the further actions necessary to meet California’s future energy needs. Additionally, the CEC
prepared the State Alternative Fuels Plan in partnership with the California Air Resources Board and
in consultation with the other state, federal, and local agencies. The alternative fuels plan presents
strategies and actions California must take to increase the use of alternative non-petroleum fuels in
a manner that minimizes costs to California and maximizes the economic benefits of in-state
production (CEC 2005).

Locally, the Town of Corte Madera General Plan includes goals and policies to promote energy
conservation in the Town (Policies RCS-2.2, RCS-2.3, and RCS-2.6), increase development and use
of renewable energy (Policy RCS-2.4), and minimize transportation-related energy consumption
(Policy RCS-2.5). Additionally, the Town adopted a Climate Action Plan (CAP) in 2016 and updated
the CAP in December 2020. Measures within the Town’s CAP include actions to reduce greenhouse
gas emissions, as well as actions to reduce energy consumption.

Construction and operation of the Project would not conflict with or obstruct implementation of either
the EAP, EAP II, the State Alternative Fuels Plan or local Town General Plan goals. As detailed in
Section 3.8 Greenhouse Gas Emissions, the Project would not conflict with the Town’s adopted
CAP. Project construction would not require a large amount of fuel or energy usage because of the
limited extent and nature of the proposed improvements and the minimal number of construction
vehicles and equipment, worker trips, and truck trips that would be required for a project of this scale.
Project operation would not require substantial additional energy use beyond existing conditions. No
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conflicts with a state or local plan for renewable energy or energy efficiency have been identified.
Therefore, no impact would result.
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3.7 Geology and Soils

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

a) Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or
death involving:

i. Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other X
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 427?

ii. Strong seismic ground shaking?

iii. Seismic related ground failure, including
liquefaction?

iv. Landslides?

X | X X | X

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

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

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

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

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

In a review of the Geology and Soils section of the HFABO IS/MND, it was determined that there
would be no new environmental effects not already analyzed under impacts Section 3.7 ai), f), and
e). The analysis and findings in the Geology and Soils section of the HFABO IS/MND are
incorporated here and summarized below, with additional site-specific analysis provided under
impacts aii), aiii), aiv), b), ¢), and d), and a site-specific mitigation measure provided under impact

f).

a.i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on

3-25



Environmental Analysis

other substantial evidence of a known fault? Refer to Division of Mines and Geology
Special Publication 42. (No Impact)

As described in the HFABO IS/MND, no known active faults or Alquist-Priolo earthquake hazard
zones occur in the Town of Corte Madera Planning Area. Therefore, there would be no direct impacts
from fault rupture and the proposed Project would have no impact due to fault related ground rupture.

a.ii)  Strong seismic ground shaking? (Less than Significant)

As described in the HFABO IS/MND, Corte Madera is approximately eight miles northeast of the San
Andreas Fault zone and eleven miles southwest of the Hayward Fault zone. Therefore, the potential
for intense ground shaking poses a significant threat to life and property.

As stated in Section 1.6, the proposed Project has been designed to comply with the site-specific
recommendations made in the Project's geotechnical report. This would include design in
accordance with the seismic and foundation design criteria. Additionally, the proposed Project would
conform with the Town’s building code as well as the California Building Code to ensure the new
buildings are built to withstand strong seismic ground shaking. Therefore, with implementation of
site-specific geotechnical recommendations and compliance with applicable building codes, impacts
related to strong seismic ground shaking would be less than significant.

a.ii, aiv, c,and d) Liquefaction, landslides, expansive soils, or otherwise unstable soils?
(Less than Significant)

As described in the HFABO IS/MND, all four hotel bonus areas are located within a relatively flat
area of Corte Madera characterized by surficial deposits and surrounded by areas with few
landslides. Most of Corte Madera is located within an area of high to very high liquefaction, including
Bonus Area 3. Soil types found within Corte Madera include lowland areas containing alluvium and
by mud consisting of rich clay soils with a moderate potential for expansion under changing
conditions.

As stated in Section 1.6, the proposed Project has been designed to comply with the site-specific
recommendations made in the Project's geotechnical report. This would include design in
accordance with the seismic and foundation design criteria, site preparation and grading
recommendations, and practices for addressing expansive and liquifiable soils included in the report.
Additionally, the proposed Project would conform with the Town’s building code as well as the
California Building Code to ensure the new buildings are built to offset impacts associated with
unstable soils. Impacts related to liquefaction, landslides, and expansive soils would be less than
significant.

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

As described in the HFABO IS/MND, the Town Municipal Code has established standards and
procedures for controlling erosion and runoff caused by grading, excavation, and land clearing on a
construction site (Municipal Zoning Code Section 15.20.285). Examples of these control measures
include best management practices (BMPs) such as hydroseeding or short-term biodegradable
erosion control blankets; silt fences, vegetated swales, or other forms of protection at storm drain
inlets; post-construction clearing of debris and sediment; and post-construction inspection of
drainage structures for accumulated sediment.
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Based on the geotechnical report prepared for the site, sandy soils on moderate slopes and clayey
soils on steep slopes are susceptible to erosion, particularly when subjected to concentrated water
flow. These conditions do not exist at the Project Site, which is relatively flat with surficial soils, and
therefore the likelihood of erosion to occur on-site is low (Miller Pacific 2013).

During construction, the proposed Project would adhere to all applicable BMPs associated with the
Town’s Municipal Code. In addition, as stated in Section 1.6, the Project would prepare and
implement a Storm Water Pollution Prevention Plan which would include best management practices
designed to prevent soil and debris from leaving the site during construction. Impacts related to
substation soil erosion or loss of topsoil would be less than significant.

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

As noted in the HFABO IS/MND, any redevelopment activity within the hotel bonus areas would be
required to connect to existing sewer facilities. The Project Site is currently connected to the existing
wastewater collection system and would continue to be connected with implementation of the
Project. There would be no impact in relation to inadequate soils for septic tanks and alternative
wastewater disposal systems.

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

As described in the HFABO IS/MND, the Town’s General Plan EIR indicates the Town does not
contain any identified paleontological resources or exhibit geologic conditions that would contain
paleontological resources. However, paleontological resources have been identified in Marin County
in Pleistocene and Pliocene sediments. The HFABO IS/MND found that the potential remains to
uncover previously undiscovered resources when sites are redeveloped, even in areas which have
been subjected to previous disturbance. If paleontological resources were uncovered during
construction, the impact could be significant without mitigation.

Mitigation Measure

Mitigation Measure GEO-1 would reduce the impact of construction activities on potentially
unknown paleontological resources to a less-than-significant level by addressing discovery of
unanticipated buried resources and preserving and/or recording those resources consistent with
appropriate laws and requirements.

Mitigation Measure GEO-1: Protect Paleontological Resources during Construction
Activities

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

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

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

b) Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions X
of greenhouse gases?

In a review of the Greenhouse Gas Emissions section of the HFABO IS/MND, it was determined that
project-specific analysis would be needed under impacts Section 3.8 a) and b).

In 2005, the Governor of California signed Executive Order (EO) S-3-05, which established
greenhouse gas emission reduction targets to reduce emissions as follows:

— By 2010, reduce GHG emissions to 2000 levels,
— By 2020, reduce GHG emissions to 1990 levels, and
— By 2050, reduce GHG emissions to 80 percent below 1990 levels.

Assembly Bill 32 (AB 32), the California Global Warming Solutions Act of 2006, requires California
to reduce its GHG emissions to 1990 levels by 2020. In 2015, the Governor of California signed EO
B-30-15, establishing an interim GHG reduction goal of 40 percent below 1990 levels by 2030, and
requiring state agencies to factor climate change into all planning and investment decisions. SB 32,
passed in 2016, codifies the GHG reduction targets established in EO B-30-15 to achieve a mid-
range goal of 40 percent below 1990 levels by 2030.

In December 2008, pursuant to AB 32, the CARB adopted the Climate Change Scoping Plan
(Scoping Plan), which outlined measures to attain the 2020 GHG emissions limit. California achieved
its 2020 GHG emissions reductions target of returning to 1990 levels 4 years earlier than mandated
by AB 32. The Scoping Plan has been updated twice; the current version is the 2017 Scoping Plan
Update. The state is currently implementing strategies in the 2017 Scoping Plan Update to further
reduce its GHG emissions by 40% below 1990 levels by 2030.

The 2017 Scoping Plan provides California’s climate policy portfolio and recommended strategies to
put the state on a path to achieve the 2030 target set by EO B-30-15 and SB 32. The scenario
includes ongoing and statutorily required programs, continuing the Cap-and-Trade Program, and
high-level objectives and goals to reduce GHGs across multiple economic sectors. Existing
programs, also known as “known commitments,” identified by the 2017 Scoping Plan include: SB
350, the Low Carbon Fuel Standard Program, CARB’s Mobile Source Strategy, Senate Bill 1383 for
short-lived climate pollutants, California’s Sustainable Freight Action Plan. The high-level objective
and goals recommendations cover the energy, transportation, industry, water, waste management,
agriculture, and natural and working lands, and are to be implemented by a variety of state agencies.

The Town of Corte Madera adopted a Climate Action Plan (CAP) in 2016 and updated the CAP in
December 2020. The CAP establishes targets similar to the State’s goals to reduce emissions 40
percent below 1990 levels by 2030 and 80 percent below 1990 levels by 2050.
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The greenhouse gas analysis utilizes the thresholds of significance, screening criteria and levels,
and impact assessment methodologies presented in the BAAQMD CEQA Air Quality Guidelines
(BAAQMD 2017a). As provided by the BAAQMD’s CEQA Air Quality Guidelines, if a project meets
the screening criteria for an impact category, and the analysis is consistent with the methodology
used to develop the screening criteria, then its air quality impact for that category may be considered
less than significant.

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

The HFABO IS/MND noted that future development projects may result in greenhouse gas emissions
that exceed the adjusted BAAQMD bright-line screening threshold of 660 metric tons of carbon
dioxide equivalent (MTCO-¢e). The BAAQMD recommends a bright-line threshold of 1,100 MTCO.e
for operations in 2020 but does not have a recommended post-2020 threshold. Therefore, the
BAAQMD’s recommended 2020 threshold is reduced by 40 percent based on the GHG reduction
goals of EO B-30-15, resulting in a post-2020 threshold of 660 MTCO2e.

Project construction activities would result in a temporary increase in greenhouse gas emissions,
primarily in the form of carbon dioxide from exhaust emissions associated with haul trucks,
construction worker commute vehicles, and construction equipment. There is currently no applicable
federal, State, or local standard or significance threshold pertaining to construction-related
greenhouse gas emissions, and the BAAQMD CEQA Guidelines do not include screening criteria or
significance thresholds for construction-related greenhouse gas emissions. However, the BAAQMD
advises that the lead agency should quantify and disclose GHG emissions that would occur during
construction and make a determination on the significance of these emissions in relation to meeting
SB 32 reduction goals. Construction-generated emissions are assessed with the Project's
operational emissions, as provided below.

The applicable BAAQMD-recommended operational greenhouse gas screening level is 83 rooms for
a hotel. The existing facility operates 110 rooms. The Project would operate 149 rooms, or an
increase of 39 rooms over existing conditions. The increase above existing would be less than the
BAAQMD'’s operational greenhouse gas screening level for a hotel. In addition, Project operation
does not include any new energy use. Therefore, Project operation would result in a less than
significant impact on greenhouse gas emissions. However, the Project's construction and
operational emissions were estimated using CalEEMod version 2020.4.0. In order to determine the
Project’s increase in emissions above existing conditions, operation of a 110-room hotel with ‘historic’
Title 24 energy efficiency standards was also modeled. Consistent with current practice and the
HFABO IS/MND, construction emissions were quantified for the Project and annualized over an
assumed 30-year operational lifespan. The Project’s annualized construction emissions are included
with the Project’'s operational emissions and assessed against the bright-line threshold of 660
MTCO.e. The Project’'s greenhouse gas emissions are provided in Table 3.8-1. As shown in the
table, the Project’'s emissions would be less than the bright-line threshold of 660 MTCO.e; therefore,
the Project’s impact would be less than significant.
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Table 3.8-1 Operational Greenhouse Gas Pollutant Emissions (Year 2024)

Parameter Metric Tons of Carbon Dioxide Equivalents
((Yayeer)]

Project Operations (149-Room Hotel) 1,152
Project Construction (Annualized) 21
Existing Site Emissions (110-Room Hotel) 915
Project-Related Increase above Existing 258
Threshold of Significance 660
Significant Impact No
b) Conflict with an applicable plan, policy, or regulation adopted for the purpose of

reducing the emissions of greenhouse gases? (No Impact)

Applicable plans adopted for the purpose of reducing GHG emissions include the CARB Scoping
Plan, ABAG's Plan Bay Area 2040, and the Town’s CAP. A consistency analysis with these plans is
presented below to illustrate that the proposed Project would not conflict with an applicable plan,
policy, or regulation adopted for the purpose of reducing GHG emissions, and impacts would be less
than significant.

CARB 2017 Scoping Plan

The CARB 2017 Scoping Plan provides California’s climate policy portfolio and recommended
strategies to put the State on a pathway to achieve the 2030 target. The scenario includes ongoing
and statutorily required programs, continuing the Cap-and-Trade Program, and high-level objectives
and goals to reduce GHGs across multiple economic sectors. Existing programs, also known as
“known commitments,” identified by the 2017 Climate Change Scoping Plan include: SB 350, the
LCFS, CARB’s Mobile Source Strategy, SB 1383 for short-lived climate pollutants and California’s
Sustainable Freight Action Plan. The high-level objective and goals recommendations cover the
energy, transportation, industry, water, waste management, agriculture, and natural and working
lands, and are to be implemented by a variety of State agencies. The recommended measures in
the 2017 Scoping Plan are broad policy and regulatory initiatives that will be implemented at the
State level and do not relate to the construction and operation of individual projects.

As the HFABO IS/MND noted, development within the hotel bonus areas would be consistent with
statewide strategies to reduce greenhouse gases which include the low carbon fuel standards,
California Appliance energy Efficiency regulations, California Renewable Energy Portfolio standards,
et al. Development would be consistent with these measures, as these programs require no local
actions. The Project would not impede the State developing or implementing the greenhouse gas
reduction measures identified in the 2017 Scoping Plan. Therefore, the Project would not conflict
with AB 32 or the 2017 Climate Change Scoping Plan. No impact would result.

Plan Bay Area 2040

Plan Bay Area 2040 is the Bay Area’s Regional Transportation Plan/Sustainable Community
Strategy. As the HFABO IS/MND noted, Plan Bay Area 2040 lays out a development scenario for
the region, which, when integrated with the transportation network and other transportation

3-31



Environmental Analysis

measures and policies, would reduce GHG emissions from transportation (excluding goods
movement) beyond the per capita reduction targets identified by the CARB.

Although the Project would generate new trips associated with the addition of 39 hotel rooms to the
Project Site, the Project is located in an area of existing infrastructure and would not be a growth
inducing project. Therefore, the Project would be consistent with the overall goals of the Plan Bay
Area 2040, and no impact would result.

Town of Corte Madera CAP

The Town’s adopted CAP demonstrates a community-wide emission reductions of 49 percent below
1990 emissions in 2030, which exceeds the State’s 2030 goal, and puts the Town on a trajectory to
meet the 2050 goal consistent with State emission reduction goals. The Project’s consistency with
applicable Town CAP quantified community action measures is provided in Table 3.8-2. In general,
measures to be implemented by the Town are excluded from the table, except where the Project
includes a greenhouse gas reduction component related to the respective Town CAP Reduction
Measure. As shown, the Project is consistent with applicable CAP measures.

Table 3.8-2 Consistency Analysis Between Project and Applicable Town CAP Measures

Town CAP Reduction Measures Consistency/Applicability Determination

CAP 1-4 Energy Efficiency. Promote and expand
participation in residential and commercial energy
efficiency programs.

CAP 2-1 Bicycle and Pedestrian Transportation.
Encourage bicycling and walking as a safe and
efficient means to travel around Corte Madera.

CAP 2-2 Employee Trip Reduction. Encourage
employees to walk, bike, carpool or take transit to
work.

CAP 2-2.b Require new commercial development to
implement transportation demand management
programs, such as shuttle service to transit stops,
vanpool services, preferred parking for carpool
vehicles, and teleworking and flexible work schedule
policies.

CAP 2-5 Electric Vehicles. Encourage the use of
electric vehicles, including electric bicycles, scooters
and other personal transportation devices

Not Applicable. Reduction measures under CAP 1-4 would
be implemented by the Town.

However, it is noted, the Project would replace an older,
less-efficient hotel with a new hotel compliant with Tier 1
requirements of the 2019 California Green Building
Standards. The State estimated that under the 2019 Title 24
Energy code, nonresidential buildings will use about 30
percent less energy than existing buildings, and Tier 1
further exceed the 2019 base requirements by an additional
15 percent.

Consistent. Project includes on-site and off-site pedestrian
improvements. Pedestrian improvements and connections
would be made along the Tamal Vista Boulevard frontage
where the site is currently fenced and inaccessible and
sidewalk does not meet current standards. Madera frontage
would include pedestrian safety modifications to funnel
guests to the intersection crosswalk. Internal pedestrian
pathways would be located throughout the site
interconnecting the parking areas, building, pond area, and
providing off-site connections. Thirty bicycle parking spaces
would be provided: 24 short-term and 6 long-term.

Not Applicable. Chapter 5.26, Trip Reduction
Requirements, of the Town'’s zoning ordinance require TDM
programs for employers with 100 or more employees. The
Project would have approximately 75 employees.

However, it is noted complimentary hotel van transportation
to and from the airporter, local shopping, and local
businesses will be provided.

Consistent. Project would provide 14 future EV parking
spaces.

3-32



Town CAP Reduction Measures

CAP 4-1 Indoor Water Efficiency and
Conservation. Reduce indoor water use in residential
and commercial buildings.

CAP 4-1.a Ensure all projects requiring building
permits, plan check, or design review comply with
State and MMWD regulations.

CAP 4-2 Outdoor Water Efficiency and
Conservation. Reduce outdoor water use.

CAP 4-2.b Support additional water-efficient
landscape requirements as needed to meet water
conservation targets. Provide information to the public
on water-efficient landscape requirements for new and
remodeled landscape projects.

CAP 4-4 Greywater Systems. Recycle wastewater
and reduce potable water use for landscape irrigation.

CAP 5-1 Tree Planting on Private Land. Increase
carbon sequestration and improve air quality and
natural cooling by increasing Corte Madera’s tree
cover.

Environmental Analysis

Consistency/Applicability Determination

Consistent. Project would install an AquaRecycle Laundry
Wash Water Recycling System that would recover and
reuse water at a rate of 80 percent. Project would comply
with water efficiency and conservation requirements in
CALGreen, which include reduced flow in all water fixtures.
Indoor water use would be less than existing conditions.
Project would receive Town review prior to issuance of
building permits.

Consistent. Project would comply with the California
Department of Water Resources’ Model Water Efficient
Landscape Ordinance for outdoor water use. For shrubs and
plants, the landscape plan relies on drought-tolerant species
that can be accommodated by low-volume drip or bubbler
irrigation. Outdoor water use is anticipated to be less than
existing conditions.

Consistent. Although not re-used for irrigation, the Project
would install an AquaRecycle Laundry Wash Water
Recycling System that would recover and reuse greywater
at a rate of 80 percent.

Consistent. Approximately 80 15-gallon and 28 24-inch box
(total of 108) trees would be planted, a 44% increase over
existing trees at the site (calculation accounts for trees being
removed).
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3.9 Hazards and Hazardous Materials

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

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

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

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

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

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

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

g) Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury or X
death involving wildland fires?

In a review of the Hazards and Hazardous Materials section of the HFABO IS/MND, it was
determined that there would be no new environmental effects from implementation of the Project not
already analyzed under impacts Section 3.9 e), f), and g). The analysis and findings in the Hazards
and Hazardous Materials section of the HFABO IS/MND are incorporated here and summarized
below, with additional site-specific analysis provided under impacts a), b), ¢), and d), and a project-
specific mitigation provided under impacts b) and c).

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

As described in the HFABO IS/MND, development with the hotel bonus areas may include the
temporary or permanent use of potentially hazardous materials for cleaning and maintenance
purposes, such as cleansers, pesticides, degreasers, and fertilizers. However, these potentially
hazardous materials would not be of a type or be present in sufficient quantities to pose a hazard to
public health and safety or the environment.
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Construction of the Project would involve the use of hazardous materials, such as fuels, lubricants,
paints and solvents. These materials are commonly used during construction, are not acutely
hazardous, and would be used in small quantities. Regular transport of such materials to and from
the Project Site during construction could result in an incremental increase in the potential for
accidents. However, numerous laws and regulations ensure the safe transportation, use, storage
and disposal of hazardous materials. For example, Caltrans and the California Highway Patrol
regulate the transportation of hazardous materials and wastes, including container types and
packaging requirements, as well as licensing and training for truck operators, chemical handlers, and
hazardous waste haulers.

Worker safety regulations cover hazards related to the prevention of exposure to hazardous
materials and a release to the environment from hazardous materials use. The California Division of
Occupational Safety and Health (Cal-OSHA) also enforces hazard communication program
regulations, which contain worker safety training and hazard information requirements, such as
procedures for identifying and labelling hazardous substances, communicating hazard information
related to hazardous substances and their handling, and preparation of health and safety plans to
protect workers and employees. Because contractors would be required to comply with existing and
future hazardous materials laws and regulations covering the transport, use and disposal of
hazardous materials, the impacts related to hazardous materials used during Project construction
and operation would be less than significant.

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

As described in the HFABO IS/MND, the four hotel bonus areas are located in close proximity to
Highway 101, with Hotel Bonus Area Three immediately adjacent to Highway 101. Therefore, there
is the potential for nearby hazardous spills on the highway to affect future development within the
hotel bonus areas. However, local, state, and federal standards include protectionary regulations
which would protect public health and ensure that hazardous material exposure is avoided. Any
potential use or generation of hazardous waste would be regulated through State and federal
regulations, as well as through the Certified Unified Program Agencies (CUPA) and would abide by
the provisions found within the Hazardous Material Area Plan.

The Project Site contains buildings of an age that may contain lead, asbestos, and other hazardous
materials. If the lead is not abated prior to building construction, lead dust, asbestos fibers, and other
hazardous materials could be released. This has the potential to pose a potential health threat to
construction workers and the nearby public. The potential for release of hazardous materials into the
environment would be significant without mitigation. See Mitigation Measure HAZ-1 below.

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

As described in the HFABO IS/MND, Neil Cummins Elementary School is located 0.25 mile west of
Hotel Bonus Area Three. The HFABO IS/MND further stated that any future development within the
bonus areas would be in conformity with existing local, state, and federal regulations, including the
BAAQMD Regulation 11, Rule 2.
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As mentioned above under Impact b, based on the date of past construction on the Project Site,
buildings that would be demolished may contain lead, asbestos, and other hazardous materials.
Given the proximity to the Neil Cummins Elementary School, if the lead is not abated prior to building
construction a potentially significant impact could occur. See Mitigation Measure HAZ-1 below.

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

As described in the HFABO IS/MND, the Cortese List discloses information related to the location of
hazardous waste sites. A search of the Cortese List on Geotracker and Envirostor, performed in
March of 2020, did not indicate the presence of any open or active hazardous material sites which
have not yet been remediated within or adjacent to the four hotel bonus areas, including Hotel Bonus
Area Three. Therefore, because the sites are not included on a list of hazardous material sites, it
would not create a significant hazard to the public or the environment, and there would be no impact.

A follow-up search of the Cortese List was conducted for the Project Site on September 14, 2021.
No hazardous waste sites were identified on the Project Site. There are two Leaking Underground
Storage Tanks in the immediate vicinity of the Project Site; however, both are designated as “case
closed” meaning no further action is required (SWRCB 2021). Therefore, it is not anticipated that the
Project would create a significant hazard to the public or environment. No impact would occur.

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

As described in the HFABO IS/MND, the Town of Corte Madera is located roughly six miles from
San Rafael Airport, which is the nearest airport to the hotel bonus area locations. The Town does
not support any air related facilities within the Town limits and the Town is not located within close
proximity to a private airstrip or within the boundaries of an airport land use plan. Therefore, there
will be no impacts from airport related hazards.

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

As described in the HFABO IS/MND, the Marin Operational Area (OA) Emergency Operations Plan
(EOP) mandates the planned response to emergency situations pertaining to large-scale disasters
affecting cities, towns, special districts, and unincorporated areas within Marin County. The EOP is
based on the principles and functions of the California Standardized Emergency Management
System (SEMS), the National Incident Management System (NIMS), and the California Incident
Command System (ICS). The plan identifies the how the emergency operational system coincides
with the overall Californian and National risk-based, all hazard emergency response and recovery
operations plan. The EOP includes guidance on critical activities such as care and shelter, post-
disaster housing, spontaneous volunteers, bioterrorism, and medical health and addresses
supporting plans such as the Local Hazard Mitigation Plan and the Hazardous Material Response
Plan.
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The EOP does not list specific emergency response or evacuation routes with which the Project
could interfere (Corte Madera 2009). In addition, the Project does not change the land use at the
site, only slightly increases the density, and does not result in any changes to the capacity of the
existing roadway system surround the Project Site. Therefore, the Project is not anticipated to
interfere with an emergency response plan or emergency evacuation plan. No impact would occur.

g) Expose people or structures, either directly or indirectly, to a significant risk of loss,
injury or death involving wildland fires? (Less than Significant)

As described in the HFABO IS/MND, residential neighborhoods in hillside areas within the Town of
Corte Madera are at risk from wildland fires due to the close proximity to open space land with large
guantities of vegetation as potential fire fuel. Because the hotel bonus areas are located within urban,
developed areas within commercial footprints, the likelihood of risk from wildland fires is considerably
diminished.

The Project Site is not located within a designated wildland-urban interface area (Corte Madera
2008). Given the Project Site is located within an urbanized area, lacks dense vegetated areas, and
nature of the proposed Project as a redevelopment site, it is unlikely the Project would expose people
or structures to a significant risk associated with wildland fires. The impact from such risks would be
less than significant.

Mitigation Measure

Mitigation Measure HAZ-1 would reduce the impact of encountering asbestos contaminated
materials to a less-than-significant level by handling and disposing the hazardous material consistent
with appropriate laws and requirements.

Mitigation Measure HAZ-1: Assess and Manage Hazardous Materials

Prior to building demolition, the Applicant shall ensure that a registered environmental
assessor or a professional engineer perform a hazardous building materials survey of the
Project Site. The survey shall be designed to identify any asbestos-containing materials,
lead-based paint, electrical equipment containing Polychlorinated Biphenyls (PCBS),
fluorescent lights containing mercury, or fluorescent light ballasts containing PCBs or
di(2-ethylhexyl)phthalate (DEHP). If any friable asbestos-containing materials, lead-
containing materials, or other hazardous components of building materials are identified,
adequate abatement practices, such as containment and/or removal, in accordance with
applicable regulations for the handling and removal of these materials, shall be
implemented prior to demolition. Any PCB-containing equipment or fluorescent lights
containing mercury vapors shall also be removed and disposed of in accordance with
applicable regulations.

A written plan or notification of intent to demolish buildings shall be provided to the
BAAQMD at least ten working days prior to commencement of demolition, even if no
ACMs are present. If asbestos is detected, the demolition and removal of asbestos-
containing building materials shall be subject to applicable California Occupational Safety
and Health Administration (Cal/OSHA) and BAAQMD regulations (Regulation 11, Rule
2). If lead-based paint is identified, then federal and State construction worker health and
safety regulations shall be followed during demolition activities, including Title 17 of the
CCR, Sections 35001 through 36000. If loose or peeling lead-based paint is identified, it
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shall be removed by a qualified lead abatement contractor and disposed of in accordance
with existing hazardous waste regulations.
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3.10 Hydrology and Water Quality

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

a) Violate any water quality standards or waste
discharge requirements or otherwise substantially X
degrade surface or ground water quality?

b) Substantially decrease groundwater supplies or
interfere substantially with groundwater recharge X
such that the project may impede sustainable
groundwater management of the basin?

c) Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river or through the
addition of impervious surfaces, in a manner which
would:

i. Result in substantial erosion or siltation on- or X
off-site?

ii. Substantially increase the rate or amount of
surface runoff in a manner which would result in X
flooding on- or off-site?

iii. Create or contribute runoff water which would
exceed the capacity of existing or planned

stormwater drainage systems or provide X
substantial additional sources of polluted
runoff?

iv. Impede or redirect flood flows? X

d) Inflood hazard, tsunami, or seiche zones, risk
release of pollutants due to project inundation?

e) Conflict with or obstruct implementation of a water
quality control plan or sustainable groundwater X
management plan?

In a review of the Hydrology and Water Quality section of the HFABO IS/MND, it was determined
that there would be no new environmental effects not already analyzed under impacts Section 3.10
b) and d). The analysis and findings in the Hydrology and Water Quality section of the HFABO
ISIMND are incorporated here and summarized below, with additional site-specific analysis provided
under impacts a), ¢), and e).

a) Violate any water quality standards or waste discharge requirements or otherwise
substantially degrade surface or ground water quality? (Less than Significant)

Water quality standards and objectives are achieved primarily through the establishment of NPDES
permits and waste discharge requirements. Therefore, to evaluate whether construction or operation
of the Project would result in a violation of water quality standards or waste discharge requirements,
project compliance with potentially applicable NPDES permits or waste discharge requirements is
evaluated.
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State Water Resources Control Board NPDES Order No. 2009-0009, as amended by Order No.
2012-0006, applies to public and private construction projects that include one or more acres of soil
disturbance. Construction of the Project would disturb more than one acre of land and has the
potential to degrade water quality as a result of erosion caused by earthmoving activities during
construction, or the accidental release of hazardous construction chemicals. As stated in Section
1.6, a Storm Water Pollution Prevention Plan (SWPPP) would be developed as part of the Project.
The SWPPP would identify the best management practices necessary to prevent adverse impact to
water quality including violation of water quality standards and waste discharge requirements. The
treatment provided by the storm water management measures would reduce the potential for
degradation of water quality in surface waters to a less than significant level.

Following construction, storm water runoff from the new and replaced impervious surfaces would be
subject to the waste discharge requirements contained in Provision E.12 of the Phase Il Stormwater
Permit (Order No. 2013-0001) and the Bay Area Storm Water Management Agencies Post
Construction Manual. The Town, as a condition of its Phase Il Stormwater Permit, requires
permanent stormwater controls for new development that creates and/or replaces approximately
5,000 square feet or more of impervious surface. The Project is considered a “Regulated Project,”
and is subject to the site design measures, source controls, and stormwater treatment requirements
outlined in the BASMA Post Construction Manual (BASMA 2014). The Project would be designed in
compliance with the necessary regulations and would incorporate stormwater controls on-site.
Numerous bioretention areas are proposed around the perimeter of the parking lot and the hotel
building totaling approximately 7,530 square feet. With implementation of the Project, impervious
area within the Project Site would increase from approximately 3.02 to 3.07 acres. However, runoff
would be directed to the bioretention areas before discharging into the existing storm drain system.
Therefore, it is not anticipated that the Project would violate water quality standards or degrade water
guality. A less-than-significant impact would occur.

b) Substantially decrease groundwater supplies or interfere substantially with
groundwater recharge such that the project may impede sustainable groundwater
management of the basin? (Less than Significant)

As described in the HFABO IS/MND, the four hotel bonus areas are already substantially developed
and are serviced through municipal water; anticipated changes to future water use and changes of
impervious surfaces quantities are expected to be negligible. The Project Site would continue to be
served by Marin Municipal Water District (MMWD), which does not rely on groundwater reserves to
supply customers, instead the water supply is made up of seven reservoirs in Marin County with
imported water from the Russian River (via the Sonoma County Water Agency), and recycled water
from the Las Gallinas Valley Sanitary District. Although the Project would result in approximately
0.05 acre of new impervious surfaces on-site, it is not located in an identified groundwater recharge
area. Therefore, it is not anticipated that the Project would deplete groundwater supplies or interfere
substantially with groundwater recharge. The impact to groundwater would be less than significant.

c.i) Substantially alter the existing drainage pattern of the site or area, including through
the alteration of the course of a stream or river or through the addition of impervious
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surfaces, in a manner which would result in substantial erosion or siltation on- or off-
site? (Less than Significant)

As described in the HFABO IS/MND, current stormwater flows are directed towards the streets and
into the Town’s storm drainage system. Chapter 9.33 of the Town’s Municipal Code would require
retention of stormwater runoff to reduce runoff for any future development on the project sites. Given
that the project sites are characterized by urban development, alterations to the existing drainage
pattern from future development would be minimal or nonexistent, and therefore erosion, siltation, or
flooding on- or off-site is not expected.

The proposed Project would not alter the course of a stream or a river. The existing developed Project
Site is in a relatively flat urban area and would not be expected to result in any erosion or siltation.
A negligible increase in impervious surfaces would result once the Project is constructed, increasing
the area of impervious surface by approximately 0.05 acre. The magnitude of the impact would be
further reduced through installation of bioretention features to adequately capture and treat runoff
prior to discharge to the storm drain system. This would ensure that no erosion or siltation would
occur on- or off-site. A less than significant impact would occur.

c.ii)  Substantially increase the rate or amount of surface runoff in a manner which would
result in flooding on- or off-site? (Less than Significant)

As described in the HFABO IS/MND, current stormwater flows are directed towards the streets and
into the Town’s storm drainage system. Chapter 9.33 of the Town’s Municipal Code would require
retention of stormwater runoff to reduce runoff for any future development on the project sites.
Numerous bioretention facilities would be installed to capture and treat the surface runoff generated
on-site. Given the bioretention features would capture post-construction stormwater runoff, flooding
on- or off- site is not anticipated to occur. A less than significant impact would result.

c.iii) Create or contribute runoff water which would exceed the capacity of existing or
planned stormwater drainage systems or provide substantial additional sources of
polluted runoff? (Less than Significant)

As described in the HFABO IS/MND, current stormwater flows are directed towards the streets and
into the Town’s storm drainage system. Chapter 9.33 of the Town’s Municipal Code would require
retention of stormwater runoff to reduce runoff for any future development on the hotel bonus area
sites.

Following construction, storm water runoff from the new and replaced impervious surfaces would be
subject to the waste discharge requirements contained in Provision E.12 of the Phase Il Stormwater
Permit (Order No. 2013-0001) and the Bay Area Storm Water Management Agencies Post
Construction Manual. Although the Project would result in the addition of 0.05 acre of impervious
surfaces, bioretention facilities would capture the post-construction volume of runoff, and meter flows
entering the existing stormwater system such that they would not be greater than existing conditions.
Therefore, the existing stormwater drainage system has ample capacity to serve the proposed
Project. Additionally, the proposed bioretention facilities would treat the runoff prior to discharge to
the stormwater drainage system. Therefore, it is not anticipated that the Project would contribute
additional sources of polluted runoff to the existing stormwater drainage system. Impacts related to
exceedance of capacity or polluted runoff would be less than significant.
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C,iv) Impede or redirect flood flows? (Less than Significant)

As described in the HFABO IS/MND, the Town of Corte Madera is mostly located within Flood Zone
AE. Zone AE indicates a one percent vulnerability to a 100-year annual flood event. Development
within the four hotel bonus areas could be subject to inundation in the event of a 100-year flood event
and could impede or redirect flood flows affecting adjacent properties. However, the Town Municipal
Code requires that all new structures and “substantial improvements” built within a FEMA designated
Special Flood Hazard Area meet requirements set forth under the Flood Damage Prevention
Ordinance found within Chapter 16.10, Flood Damage Prevention of the Municipal Code.

The Project Site is located within a 100-year flood zone with a base flood elevation of 10 feet North
American Vertical Datum (NAVD), as mapped by FEMA (FEMA 2021). Therefore, the Project is
subject to the Town’'s Flood Damage Prevention Regulations and will require a Floodplain
Development Permit in accordance with Municipal Code Chapter 16.10, Flood Damage Prevention.
The Project would elevate the first level of the proposed buildings at least one foot above the FEMA-
designated base flood elevation, in accordance with the Municipal Code Chapter 16.10.

Although the Project Site is located within a FEMA mapped 100-year flood hazard zone, the overall
footprint of the proposed hotel compared to the existing hotel would be similar. Given the modest
increase in size of the footprint, the Project would have a very small potential to displace floodwaters,
raise flood elevations, or create new flooding impacts over existing conditions. Therefore, the
potential for the Project to impede or redirect flood flows would be less than significant.

d) In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project
inundation? (Less than Significant)

As described in the HFABO IS/MND, due to the site’s proximity to San Francisco Bay and its majority
location in a FEMA flood zone, future development could potentially expose people and or/structures
to hazards generated by sea level rise, including inundation and increased flooding.

Although the Project Site is located within a flood hazard area, and while there may be small
guantities of pollutants stored on-site, such as cleaning supplies or oil for equipment maintenance,
they would be stored properly and in accordance with all state and federal regulations. Given the
small volume and adherence to appropriate regulations, it is not anticipated that - in the event of a
flood hazard - the Project would risk release of pollutants.

The HFBAO IS/MND also states that the hotel bonus area sites are not located in a mapped tsunami
hazard area, with exception of area four. As the Project is located in Hotel Bonus Area Three, the
proposed Project Site would not risk release of pollutants as a result of a tsunami. Furthermore, the
geotechnical report for the Project Site concluded that no impacts related to seiches exist at or near
the Project Site (Miller Pacific 2013). No impact would occur as the Project Site is not located within
a tsunami or seiche zone.

e) Conflict with or obstruct implementation of a water quality control plan or sustainable
groundwater management plan? (No Impact)

As described in the HFABO IS/MND, the Town of Corte Madera does not have an existing
overarching water quality control plan or sustainable groundwater management plan dedicated
within its limits. However, the Marin County Stormwater Management Plan — Action Plan 2010, as
part of the Marin County Stormwater Pollution Prevention Program, provides coverage under State
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Water Resources Control Board’'s General Permit for Storm Water Discharges from Small MS4s,
(commonly referred to as the Phase Il General Permit). As described above under impact a, the
Project would implement a SWPPP during construction in order to ensure construction discharges
do not enter the storm drain system. Pursuant to provision E.12 of the Phase Il Stormwater Permit
(Order No. 2013-0001) and the Bay Area Storm Water Management Agencies Post Construction
Manual, the Project would install bioretention features throughout the Project Site to capture and
treat stormwater runoff. Implementation of both would ensure the Project would not impact water
quality. No impact would occur in relation to obstructing a water quality control plan or sustainable
groundwater management plan, as none apply to the Project Site.
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3.11 Land Use and Planning

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

a) Physically divide an established community? X

b) Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation X
adopted for the purpose of avoiding or mitigating an
environmental effect?

In a review of the Land Use and Planning section of the HFABO IS/MND, it was determined that
there would be no new environmental effects from implementation of the Project not already
analyzed under impact Section 3.11 a). Therefore, the analysis and findings in the Land Use and
Planning section of the HFABO IS/MND are incorporated here and summarized below, with site-
specific analysis provided under impact b).

a) Physically divide an established community? (No Impact)

As noted in the HFABO IS/IMND, physical division of an established community typically refers to the
construction of a physical feature (such as a wall, interstate highway, or railroad tracks) or the
removal of a means of access (such as a local road or bridge) that would impair mobility within an
existing community, or between a community and outlying areas. Future hotel development allowed
under the ordinance is restricted to existing in-fill parcels within a built environment.

The Project Site is currently developed with a hotel facility, the replacement of which would not
physically divide the community. Therefore, no impact would occur.

b) Cause a significant environmental impact due to a conflict with any land use plan,
policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect? (No Impact)

As described in the HFABO IS/MND, the Town of Corte Madera General Plan is the primary planning
document for the Town of Corte Madera. Applicable General Plan policies that have been adopted
for the purpose of avoiding or mitigating impacts, have been addressed throughout this Initial Study
in their respective resource categories including Biological Resources, Cultural Resources,
Hazardous Materials, Noise, and Transportation. In addition, Ordinance No. 995, the Hotel FAR
Ordinance, would regulate the site and proposed Project. As described in Section 1.2 Project
Background, Ordinance No. 995 allows hotel projects located within certain designated areas to
achieve a greater density. The ordinance increased the FAR from 0.34 to a maximum of 0.70 FAR
provided that proposed hotel projects meet the enhanced development standards in four categories:
Site Planning and Design, Environmental Sustainability, Community Integration, and Public Realm.
As part of the Town’s application review process, the Planning Commission would review the Project
against the enhanced development standards and make a determination as to the Project's
compliance. If the Planning Commission determines compliance, and decides to approve the Project,
findings would be made documenting compliance with the Ordinance No. 995, in the approving
resolution. The Project would not be approved without the determination.
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As the Project cannot be approved without a determination that the Project is in compliance with
Ordinance No. 995, and associated findings made, the Project would not cause a significant
environmental impact due to a conflict with Ordinance No. 995.
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3.12 Mineral Resources

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

a) Resultin the loss of availability of a known mineral
resource that would be of value to the region and X
the residents of the state?

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

In a review of the Mineral Resources section of the HFABO IS/MND, it was determined that there
would be no new environmental effects from implementation of the Project not already analyzed.
Therefore, the analysis and findings in the Mineral Resources section of the HFABO IS/MND are
incorporated here and summarized below.

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

As described in the HFABO IS/MND, none of the eight “designated” sites for which significant mineral
resources have been identified are located within the Town of Corte Madera. The four hotel bonus
areas consist of fully developed urban environment and utilizing any of these sites would not result
in a loss of resources or an important mineral resource recovery site. The proposed Project would
be located within a portion of Hotel Bonus Area Three, therefore, implementation of the Project would
have no impact on mineral resources.
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3.13 Noise

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Would the project: Incorporated

Would the project:

a) Resultin generation of a substantial temporary or
permanent increase in ambient noise levels in the
vicinity of the project in excess of standards X
established in the local general plan or noise
ordinance, or applicable standards of other
agencies?

b) Result in generation of excessive groundborne X
vibration or noise levels?

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

In a review of the Noise section of the HFABO IS/MND, it was determined that there would be no
new environmental effects from implementation of the Project not already analyzed under impact
Section 3.13 c¢). Therefore, the analysis and findings in the Noise section of the HFABO IS/MND are
incorporated here and summarized below, with additional site-specific information provided under
impacts a) and b).

a) Result in generation of a substantial temporary or permanent increase in ambient noise
levels in the vicinity of the project in excess of standards established in the local general
plan or noise ordinance, or applicable standards of other agencies? (Less than
Significant)

As described in the HFABO IS/MND, the hotel bonus areas are located within urban, commercial
areas, most of which are within the 65 dBA noise contour for Highway 101. Existing noise conditions
include automotive traffic, intermittent construction, and commercial activities. General Plan Policy
PSH-5.1 establishes maximum noise levels for new lodging affected by traffic noise is 65 Ldn for
outdoor activity and 45 Ldn/Peak hour for interior. General Plan Policy PSH-5.2 establishes
maximum noise levels for new lodging affected by non-transportation noise as 55 Leq in the daytime
and 40 Leq at night. The Noise Ordinance within Chapter 9.36 of the Town’s Municipal Code sets
specific maximum noise levels for mechanical devices within certain zoning districts outside of the
allowable construction hours, requires all powered construction equipment is equipped with intake
and exhaust mufflers, and that all jackhammers and pavement breakers are equipped with acoustical
attenuating shields or shrouds.

The Project Site is located within the 65 dBA noise contour for Highway 101. As the use will not
change with implementation of the Project, exposure of the Project inhabitants to existing noise and
operational noise produced by the Project would be similar to existing conditions and include use of
outdoor areas, traffic, rooftop mechanical equipment, and regular maintenance activities.

3-47



Environmental Analysis

Construction (Temporary)

The Town does not establish maximum noise levels for construction. To reduce temporary noise
during construction, the Municipal Code Chapter 9.36 and Town of Corte Madera General Plan
(Implementation Programs PSH-5.7a and PSH-5.7b) limits construction hours and requires mufflers
and acoustical shielding for construction equipment. As noted in the Construction Duration and Hours
description of Section 1.4 , the Project would abide by the construction hour limits established by
the Town. As noted in the Compliance with Existing Regulations section, the Project would follow
Bay Area Air Quality Management District (BAAQMD) recommended Basic Construction Measures
which includes keeping equipment tuned and muffled in accordance with manufacturers
specifications, thus also complying with this Town requirement.

Because the Project would abide by standards set in the Town’s general plan, the Project would not
generate substantial temporary noise during construction in excess of established standards.
Impacts to ambient noise conditions during construction would be less than significant.

Operation (Permanent)

As noted in the HFABO IS/MND, noise from sources such as people talking, employees using
outdoor common areas, or property maintenance may contribute to the noise environment within the
direct vicinity of the Project Site. However, this would be no different than existing conditions.
Additionally, exterior mechanical and HVAC equipment associated with the new hotel would be
similar or better to existing conditions, as well as similar to the equipment at surrounding commercial
uses. Although daily vehicle trips are expected to conservatively increase by 658 as a result of the
increased number of rooms over existing conditions, the increase would be expected to increase
traffic noise levels by less than 1dBA Lqn. Therefore, no substantial permanent change in the existing
ambient conditions is expected. Impacts to ambient noise conditions during operation would be less
than significant.

b) Result in generation of excessive groundborne vibration or noise levels? (Less than
Significant)

The HFABO IS/MND described how construction activities generate varying degrees of ground
vibration, depending on the construction procedures, construction equipment used, and proximity to
vibration-sensitive uses. The generation of vibration, and related noise, can range from no
perceptible effects at the lowest vibration levels, to low rumbling sounds and perceptible vibrations
at moderate levels, to slight damage at the highest levels.

The Town of Corte Madera does not specify a vibration limit for construction activities. Based on the
thresholds provided by Caltrans, a construction vibration limit of 0.3 in/sec PPV would minimize
damage at buildings of normal conventional construction. A significant impact would occur if buildings
adjacent to the proposed construction site were exposed to vibration levels in excess of 0.3 in/sec
PPV.

Table 3.13-1 presents typical vibration levels that could be expected from construction equipment at
a distance of 25 feet and 75 feet. Impact pile driving, which is typically associated with higher levels
of vibration, is not anticipated for this Project. Construction activities, such excavators, scrapers and
other high-power or vibratory tools, and rolling stock equipment (tracked vehicles, compactors, etc.)
may generate vibration in the immediate vicinity but would be below the Caltrans construction
vibration limit.
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Table 3.13-1Vibration Source Levels for Construction Equipment

PPV at 25 ft (in/Sec) PPV at 75 ft. (in/sec)

Clam shovel drop 0.202 0.060
Vibratory Roller 0.210 0.063
Hoe Ram 0.089 0.027
Large bulldozer 0.089 0.027
Caisson drilling 0.089 0.027
Loaded trucks 0.076 0.023
Jackhammer 0.035 0.010
Small bulldozer 0.003 0.001

The nearest residential structures, from property edge to property edge, are approximately 50 feet
to the west, while the commercial structure to the north is approximately 25 feet from the Project
Site. Vibration levels may be perceptible to occupants at times but would be below the 0.3 in/sec
PPV vibration limit used to minimize the potential for cosmetic damage. As construction moves away
from the property line, vibration levels would be even lower. Construction along the edges of the
property is expected to be limited to grading, paving, and trenching, with the bulk of construction
occurring more centralized withing the site at the location of the proposed building. The potential for
exposure to excessive groundborne vibration during construction would be less than significant.

The HFABO IS/MND found that operation of future hotels within the hotel bonus areas would not
generate substantial levels of groundbourne vibration, and related noise, because there are no
notable sources of vibrational energy associated with such development, such as industrial
machinery or railroad operations. In addition, the Project replaces the existing land use with the same
land use. Thus, operation of the Project would result in a less than significant impact to groundborne
vibration.

c) For a project located within the vicinity of a private airstrip or an airport land use plan
or, where such a plan has not been adopted, within two miles of a public airport or
public use airport, would the project expose people residing or working in the project
area to excessive noise levels? (No Impact)

As noted in the HFABO IS/MND, the Town of Corte Madera is located roughly six miles from San
Rafael Airport. The Town does not support any airport or airstrip related facilities within the Town
limits and the Town is not located within close proximity to a private airstrip or within the boundaries
of an airport land use plan. Therefore, the Project would not expose people to noise in the vicinity of
a private airstrip, and no impact would occur.
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3.14 Population and Housing

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

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

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

In a review of the Population and Housing section of the HFABO IS/MND, it was determined that
there would be no new environmental effects from implementation of the Project not already
analyzed. Therefore, the analysis and findings in the Population and Housing section of the HFABO
IS/MND are incorporated here and summarized below.

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

As stated in the HFABO IS/MND, buildout of potential future development facilitated by the increased
FAR could result in an estimated addition of employees, which would most likely include residents
of Corte Madera or the surrounding Bay Area. However, the available employment opportunities and
subsequent potential increase in population to fill these new employment opportunities is anticipated
to be within projected increased population and job growth for the Town. Changes to existing FAR
through the proposed amendment is therefore not expected to substantially alter the number of
people visiting the four project areas compared to the existing conditions.

The proposed Project does not include new residential uses that could provide permanent housing
for new residents. The proposed Project would provide approximately 75 employment opportunities
in order to operate the hotel. However, the Project would not result in a substantial change in
population or jobs in the Project area as the existing hotel would be replaced with the same use of
similar size. A less than significant impact would occur.

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

As stated in the HFABO IS/MND, no housing units are located in Hotel Bonus Area Three. The
proposed Project would merely replace an existing hotel with another hotel. No people or housing
would be displaced and no replacement housing would be necessary. No impact would occur.
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3.15 Public Services

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

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

Fire Protection?
Police protection?

Schools?

X | X | X | X

Parks?

Other public facilities? X

In a review of the Public Services section of the HFABO IS/MND, it was determined that there would
be no new environmental effects from implementation of the Project not already analyzed. Therefore,
the analysis and findings in the Public Services section of the HFABO IS/MND are incorporated here
and summarized below.

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

As stated in the HFBAO IS/MND, all four hotel bonus areas are all well served by existing public
services. Fire protection would be provided by the Corte Madera Fire Department and Police
protection would be provided by the Central Marin Police Authority. Any potential increase in demand
would be offset by contribution of fair-share funding toward fire and police services in accordance
with General Plan Implementation Programs LU-6.2 b and LU-6.4 b.

The Project would replace the existing hotel with a slightly larger hotel. Although the Project would
slightly increase employment opportunities over existing conditions, it is not anticipated that it would
result in an increase in population that would have a substantial impact on emergency services,
schools, or parks. It is anticipated that a majority of the employees would be existing residents of
Corte Madera and the surrounding communities. For those employees that may move to Corte
Madera to work at the new hotel, they would live in existing housing that is already serviced by
existing fire, police, school and park facilities.
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As the Project would replace an existing hotel with a slightly larger hotel, it is anticipated that service
ratios would continue to be met with implementation of the Project, and the Project would not result

in a substantial increase in population. Potential impacts to public services would be less than
significant.
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3.16 Recreation

Potentially Less-than- Less-than-
Significant | Significant w/ | Significant

Impact Mitigation Impact
Incorporated

Would the project:

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

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

In a review of the Recreation section of the HFABO IS/MND, it was determined that there would be
no new environmental effects from implementation of the Project not already analyzed. Therefore,
the analysis and findings in the Recreation section of the HFABO IS/MND are incorporated here and
summarized below.

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

As stated in the HFBAO IS/MND, recreational facilities could be used by guests of future potential
projects; however, these would be limited in duration based on visitors’ length of stay within Corte
Madera and would not be anticipated to result in substantial physical deterioration of parks and
recreational facilities. The Project would create a minimal demand on the existing neighborhood and
regional parks for the new employees and guests of the hotel. However, the increase in the number
of employees would be small, and the number of guests that would utilize the adjacent recreational
facilities is anticipated to be minor. Therefore, use by the guests and employees of the recreational
facilities in close proximity to the hotel is not expected to contribute noticeably to the deterioration of
those facilities. The minor increased use of existing facilities would be a less-than-significant impact.
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3.17 Transportation

Potentially Less-than- Less-than-
Significant | Significant w/ Significant

Impact Mitigation Impact
Incorporated

Would the project:

a) Conflict with a program plan, ordinance or policy
addressing the circulation system, including transit, X
roadway, bicycle and pedestrian facilities?

b) Conflict or be inconsistent with CEQA Guidelines X
section 15064.3, subdivision (b)?

c) Substantially increase hazards due to a geometric
design feature (e.g., sharp curves or dangerous X
intersections) or incompatible uses (e.g., farm
equipment)?

d) Resultin inadequate emergency access? X

The HFABO IS/MND evaluated the impacts of implementing a larger-unit hotel than the Project,
within Bonus Area Three, and found no transportation impacts would result. However, this Initial
Study conservatively provides a project-specific analysis of the potential impacts to transportation.

The following analysis is based on Transportation Impact & LOS Study for Corte Madera Residence
Inn (GHD 2021) and included as Appendix C.

a) Conflict with a program plan, ordinance or policy addressing the circulation system,
including transit, roadway, bicycle and pedestrian facilities? (No Impact)

Consistent with Corte Madera General Plan policies CIR-1.3, CIR-1.6, CIR-3.1, and CIR-3.5 the
Project would provide pedestrian paths, and improved sidewalks and pedestrian connection points
along the frontage of the Project Site. These improvements would emphasize the use of pedestrian
pathways and sidewalks and improve the adequacy and availability of the circulation system for all
persons by implementing the Americans with Disabilities Act (ADA).

General Plan Policy CIR-1.2 requires the Town to ensure current Levels of Service at intersections
are maintained when considering new development within Corte Madera, with a specific
implementation program to “strive to maintain Level of Service D operation” during the a.m. and p.m.
peak periods. As detailed in Appendix C and summarized below in Table 3.17-1, LOS would remain
unchanged with implementation of the Project with each intersection operating acceptably based on
the General Plan adopted target.

Table 3.17-1Existing Plus Project Conditions Intersection LOS

Target ALY Peak Hour PM Peak Hour
Intersection LOS
ooy | 105 ooy | s |

1 Tamal Vista Blvd / Wornum Dr D 14.8 B 16.4 B
2 Tamal Vista Blvd / Madera Blvd / Council Crest Dr D 12.6 B 24.6 C
3 Tamalpais Dr / Madera Blvd D 48.4 D 49.5 D
4 Tamalpais Dr / Hwy 101 SB Off-ramp D 18.1 B 20.4 C
5 Tamalpais Dr / Hwy 101 NB Off-ramp D 16.1 B 20.4 C
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The Project is not anticipated to conflict with planned transportation improvements identified in the
Corte Madera General Plan and applicable regional transportation plans. Therefore, there would be
no impact.

b) Conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b)?
(Less than Significant)

This section provides an analysis of potential impacts due to vehicle miles travelled (VMT)
attributable to the project. The Town of Corte Madera has not yet adopted criteria and impact
thresholds for evaluating VMT impacts. The analysis of VMT impacts described below meets the
requirements stipulated by the current statewide CEQA guidelines as updated effective July 2020,
and incorporate relevant advice contained in the Technical Advisory on Evaluating Transportation
Impacts in CEQA published by the Governor’s Office of Planning & Research (OPR) in December
2018.

VMT impacts attributable to the proposal hotel may be considered potentially significant if:

— VMT attributable to hotel employees exceeds 85 percent of the average rate of VMT per
Employee for Marin County; or

— VMT attributable to hotel guests results in a significant net increase in total regional VMT.

VMT Attributable to Hotel Employees

VMT attributable to hotel employees is anticipated to be less than significant based on the
Transportation Agency of Marin (TAM) VMT Web Map, which provides VMT data for work trips within
the area based on the TAM Travel Demand Model. The applicable VMT rates from the TAM model
are summarized on Table 3.17-2. The Project Site, which currently has an operating hotel, is located
in an area in which the rate of VMT per Employee is more than 15 percent below the County average,
and VMT attributable to hotel employees are therefore anticipated to be less than significant:

— The TAM model indicates that the current rate of VMT per Employee for work-related trips in
Marin County is 20.7 miles per Employee. Therefore, employee VMT associated with the Project
would be considered significant if it exceeded 17.6 miles per employee (based on 85 percent of
the County average).

— The Project Site is located within an area identified as Transportation Analysis Zone (TAZ)
800,117 within the TAM model, an area that also includes the Corte Madera Town Center and
Corte Madera Village shopping centers. The current rate of VMT per Employee for work-related
trips to/from jobs in TAZ 800,117 is 15.9 miles per Employee (based on the Year 2015 TAM
model data).

Table 3.17-2VMT per Employee

Average Weekday VMT per Employee

Marin County 20.7

Project Location (TAZ 800,117) 15.9

Source: Transportation Authority of Marin (TAM) Travel Demand Model, TAM VMT Web Map:
www.tam.ca.gov/planning/travel-demand-model-traffic-monitoring/#
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VMT Attributable to Hotel Guests

VMT attributable to hotel guests would be considered significant if it resulted in a significant net
increase in total regional VMT, consistent with the recommended method of evaluating VMT for
customer-serving retail uses. The proposed hotel would serve to provide regionally desirable lodging
in order to accommodate tourists that visit locations in the area. Hotels attract guests already visiting
Marin County and surrounding region that would otherwise stay at another hotel, vacation rental, or
Air B&B, as well as “day trippers” already visiting the area that would otherwise not stay in the area
overnight.

As described in the Technical Advisory on Evaluating Transportation Impacts in CEQA (OPR
December 2018), VMT re-routed from other origins or destinations as the result of a project would
not be attributable to a project except to the extent that the re-routing results in a net increase in
VMT. For example, OPR guidelines note that retail projects typically re-route travel from other retail
destinations, and therefore a retail project may lead to increases or decreases in VMT, depending
on previously existing travel patterns.

Similarly, hotel projects typically re-route travel from other hotels and/or other lodging option
locations. Marin County has over 2,400 hotel rooms (not including an additional 450 short-term
lodging options such as Bed & Breakfasts and Air B&B rentals), with a typical occupancy of about
80 percent! (excluding the drop in occupancy that occurred in 2020 and 2021 due to the COVID-19
pandemic). Other lodging options near the Project Site include various hotels and motels along
Highway 101 throughout Marin County, as well as lodging options including hotels and Air B&B within
Corte Madera and adjacent towns and cities.

The proposed hotel is unlikely to result in an increase in the number of visitors to Marin County.
Additionally, the Project would offer complimentary hotel van transportation to and from the airporter,
local shopping, and local businesses. VMT attributable to hotel guests would not generate a
significant net increase in total regional VMT. Therefore, VMT impacts attributable to hotel guests
are anticipated to be less than significant.

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

Construction

At its peak, the Project construction would generate up to 64 round trips, including haul trucks and
employees, to the Town of Corte Madera and other jurisdictional roadways, creating potential
temporary traffic hazards along Madera Boulevard. If trucks were to begin to queue up on the
Highway 101 off-ramp or if multiple large construction vehicles were to enter and exit the site at the
same time, this could increase hazards along Madera Boulevard. Hazard impacts during
construction would be significant without mitigation. See Mitigation Measure TR-1 below.

1 Marin County Visitor's Bureau, State of the Visitor Industry in Marin County, Economic Report, November 2019
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Operation

Hazards to Pedestrians

Existing constraints to walking to and from the Project Site include:

— Effective sidewalk width on Tamal Vista Boulevard bordering the Project Site does not meet
ADA standards. Utility poles exist within the sidewalk bordering the Project Site, reducing the
walkway width to just over 3 feet in multiple places.

— No direct pedestrian access to the Project Site from Tamal Vista Boulevard. An existing fence
and locked gates along the western boundary of the Project Site, bordering Tamal Vista
Boulevard restricts access to/from the Project Site.

— Pedestrian path to the Project Site via Madera Boulevard terminates at the existing western
driveway, with no provisions for pedestrians traveling within the site.

— Pedestrians sometimes attempt to cross Madera Boulevard from the existing driveway to directly
south crossing multiple lanes of traffic.

The Project would include the following pedestrian improvements to improve walking circulation to
and from the Project Site:

— Replace the narrow sidewalk along the Tamal Vista Boulevard frontage with a wider sidewalk
that provides adequate width and cross-slope to meet ADA standards, including removal of an
obsolete curb-cut.

— Modify the curb ramp adjacent to the west side of the site’s driveway on Madera Boulevard to
bring it into compliance with ADA standards.

— Immediately west of the Project Site driveway along the north side of Madera Boulevard,
modifications to the sidewalk and landscaping would be used to provide a soft barrier and
“funnel” pedestrians west on Madera Boulevard, to then cross at the existing
intersection/crosswalk.

These pedestrian improvements would improve pedestrian circulation and reduce hazards to people
walking to and from the Project Site. Therefore, the Project would not increase hazards to pedestrian
travel

Hazards to Motor Vehicles and Bicyclists

Access to the Project would occur via a segment of Madera Boulevard between Tamal Vista
Boulevard and Highway 101 that has two motor vehicle lanes in each direction, and a two-way center
left-turn lane, that serves a total of five driveways:

— Three driveways on the north side of Madera Boulevard, including one driveway to the west that
provides access to an office building at the northeast corner of Madera Boulevard and Tamal
Vista Boulevard, and the two existing driveways serving the Project Site.

— Two driveways on the south side of Madera Boulevard, including the Corte Madera Town Center
driveway (roughly 60 feet west of the westernmost driveway serving the Project Site on the north
side of Madera Boulevard) and a Chevron driveway close to Highway 101 (across from the
existing easternmost driveway serving the Project Site that would be removed from the Project).

Due to the off-set placement of the Corte Madera Town Center and Project driveways, conflicting
movements can occur within the two-way center turn-lane when vehicles attempt to make left-turns
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into the Town Center and Project Site, which could lead to potential collisions within the turn-lane if
such movements occur simultaneously. Under existing conditions, such conflicting movements are
rare given the low volume of traffic entering the existing hotel site via the westernmost driveway.
According to the Statewide Integrated Traffic Records System, there were just two reported collisions
on this segment of Madera Boulevard, between Tamal Vista Avenue and Highway 101 during the
five-year period from January 2015 thru December 2019. At a rate of less than 0.08 collisions per
million vehicle miles, this is well below applicable statewide and national averages.

Based on the review of the proposed Project access, the Project would reduce potential hazards by
removing the easternmost driveway on Madera Boulevard, to provide greater line-of-site and a safer
vehicular turning area for those exiting Highway 101. Although the total number of driveways on
Madera Boulevard would be reduced, the Project design would not substantially increase existing
hazards.

Based on the review of the proposed Project access, the Project would reduce potential hazards by
removing the easternmost driveway on Madera Boulevard, to provide greater line-of-site and a safer
vehicular turning area with greater separation from the Highway 101 off-ramp. The Project design
would not substantially increase a hazard due to a geometric design feature. The impact would be
less than significant.

d) Result in inadequate emergency access? (Less than Significant)

Although the site would lose one of the existing access points, the Project would not result in
inadequate emergency access. In addition to emergency access via the main entrance at the south
end of the Project Site on Madera Boulevard, existing emergency access at the north end of the
Project Site is provided by an existing 12-foot-wide secondary emergency access driveway that
connects with the adjacent office building property to the north. The north emergency access
driveway would remain under the proposed Project, providing convenient secondary access by
emergency vehicles when needed. The impact to emergency access would be less than significant.

Mitigation Measure

Mitigation Measure TR-1 would reduce traffic hazards during construction by preparing a traffic
management plan and implementing safe hours of operation, truck routes and access provisions,
and designated worker parking.

Mitigation Measure TR-1: Reduce Traffic Hazards during Construction

The Applicant shall prepare a construction traffic management plan (CTMP), defining hours
of operation, specified truck routes, ingress/egress into the site, and construction parking
provisions during demolition and construction associated with the Project. The CTMP shall
be subject to review and approval by the Town of Corte Madera Public Works Department
prior to the issuance of grading or building permits.
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3.18 Tribal Cultural Resources

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

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

b) Cause a substantial adverse change in the
significance of a tribal cultural resource that is a
resource determined by the lead agency, in its
discretion and supported by substantial evidence, to
be significant pursuant to the criteria set forth in
subdivision (c) of the Public Resources Code X
section 5024.17? In applying the criteria set forth in
subdivision (c) of the Public Resources Code
section 5024.1, the lead agency shall consider the
significance of the resource to a California Native
American Tribe.

In a review of the Tribal Cultural Resources section of the HFABO IS/MND, it was determined that
there would be no new environmental effects from implementation of the Project not already
analyzed under impact Section 3.18 a). The analysis and findings in the Tribal Cultural Resources
section of the HFABO IS/MND are incorporated here and summarized below, with additional site-
specific analysis provided under impact b).

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

a) Cause a substantial adverse change in the significance of a tribal cultural resource
listed or eligible for listing in the California Register of Historic Resources, or in alocal
register of historic resources. (No Impact)

As described in the HFABO 1S, a search of the California Historical Resources through the Office of
Historic Preservation revealed there are no listed resources or potential resources eligible for listing
in the California Register of Historical Resources within the hotel bonus areas. A 2021 Northwest
Information Center record confirmed similar results. The record search indicated the State Office of
Historic Preservation Built Environmental Resources Directory lists no recorded resources on or
adjacent to the Project Site. The Project would therefore not result in a substantial adverse change
to a listed or eligible resource.
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b) Cause a substantial adverse change in the significance of a tribal cultural resource
that is a resource determined by the lead agency? (Less than Significant with
Mitigation)

No tribes have requested notification under AB 52 regarding proposed projects within the Town of
Corte Madera. As described in Section 3.5 Cultural Resources, a NWIC Records Search was
conducted for the Project. The Records Search did not reveal any recorded archaeological resources
at the Project Site but indicated there is a moderate to high potential for unrecorded buried Native
American resources to be within the Project area.

Although no evidence of known tribal cultural resources has been found, the discovery of unknow
tribal cultural resources cannot be entirely discounted. If the Project encountered unknown tribal
cultural resources a potentially significant impact would occur.

Mitigation Measure

Mitigation Measure TCR-1 would mitigate this impact to a less-than-significant level by providing a
process for unknown tribal cultural resources to be evaluated and then determine the appropriate
avoidance and protection measures.

Mitigation Measure TCR-1: Protect Unknown Tribal Cultural Resources

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

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

a) Require or result in the relocation or construction of
new or expanded water, wastewater treatment or
storm water drainage, electrical power, natural gas, X
or telecommunications facilities, the construction or
relocation of which could cause significant
environmental effects?

b) Have sufficient water supplies available to serve the
project and reasonably foreseeable future X
development during normal, dry and multiple dry
years?

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

d) Generate solid waste in excess of State or local
standards, or in excess of the capacity of local X
infrastructure, or otherwise impair the attainment of
solid waste reduction goals?

e) Comply with federal, state, and local management
and reduction statutes and regulations related to X
solid waste?

In a review of the Utilities and Service section of the HFABO IS/MND, it was determined that there
would be no new environmental effects from implementation of the Project not already analyzed
under impacts Section 3.19 a), c), d), and e). The analysis and findings in the Utilities and Services
section of the HFABO IS/MND are incorporated here and summarized below, with project-specific
analysis provided under impact b).

a) Require or result in the relocation or construction of new or expanded water,
wastewater treatment or storm water drainage, electrical power, natural gas, or
telecommunications facilities, the construction or relocation of which could cause
significant environmental effects? (Less than Significant)

The HFABO IS/IMND noted that the hotel bonus areas are fully built out with commercial uses and
are well served by wastewater treatment facilities, storm water drainage, and utilities including
electric power, natural gas, and telecommunication facilities. This characterization is applicable to
the Project Site which is adequately served and does not require the construction of new or expanded
utilities.

Although electrical power lines will be relocated underground, this is being done as part of the
frontage improvements as a way to improve the “public realm” in accordance with Ordinance No.
995, not to serve the Project Site. The Project does not include new or expanded utilities, and impacts
related to the relocation of utilities would be less than significant.
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b) Have sufficient water supplies available to serve the project and reasonably
foreseeable future development during normal, dry and multiple dry years? (Less than
Significant)

The Project would replace an older, inefficient hotel complex with a new efficient building that would
be required to meet California Green building Standards Code (CALGreen Code). Current average
annual water usage of the existing hotel is 5.27 million gallons per year. The proposed Project, under
CALGreen standards, is expected to use approximately 4.12 million gallons per year (CalEEMod
version 2020.4.0). This is a 22% reduction in water use over existing conditions.

In addition, as noted in Section 1.6, the Project has been designed to exceed the basic CALGreen
requirements by complying with the Tier 1 requirements. This means that in addition to the
mandatory/base building requirements of the CALGreen Code, the Project would implement further
water reduction measures to exceed the base by 12 percent. Finally, the Project also would install
an AquaRecycle Laundry Wash Water Recycling System that would recover and reuse water at a
rate of 80 percent. With these additional water reduction components of the Project, a further
reduction in water usage could be achieved.

With regard to outdoor water use, the Project would comply with the California Department of Water
Resources’ Model Water Efficient Landscape Ordinance. For shrubs and plants, the landscape plan
relies on drought-tolerant species that can be accommodated by low-volume drip or bubbler
irrigation.

Because the Project would use less water than is used under existing conditions, the Project’s impact
to water supplies would be less than significant.

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

As noted in the HFABO IS/MND, the Town is well served by existing wastewater facilities that provide
conveyance and treatment. In addition, the hotel bonus areas are currently built out with commercial
uses and served adequately by existing wastewater facilities. Therefore, the Project’'s impact to
wastewater facilities would be less than significant.

d) Generate solid waste in excess of State or local standards, or in excess of the capacity
of local infrastructure, or otherwise impair the attainment of solid waste reduction
goals and comply with federal, state, and local management and reduction statutes
and regulations related to solid waste? (Less than Significant)

As detailed in the HFABO IS/MND, all future development facilitated by Ordinance No. 955 would
be subject to applicable solid waste reduction laws as well as local policies and programs regarding
waste reduction. Future development within the hotel bonus areas could result in a slight increase in
solid waste generation due to the increase in employees and visitors on-site. However, the increase
was expected to result in less than significant impacts related to landfill capacity and solid waste
disposal.

Construction of the Project would result in a temporary increase in solid waste disposal needs
associated with demolition and construction wastes. Following construction, the proposed Project
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would be expected to produce similar, or slightly increased, volumes of solid waste as compared to
existing conditions.

Because the Project would meet Tier 1 requirements under CALGreen, it would be required to
recycle at least 65% of its construction waste. Demolition debris, such as pavement and sod, would
be off-hauled for recycling or composting. Materials with no practical potential for reuse would be
disposed of at a regional landfill.

The solid waste generated during construction and operation of the Project would represent a small
fraction of the daily permitted tonnage at local disposal facilities. Solid waste from operation of the
Project would not be expected to exceed the capacity of or otherwise adversely affect the local
landfills. Therefore, the impact related to increased demand for solid waste and landfill space would
be less than significant.

e) Generate solid waste in excess of State or local standards, or in excess of the capacity
of local infrastructure, or otherwise impair the attainment of solid waste reduction
goals and comply with federal, state, and local management and reduction statutes
and regulations related to solid waste? (No Impact)

As noted in the HFABO IS/MND, all future development within the hotel bonus areas would be
subject to applicable solid waste reduction laws and local policies and programs.

No applicable federal solid waste regulations would apply to the Project. At the State level, the
Integrated Waste Management Act mandates a reduction of waste being disposed and establishes
an integrated framework for program implementation, solid waste planning, and solid waste facility
and landfill compliance. Project construction and demolition activities would comply with applicable
solid waste regulations, and solid waste generated on-site would be disposed of in accordance with
all applicable federal and state regulations related to solid waste. As noted under Impact d, the
Project would comply with the Tier 1 CALGreen requirements regarding the disposal of construction
waste. No impact would occur related to non-compliance with applicable statues and regulations.
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3.20 Wildfire

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Would the project:

a) Substantially impair an adopted emergency
response plan or emergency evacuation plan?

b) Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose
project occupants to pollutant concentrations from a
wildfire or the uncontrolled spread of a wildfire?

¢) Require the installation or maintenance of
associated infrastructure (such as roads, fuel
breaks, emergency water sources, power lines or
other utilities) that may exacerbate fire risk or that
may result in temporary or ongoing impacts to the
environment?

d) Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides as a result of runoff, post-fire slop
instability, or drainage changes?

In a review of the Wildfire section of the HFABO IS/MND, it was determined that there would be no
new environmental effects, but that site-specific analysis would be needed. The analysis and findings
in the Wildfire section of the HFABO IS/MND are incorporated here and summarized below, with
additional site-specific analysis provided under all impact questions.

a) Substantially impair an adopted emergency response plan or emergency evacuation
plan? (No Impact)

As described in the HFBAO IS/MND, all development within the hotel bonus areas would be subject
to local fire related emergency response plans or emergency evacuation plans as well as local
policies and programs regarding fire protection and prevention. As mentioned previously under
Section 3.9, Hazards and Hazardous Materials, the Marin Operational Area (OA) Emergency
Operations Plan (EOP) mandates the planned response to emergency situations pertaining to large-
scale disasters affecting cities, towns, special districts, and unincorporated areas within Marin
County. The EOP does not list specific emergency response or evacuation routes with which the
Project could interfere (Corte Madera 2009).

The Project would redevelop an existing hotel facility with a similar facility. There would be no change
in the land use and little change in the density. The Project would not result in any change over
existing conditions that would substantially impair an adopted emergency response plan. No impact
would occur.

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and
thereby expose project occupants to pollutant concentrations from a wildfire or the
uncontrolled spread of a wildfire? (Less than Significant)

As described in the HFBAO IS/MND, the Town is within the “local-responsibility zones” and is
classified as Non Very High Fire Hazard Severity Zone (Non-VHFHSZ). In addition, all hotel bonus
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areas are within developed urban areas which lack wildland habitat typically contributing as fuel for
wildfires.

Hotel Bonus Area 3 is located within a fairly flat topographical area. As the Project would replace an
existing hotel with a slightly larger new hotel and is located within an area designated as a Non Very
High Fire Hazard Severity Zone, it is it is unlikely the Project would greatly increase exposure of
Project occupants to pollutant concentrations should a wildfire occur. Impacts related to exacerbated
wildfire risks or exposer to pollutant concentrations would be less than significant.

C) Require the installation or maintenance of associated infrastructure (such as roads,
fuel breaks, emergency water sources, power lines or other utilities) that may
exacerbate fire risk or that may result in temporary or ongoing impacts to the
environment? (No Impact)

The Project would redevelop an existing hotel facility with a new hotel. The improvements do not
require the installation of any infrastructure that would exacerbate fire risk or result in impacts to the
in impacts to the environment. Therefore, no impact would occur.

d) Expose people or structures to significant risks, including downslope or downstream
flooding or landslides as a result of runoff, post-fire slop instability, or drainage
changes? (Less than Significant)

The Project Site is currently developed and located within an urban setting. The site itself is fairly flat
and does not abut any hillsides or steep slopes. Therefore, it is unlikely that should a wildfire occur,
a landslide or post-fire slope instability would occur at the Project Site. Exposure of people or
structures to such risks would be less than significant.
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3.21 Mandatory Findings of Significance

Potentially Less-than- Less-than-
Significant Significant Significant

Impact w/ Mitigation | Impact
Incorporated

Does the project:

a) Have the potential to substantially degrade the
quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or
wildlife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal X
community, substantially reduce the number or
restrict the range of a rare or endangered plant or
animal or eliminate important examples of the major
periods of California history or prehistory?

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

¢) Have environmental effects which would cause
substantial adverse effects on human beings, either X
directly or indirectly?

a) Does the project have the potential to substantially degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause afish
or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant
or animal community, substantially reduce the number or restrict the range of a rare
or endangered plant or animal or eliminate important examples of the major periods
of California history or prehistory? (Less than Significant with Mitigation)

As evaluated in this IS/Proposed MND, the Project would not substantially degrade the quality of the
environment; substantially reduce the habitat of a fish or wildlife species; cause a fish or wildlife
population to drop below self-sustaining levels; threaten to eliminate a plant or animal community;
reduce the number or restrict the range of an endangered, rare, or threatened species; or eliminate
important examples of the major periods of California history or prehistory.

Compliance with existing regulations (see Section 1.6 Compliance with Existing Regulations and
Standard BMPs) to reduce impacts related to air quality, geologic hazards, stormwater run-off, and
water usage. Additionally, mitigation measures are listed herein to reduce impacts related to air
guality, biological resources, cultural resources, hazards and hazardous materials, transportation,
and tribal cultural resources. With implementation of the required mitigation measures, impacts
would be less than significant.

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

Cumulative impacts are defined as “two or more individual effects which, when considered together,
are considerable or which compound or increase other environmental impacts” (CEQA Guidelines
Section 15355). Cumulative impacts can result from individually minor but collectively significant
actions taking place over a period of time.

The cumulative impact analysis in this Initial Study uses the list approach. A search was undertaken
for reasonably foreseeable projects in the vicinity of the Project area that may have overlapping or
cumulative impacts with the proposed Project, using the Town’s Active Projects and Approved
Projects lists. The website does not identify specific nearby projects with potentially overlapping
impacts in the Project area including Madera Boulevard and Tamal Vista Boulevard. Therefore,
implementation of the Project would not contribute to potential cumulative impacts.

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

As discussed in the analysis throughout Chapter 3 of this Initial Study, the Project would not have
environmental effects that would cause substantial adverse direct or indirect effects on human beings
after compliance with existing regulations and with implementation of mitigation measures.
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