
 

Michael W. Graf  

Law Offices  
227 Behrens St.,   Tel: 510-525-1208 

 El Cerrito CA 94530   email: mwgraf@aol.com  

 
June 16, 2016  

 

 

Sahrye Cohen 

Permit Manager 

US Army Corps of Engineers 

San Francisco District, Regulatory Division  

1455 Market Street, 16th Floor  

San Francisco, CA 94103-1398  

 

Re: Public Notice: Project: Corte Madera Rebuild, Public Notice Number: 2000-255330N  

 

Dear Ms. Cohen:  

I am writing on behalf of Community Venture Partners, Inc. ("CVP") regarding the 

application to the Army Corps of Engineers (“Corps”) filed by Reneson Hotels, Inc. (“Developer”) 

through its agent, John Zentner, for a Section 404 permit to fill a 0.64 acre pond and wetland 

habitat on the 5.47-acre Best Western Corte Madera Inn site at 56 Madera Boulevard in Corte 

Madera, California. The Developer’s proposal to fill the pond is part of a proposed demolition of 

an existing 110 room hotel and restaurant and the construction of a new luxury 174-room hotel 

(“Project”).  

The record demonstrates that the pond is a special aquatic site with submerged aquatic 

vegetation, frequent wildlife use and adjacent habitat for sensitive bird species such as black 

crowned night herons that use the area for regular roosting and foraging.   

The Project proposes to fill this habitat based on the design of its preferred alternative for a 

174 room luxury hotel, which the Developer claims renders preserving the pond an infeasible 

option. However, this assertion is contradicted by the record as well as independent analyses 

conducted by CVP, and experts who have examined the facts of this proposal. See Comments of 

Community Venture Partners, Corte Madera Project Rebuild, dated June 16, 2016 (“CVP 

Comments”); CVP Comments, Exhibit 5, Corte Madera Inn Redevelopment: Market Study & 

Financial Feasibility Evaluation (“Feasibility Evaluation”).  

As a result, the Corps cannot make the findings that the Project is the least damaging 

practical alternative, as required by the Section 404 regulations. See 40 C.F.R. § 230.10(a). This is 

particularly true given that in this case the Developer has been less than forthcoming with Corps’ 

officials about the alternative onsite Project designs that would preserve the Pond while also 



achieving the Developer’s project purposes.  

 

A. Background on Project  

 

1. The Pond is a Special Aquatic Site.  

 

The Corps’ Notice for the Project describes the pond as follows: 

  

The project site also has a 0.64 acre brackish pond that is jurisdictional waters of the U.S. 

This pond consists of open water with algae and submerged aquatic vegetation (widgeon 

grass -Ruppia maritime) and a fringe wetland of saltgrass (Distichlis spicata) and 

alkali-bulrush (Bolboschoenus maritimus). The waters have a constricted connection to 

San Pablo Bay and the site was historically tidal baylands.  

The Corps’ description of the pond and its surrounding wetland area is incomplete. As noted by 

Peter Baye, a local ecologist with longtime expertise in wetland identification and delineation, the 

Wetlands and Water Resources (2005) and previous biological assessments (See CVP Comments, 

Exhibits 15-17)  identified the “pond wetland-aquatic vegetation zonation” as including two 

federal Clean Water Act jurisdictional habitats that qualify as “special aquatic sites:”  

 

(a) a vegetated wetland zone composed of discrete patches of alkali-bulrush fringing low 

brackish marsh.... and more extensively distributed saltgrass high brackish marsh...  

  

(b) a submerged aquatic vegetation bed (vegetated shallows) tentatively identified by 

WWR as a linear-leaved pondweed species (Potamogeton sp.), but most likely salt-tolerant 

wigeongrass (Ruppia maritima), or possibly brackish-tolerant sago pondweed (Stuckenia 

pectinata) or mixtures. .... Ruppia colonies are frequently mistaken for “algae” by casual 

observers or inexperienced field biologists.  

 

See CVP comments, Exhibit 6, p. 1. Baye further identifies the significant impacts of filling the 

pond on rare black-crowned night herons that forage and roost there:  

Submerged aquatic vegetation beds and wetlands provide foraging habitat for 

black-crowned night herons which have recurrently roosted in the trees bordering the pond 

for over a decade. WWR observed 20 black-crowned night herons roosting or foraging at 

the pond in fall 2005, and this species is site-faithful (re-occupying preferred locations for 

roosts). [The DEIR] fails to disclose that they roost and feed there, and have done so for 

over a decade. Roosting reportedly occurs in apparently non-native riparian vegetation 

(ornamental trees) along the pond edge (WWR 2005).  

Significant impacts may occur to essential foraging and roosting habitat of site-faithful 

black crowned night herons; significant impacts are not limited to nesting sites. [The 

DEIR] fails to provide the DEIR with any basis for assessing potentially significant 

impacts to the pond foraging habitat (vegetated shallows and wetlands within wading 

depth of egrets). The regional distribution of black-crowned night heron roosting and 

foraging habitats, and the relative importance or size of the site’s roost (significance) is not 



assessed. The DEIR is completely deficient in assessment of impacts to black-crowned 

night herons and their habitat.  

 

Id, pp. 2-3.  This view is corroborated by Audubon Canyon Ranch researchers, who found that the 

loss of the wetland area could have significant impacts on the local night heron population:  

 

We are very concerned that the proposed filling and development of the wetland pond area 

behind the Best Western Corte Madera Inn would destroy a valuable wetland habitat area 

occupied by a roosting colony of Black-crowned Night-Herons. This species is one of the 

resident species of colonially nesting herons that depends on the protection of remnant 

wetlands surrounding the San Francisco Bay, such as the wetland area considered in this 

proposal. Annual results from the Southern Marin County Christmas Bird Count confirm 

that the roost site at the proposed development site is actively used by this species. 

Numerous scientific investigators have demonstrated that this species is an indicator of 

healthy wetlands (Hothem et al. 2010), and that protecting populations of such species 

aides effective management of these important habitats.  

See CVP Comments, Exhibit 13. (emphasis added.) The ARC researchers also found that 

“[c]ommunal roosting sites provide important functions needed by herons, including enhanced 

foraging access and efficiency, thermoregulatory benefits, and reduction of predation risk,’” and 

that [w]etland habitat in the San Francisco Bay Area is regionally and globally important for 

several species of wading birds, including Black-Crowned Night-Heron.” Most critically, the 

ARC researchers noted that:  

[T]he protection of individual sites such as this one contributes to a valuable variety of 

habitat alternatives needed to ensure the persistence of these birds in the region. Together, 

the protection of individual roosting sites allows birds to adjust to varying levels of 

predation pressure and disturbance, unpredictable changes in weather, and increasing 

water levels associated local flooding and sea level rise. Therefore, the loss of any active 

Black-crowned Night-Heron roost represents the incremental loss of valuable habitat that 

may contribute to cumulative impacts over more extensive areas of the San Francisco Bay 

area.  

See CVP Comments, Exhibit 13 (emphasis added.)  

Finally, the important habitat status of the pond was confirmed by the San Francisco 

Regional Water Quality Control Board, which reviewed photos of the site showing demonstrating 

submerged aquatic vegetation and concluded that “the pond is a special aquatic site that needs to 

be preserved to the maximum extent practicable.” See CVP Comments, Exhibit 14 (emphasis 

added.)  

In sum, the Corps’ notice does not provide adequate information regarding the regulatory 

status or ecological value of the pond proposed to be filled by the Developer for a luxury hotel.  

 

 



2. CEQA Review of Project to Date Including Consideration of Onsite Alternatives.  

The Corps’ notice does not disclose the substantial review process of the Project 

undergone under the California Environmental Quality Act (“CEQA”), Pub. Res. Code §§ 21000 

et seq.,  

As part of CEQA review process, the Developer has prepared two environmental impact 

reports, none of which have disclosed that the pond constitutes a special aquatic site due to its 

submerged aquatic vegetation and transitional wetland habitat valuable for wildlife.   

Further, the CEQA review process for the Project in fact identified two onsite project 

alternatives that would increase the number of hotel rooms on the site while still preserving the 

pond. These include Alternative 2: - 147-Room Hotel; Alternative 3: and Alternative 4 - 187-room 

hotel (130,326 square feet of gross floor area) and retention of the on-site pond. See CVP 

Comments, Exhibits 3A-B.  

For Alternative 2, the draft Environmental Impact Report (“DEIR”) states:  

Alternative 2 would leave the pond in its current location. A new hotel would be built on 

the remaining site area (see Figure 5-1) with an FAR of 0.52.....The hotel would include 

147 rooms in a three-story building as shown in Figure 5-1. ....The aesthetic condition and 

habitat values of the existing pond could be improved to reduce odor and safety concerns. 

Further detailed study would be conducted to determine options for improving conditions 

associated with the pond, but would most likely involve improved water circulation and 

aeration during the spring, summer, and fall months. This could possibly be achieved 

through increased hydrologic connection with the existing culvert and slide gate that 

connects to the tidally influenced drainage ditch along the west side of U.S. Highway 101, 

use of permanent spray fountains, and seasonal circulation with Lagoon No. 1. 

Reconfiguring the banks of the existing pond to create shallow terraces around the entire 

perimeter would allow for establishment of native marsh vegetation for natural filtration 

functions and could reduce the hazard posed by the existing steeply sided banks. This 

alternative would meet most of the basic project objectives as related to minimizing visual 

intrusion, serving as a community gathering place during times of emergency, providing a 

convenient hotel lobby entrance, and providing recreational facilities. (emphasis added) 

See CVP Comments, Exhibits 3A (DEIR p. 5-2) (emphasis added.) Despite the apparent feasibility 

of the 147 room Alternative 2, the DEIR goes on to state that this alternative “would not meet 

objectives related to the number of hotel rooms for both short-term and long-term 

accommodations, limiting the mass and height of the building on Tamal Vista Boulevard near 

existing residences, and eliminating the pond.” Id. (emphasis added.)  

For the 187 room Alternative 4, the Recirculated DEIR (“RDEIR”) states:  

Retaining the existing pond and establishing a minimum 20-foot-wide buffer around this 

feature would avoid the significant impacts associated with filling of the 0.64-acre of 



jurisdictional waters and would allow for substantial improvement to its current condition 

to address odor, aesthetic, and safety concerns and improve existing wildlife habitat values 

as well....Alternative 4 would require further detailed study but could include a number of 

modifications to the existing bank configuration and improved management of water levels 

and circulation. In addition, the buffer zone created under this alternative would allow for 

additional native enhancement plantings around this feature not available under the No 

Project Alternative. Increasing water circulation and aeration during the warmer months 

when anaerobic conditions develop as a result of poor water quality and higher water 

temperatures could help address the concerns about odor and aesthetic problems. With 

proper management and controls, options to be explored to improve water quality and 

circulation include using the existing culvert with slide gate to the tidally influenced ditch 

along the west side of Highway 101 and the culvert to Lagoon No. 1 for improved water 

circulation, and using spray fountains in the pond to improve aeration....To further improve 

the existing limited habitat values, the perimeter of the pond could be revegetated with 

native marsh riparian and upland plant species including substantial plantings in the upland 

20-foot buffer and adjacent areas along the cross-site roadway in this alternative.  

 

Any modifications to jurisdictional waters would require appropriate authorizations from 

regulatory agencies, including the U.S. Army Corps of Engineers, Regional Water Quality 

Control Board (RWQCB), and possibly California Department of Fish and Wildlife 

(CDFW). This would be a relatively simple process in comparison to the proposed project, 

however, given that the improvements would greatly improve existing habitat functions 

and values and could be designed as a habitat improvement and restoration program.  

 

See CVP Comments, Exhibit 3B (RDEIR, pp. 3-7-3.8) (emphases added.)  

3. CEQA Process Halted Due to Regulatory Consensus that Wetland/Pond Area 

is a Special Aquatic Site despite Developer’s Attempt to Conceal This Fact.  

During the CEQA process on the Project, citizens and community groups strongly objected 

to the Developer’s characterization of the Pond they wished to fill for their luxury hotel as a 

‘cesspool’ and visually intrusive. Finally, in response to Peter Baye’s identification of the pond as 

in fact a sensitive habitat and special aquatic site due in part to the existence of submerged aquatic 

vegetation, see CVP comments, Exhibit 6, p. 1, the Developer funded its consultants to provide a 

response on March 11, 2016, which stated:  

Mr. Baye is incorrect in his claims that the pond bottom supports a submerged perennial 

aquatic vegetation bed (SAV) and therefore qualifies as a Special Aquatic Site....The 

claims by Mr. Baye that the Draft EIR "...omits analysis of potentially significant impacts 

to the important special aquatic site resources of SAV beds... “is erroneous because the site 

does not contain SAV beds. Algal blooms are a seasonal problem with the pond and an 

indication of poor circulation, and they create anaerobic conditions as they decompose that 

limit available oxygen in the water and reduce the suitability of the pond to support aquatic 

life.  

The Developer’s consultant’s conclusion was based on a site visit on February 22, 2016, a time 



period in the winter well before submerged aquatic vegetation would have a chance to grow and be 

visible to a casual observer. Nevertheless, relying on its consultant’s conclusions, the Developer 

subsequently published an article in the local Marin Independent Journal, which asserted:   

“The independent biologist concluded that the pond is not a wetland or nesting habitat for 

birds. Specifically, the environmental report noted, ‘The lack of protective emergent 

vegetation, poor water quality, and relatively small size of the pond collectively limit the 

habitat value of this feature on the site.”  

See http://www.marinij.com/opinion/20160415/marin-voice-rebuilding-the-inn-with-an-environ-

mentally-friendly-focus.  

In response to this continued misrepresentation by the Developer and its consultants, 

concerned citizens sent photos of the submerged aquatic vegetation now visible in the pond to the 

Regional Board, which led to the Board to notify the Town of Corte Madera that the Developer’s 

characterization was in error:  

We were sent the following photographs of the pond at the Corte Madera Inn Rebuild 

Project Site.  The photographs were taken on April 13 when the water in the pond had 

been drawn down. The photographs clearly show submerged aquatic vegetation growing 

within the pond at the Corte Madera Inn Site. Based on this, the pond is a special aquatic 

site that needs to be preserved to the maximum extent practicable. As such, we plan to 

attend the Town Council meeting to inform the Council that they may be approving a 

project that we will not be able to permit under our regulations.  

See CVP Comments, Exhibit 14 (emphasis added.)
1

 

In response, on May 3, 2016, the Planning Director Adam Wolff notified the Town Council 

that based on the letter they had received from the Regional Board; the Town would be putting off 

scheduling a future hearing for the Project to an indefinite time in the future.  

Less than two weeks later, on May 16, 2016, the Corps issued its Notice of the Developer’s 

application for a 404 permit to fill the pond and its surrounding wetlands habitat.  

B. 404 Regulations and Related Requirements for Evaluating Practical Alternatives to 

Filling Wetlands. 

 

Under the Section 404 Regulations, the Corps may not permit the filling of a pond “if there 

is a practicable alternative to the proposed discharge which would have less adverse impact on the 

aquatic ecosystem.” 40 C.F.R. § 230.10(a).   

 

"An alternative is practicable if it is available and capable of being done after taking into 

consideration cost, existing technology, and logistics in light of overall project purposes." Id.§ 

                                                           
1
 See also CVP Comments pp. 7-9 for further discussion of the Developer’s mischaracterization of the pond and its 

special aquatic site status. 



230.10(a)(2). (emphasis added.)   

Further, if the activity associated with a discharge is proposed for a “special aquatic site’ and does 

not require access or proximity to or siting within the special aquatic site in question to fulfill its basic 

purpose (i.e., is not "water dependent"), “practicable alternatives that do not involve special aquatic sites 

are presumed to be available, unless clearly demonstrated otherwise.” Id. § 230.10(a)(3) (emphasis added.  

The 1990 Memorandum of Agreement Between the Department of the Army and the 

Environmental Protection Agency entitled “The Determination of Mitigation under the Clean Water Act 

Section 404(b)(1) Guidelines” further states:  

Section 230.10(a) requires that no discharge shall be permitted if there is a practicable alternative 

to the proposed discharge which would have less adverse impact to the aquatic ecosystem, so long 

as the alternative does not have other significant adverse environmental consequences. 

.....Compensatory mitigation may not be used as a method to reduce environmental impacts in the 

evaluation of the least environmentally damaging practicable alternatives for the purposes of 

requirements under Section 230.10(a). (emphases added.)  

Other regulatory guidance on the issue of how the Corps must consider whether there are practical 

alternatives to filling a wetland comes in several forms. For example, the Preamble to the Section 404 

Regulations states the following:  

[O]ur revised "water dependency" provision creates a presumption that there are practicable 

alternatives to "non-water dependent" discharges proposed for special aquatic sites. ...The mere fact 

that an alternative may cost somewhat more does not necessarily mean it is not practicable (see § 

230.10(a)(2) and discussion below). Because the applicant may rebut the presumption through a 

clear showing in a given case, no unreasonable hardship should be worked. At the same time, this 

presumption should have the effect of forcing a hard look at the feasibility of using environmentally 

preferable sites....  

What is practicable depends on cost, technical, and logistic factors. We have changed the word 

"economic" to "cost". Our intent is to consider those alternatives which are reasonable in terms of 

the overall scope/cost of the proposed project. The term economic might be construed to include 

consideration of the applicant's financial standing, or investment, or market share, a cumbersome 

inquiry which is not necessarily material to the objectives of the Guidelines. We consider it implicit 

that, to be practicable, an alternative must be capable of achieving the basic purpose of the 

proposed activity. Nonetheless, we have made this explicit to allay widespread concern. Both 

"internal" and "external" alternatives, as described in the September 18, 1979 Preamble, must 

satisfy the practicable test. In order for an "external" alternative to be practicable, it must be 

reasonably available or obtainable. However, the mere fact of ownership or lack thereof, does not 

necessarily determine reasonable availability...These waters form a priceless mosaic. Thus, if 

destruction of an area of waters of the United States may reasonably be avoided, it should be 

avoided..... If an alleged alternative is unreasonably expensive to the applicant, the alternative is not 

"practicable." (emphasis added)  



See 45 Fed. Reg. 85336 (emphases added.)  

Further, the Memorandum to the Field: Guidance on Flexibility of the 404(b)(1) Guidelines and 

Mitigation Banking (Aug. 23, 1993 – Dec. 31, 1998, Department of the Army and Environmental 

Protection Agency) (“Guidance on Flexibility”) document states:  

 

The preamble to the Guidelines also states that "[i]f an alleged alternative is unreasonably 

expensive to the applicant, the alternative is not, 'practicable.'" Guidelines Preamble, "Economic 

Factors", 45 Federal Register 85343 (December 24, 1980).... It is important to emphasize, however, 

that it is not a particular applicant's financial standing that is the primary consideration for 

determining practicability, but rather characteristics of the project and what constitutes a 

reasonable expense for these projects that are most relevant to practicability determinations. The 

burden of proof to demonstrate compliance with the Guidelines rests with the applicant; where 

insufficient information is provided to determine compliance, the Guidelines require that no permit 

be issued. 40 CFR 230.12(a)(3)(iv). (emphasis added)  

 

C.  Application of Section 404 Regulations to the Proposed Project.  

Under the 404 Regulations, an alternative is “practicable if it is available and capable of being done 

after taking into consideration cost, existing technology, and logistics in light of overall project purposes." 

40 C.F.R. § 230.10(a)(2).  As noted by a leading publication on the Regulations:  

 

The determination of what constitutes an unreasonable expense should generally consider whether 

the projected cost is substantially greater that the costs normally associated with the particular 

type of project, not the financial circumstances of the applicant. Debates over the issue of cost often 

revolve around specific issues of capital costs, operating costs, and funds committed to the project 

before the permit was issued. As described above, applicants may not limit the scope of the 

alternatives analysis by spending money on their proposed site and then asserting that alternatives 

are not feasible. Increases in costs do not necessarily render an alternative infeasible. An alternative 

that increases costs so as to preclude construction of a project (e.g., would render the project 

uneconomical) would not normally be feasible. 

  

See Environmental Law Institute, “The Federal Wetland Permitting Program: Avoidance and 

Minimization Requirements,” March 2008, p. 10 ((emphasis added.) See also Guidance on Flexibility,  

p. 6 (“It is important to emphasize, however, that it is not a particular applicant's financial standing that is 

the primary consideration for determining practicability, but rather characteristics of the project and what 

constitutes a reasonable expense for these projects that are most relevant to practicability determinations.”)  

 

Here, the CVP Comments and accompanying Feasibility Evaluation clearly demonstrate the 

practical feasibility of maintaining a profitable hotel on the Project site, whether as a hotel with the same 

number of or moderate increase in room number.  Indeed, the Feasibility Evaluation notes:  

[T]he best comparable and direct competition on all metrics, for a new hotel, is probably the 

Marriott Courtyards Inn at Larkspur Landing, which is only 1.7 miles north on Highway 101. The 

Hotel Acqua, located at Highway 101, in Mill Valley, would also remain a competitor mostly due 

to its unique waterfront location, and its highway visibility and access. Our telephone interview 

with management of both the Marriott Courtyards at Larkspur Landing and the Hotel Acqua 



indicated that they currently enjoy high demand and a high occupancy rate, year round (greater than 

80% occupancy).  

See Feasibility Evaluation, p. 4. The Hotel Acqua has 48 rooms. The Marriott Courtyards Inn at 

Larkspur Landing has 147 rooms, precisely the same number of rooms evaluated as an alternative 

(Alternative 2) in the DEIR that would preserve the pond on the Project site.   

As demonstrated in the EIR’s Alternatives’ analyses for the Project, there are at least two 

alternatives that would meet the overall project purpose as defined by the Corps constructing a new hotel 

on the site with a greater number of rooms. See Corps’ Notice, p. 1 (project purpose identified as “to build 

additional commercial hotel rooms in the southern area of Marin County.”)
2

 

Here, the EIR’s prepared in the CEQA process emphasize that both the 147 room and 187 room 

onsite hotel options that would retain the pond are feasible. See CVP Comments, Exhibits 3A 

B. Moreover, the EIRs go out of their way to clarify that the ecological, aesthetic and even market values 

(as an attraction for hotel visitors) of the pond could be greatly improved with feasible and proven 

restoration measures that have been effective in other similar jurisdictions:  

It should be noted that there may be ways to improve the overall water quality and habitat value of 

the pond through better water circulation, native revegetation, and re-landscaping around the 

entire feature that could be incorporated into this alternative. Creating a shelf or terrace around 

most of the existing pond by importing fills and regrading the perimeter to support wetland 

vegetation (like the small area of native vegetation at the northern end of the existing pond) would 

greatly improve habitat values and aesthetics and would probably reduce odor problems, One or 

two fountains could be added to improve aeration, which would improve the odor problems as well. 

Such systems have been created in Foster City and Aquatic Park in Berkeley, which all point to 

improved water circulation to improve pond health and aesthetics.  

DEIR, p. 5-1, fn. 1.  

 

The 404 Regulations and accompanying regulatory interpretative guidelines emphasize that the 

appropriate barometer for financial feasibility and practicality must be based on what is feasible within the 

industry, not simply what may be desired by a particular developer of a project. Here, the Feasibility 

Evaluation demonstrates that any hotel on the Project site will be feasible and profitable, including both of 

the alternatives considered in the Town’s CEQA process that preserves the pond onsite as a natural 

environmental amenity for guests and local citizens.  

The 404 Regulations also state that if the activity associated with a discharge is proposed for a 

“special aquatic site’ and is not "water dependent," “practicable alternatives that do not involve special 

aquatic sites are presumed to be available, unless clearly demonstrated otherwise.” 40 C.F.R. § 

230.10(a)(3) (emphasis added.)  

In this case the Developer has completely failed to meet its burden that there is no practical 

                                                           
2
 As noted in the CVP Comments, this project purpose statement is itself problematic. Here, there has been no finding or 

determination that a hotel of the same size and with the same number of rooms would not be a practicable and feasible 
alternative given that the existing hotel has been running successfully for decades, on the site. 



alternative to filling the pond. Indeed, according to the Project Notice (p. 2), the Developer has submitted a 

review of off-site alternatives but no on-site alternatives or accompanying analysis as of the date of the 

Notice:  

The off-site alternatives consist of 8 sites in Marin County with similar settings to the proposed 

project site. These were analyzed for environmental constraints, physical conditions and size, 

infrastructure requirements, consistent land use and availability/land costs. Four sites were 

identified in Corte Madera, three in San Rafael, and one in Larkspur.  

The Developer’s failure to meet its burden here is particularly noteworthy given that the need to examine 

the feasibility of onsite alternatives was raised over a year ago in the Regional Board’s earlier comment 

letter from January 2015:  

Because the EIR only evaluates one alternative that avoids filling the pond and does not indicate 

that it will be implemented moving forward, the only permitable alternative (i.e., the LEDPA) may 

not have been included in the EIR. To rectify this situation, we recommend evaluating additional 

alternatives that avoid filling the pond, including, but not limited to: (1) renovating the existing 

hotel; (2) using a multi-story garage and shifting the position of the hotel to avoid the pond; (3) 

reducing the number of units to reduce the footprint of the hotel thereby avoiding the pond; (4) 

altering the types of rooms offered by the hotel to reduce the footprint thereby avoiding the pond; 

and (5) eliminating or reducing the size of some of the amenities offered by the hotel.  

The Developer’s subsequent consideration of additional onsite alternatives (Alternatives 2 & 4) in the 

CEQA process raises the further question of why the Developer’s subsequent application for a 404 permit 

is limited to only offsite alternatives, particularly given the clear priority and importance given to this issue 

in the regulations, as discussed above. See 40 C.F.R. § 230.10(a).  

 

D. Procedural Issues for Public Review.  

The Corps’ Notice and public review in this case raises two concerns that do not appear to be 

addressed in the Notice.   

 

First, as discussed, the main issue for the Corps’ decision on the 404 permit issuance is whether 

there is a practical onsite alternative for operating a hotel while also preserving the pond as an 

environmental and local amenity on the site.  However, here the public is being asked to review this 

proposal without information about why the Developer believes there is no practical alternative. Instead as 

discussed above, the Corps’ Notice dated April 16, 2016 refers only to the Developer’s submission of an 

offsite alternatives analysis dating back to 2014.  The Notice goes on to state:  

An evaluation pursuant to the Guidelines indicates the project is not dependent on location in or 

proximity to waters of the United States to achieve the basic project purpose. This conclusion raises 

the (rebuttable) presumption of the availability of a less environmentally damaging practicable 

alternative to the project that does not require the discharge of dredged or fill material into special 

aquatic sites. The applicant has been informed to submit an analysis of project alternatives to be 

reviewed for compliance with the Guidelines. (emphasis added.)  

This approach by the Corps undermines the entire function of public review in that the public is being 



asked to provide commentary on the feasibility of onsite options for the future hotel, without being
provided any analysis of project alternatives thatthe Developer will presumably submit once the public
comment period is closed.

Second, a related problem arises with respect to the Corps' legal obligation to review the potential

impacts of issuing a 404 permit to fill the pond in compliance with the National Environmental Policy Act
("NIEPA"). As the Corps is aware, NEPA review requires the agency to include a careful consideration of
project alternatives that can meet the project purpose as part of its evaluation. See 42 U.S.C. $$ 4332(C) &
G); a0 C.F.R. 1508.9(b.); Native Ecosystems Council v. Dombeck,304 F.3d 886, 895-896 (gth Cir. 2002.)
Muckleshoot Indian Tribe v. United States Forest Serv.,177 F.3d 800, 810 (fth Cir. 1999).

Here, the Corp's Notice simply states:

USACE has made a preliminary determination that the project neither qualifies for a Categorical
Exclusion nor requires the preparation of an Environmental Impact Statement for the purposes of
NEPA. .... The frnal NEPA analysis will normally address the direct, indirect, and cumulative
impacts that result from regulated activities within the jurisdiction of USACE and other
non-regulated activities USACE determines to be within its purview of Federal control and

responsibility to justifu an expanded scope of analysis for NEPA purposes. The final NEPA
analysis will be incorporated in the decision documentation that provides the rationale for issuing
or denying a Department of the Army Permit for the project.

We do not agree that this Project to fill in one of the last remnant ponds in the Corte Madera area does not
require the preparation of an EIS, or that no public review of the Corps' proposed NEPA analysis -
including its examination of altematives - is warranted. Instead, if the Corps proposes to issue a 404 permit
for this Project, it must circulate a draft environmental review document under NEPA and consider public
comments on cumulative impacts and alternatives prior to making any final decision.

Very truly yours,

Michael W. Graf







































EXHIBIT 2  

CV Robert Silvestri 

Mr. Silvestri the founder of Community Venture Partners, Inc. and the creator of the Marin Post. 

He is a licensed architect (CO 1986-Present), is NCARB certified and holds a Bachelors of 

Architecture with honors from the Cooper Union School of Architecture in New York City. In 

his career, he has been a member of the American Institute of Architects and National 

Association of Realtors, and a number of national environmental organizations. 

Bob has dedicated the past 2 decades to community service and charitable and philanthropic 

work in Marin County, California, where he resides. 

In his career, Bob has been extensively involved in the design, planning and real estate 

development. In 1980 he founded Tiburon Group which offered architecture, planning and 

affordable housing development services, financial underwriting and real estate brokerage 

services and participated in a variety of real estate partnerships and investments. Tiburon Group 

helped develop approximately 2,000 units of Section 8 affordable housing using low income 

housing tax credit financing. Tiburon Group has also acted as a real estate investment advisor to 

private, corporate and institutional clients.  

Bob has published Op-Ed pieces and commentary in local newspapers and online journals about 

sustainable local planning and affordable housing solutions. His writings include the recently 

published book, "The Best Laid Plans: Our Planning and Affordable Housing Challenges in 

Marin." Bob has served on planning advisory committees and been active in local community 

affairs in Mill Valley since 1993. In 2007, he published "The Miller Avenue Alternative 

Analysis," a comprehensive land use study to help the City identify affordable housing and 

commercial development opportunities using an innovative market responsive approach. 

REAL ESTATE DEVELOPMENT / ARCHITECTURE CV 
   

TIBURON GROUP, INC. – PRESIDENT / CEO: REAL ESTATE DEVELOPMENT: (1980–2003).  

 

Managing partner of LLC affiliates: Land development, multifamily residential development, and single 

family land development. 

 

 Property selection and evaluation, site inspection, financial proforma and financial feasibility 

analysis. 

 Coordination, preparation and review of legal, survey issues, title and partnership agreements, 

purchase, acquisition, contract negotiation and closing. 

 Partnership / LLC representation with local, state and federal government agencies. 

 Coordination of short term and long term financing, including bond sales, bridge financing and 

permanent funding commitments. 

 Hiring, coordination and management of engineers, soils and environmental studies, architects, 

surveyors and general contractors, property managers and other service providers (title 

companies, attorneys, etc.). 

 Bidding, bid coordination and contract coordination. 

http://marinpost.org/
http://www.amazon.com/The-Best-Laid-Plans-Affordable/dp/1480144428/ref=tmm_pap_title_0/179-7320590-1689344
http://www.amazon.com/The-Best-Laid-Plans-Affordable/dp/1480144428/ref=tmm_pap_title_0/179-7320590-1689344


 Construction management and oversight, cost accounting oversight, payments approvals, change 

orders, inspection walk-throughs, substantial completion and certificate of occupancy reviews. 

 Coordination with local building agencies, zoning and planning departments, and HUD field 

officers and housing agencies. 

 Monitoring of bonding, insurance, warranties, final cost certification and related items. 

 Construction monitoring, Clerk of the Works duties and reporting. 

 Coordination with property management entities and sales/marketing staff. 

 Marketing planning and implementation.  

CLIENT LIST: 

 ARAPAHOE, LTD. - Real estate development, Baltimore, MD 

 BENTON MORTGAGE COMPANY – Multifamily Coinsurer / mortgage, Knoxville, TN 

 BOSTON FINANCIAL GROUP - Tax Credit Syndication, Boston, MA 

 CITY OF VICTORIA, TEXAS - Affordable Housing Analysis 

 COLUMBIA SAVINGS - Savings and Loan, Denver, CO 

 CONAM - Property management, Las Vegas, NV 

 COVIA CORPORATION / UA Airlines - Computer distributor, Denver, CO 

 GOLD CROWN MANAGEMENT CO. - Property management, Denver, CO 

 GRAISTONE REALTY ADVISORS –RTC asset managers, Ft. Lauderdale, FL 

 LA SALLE PARTNERS – Real estate asset management, Chicago, IL 

 LEINBACH COMPANY - Real estate development, Tulsa, OK 

 MASHBURN ENTERPRISES – Real estate development, Oklahoma City, OK 

 MILLER & SCHROEDER FINANCIAL – Muni bond underwriters, Minneapolis, MN 

 PACIFIC UNION VENTURES - Real estate development, San Francisco, CA 

 PCA/ALLIANCE - Property Company of America and General Capital Corporation, Tulsa, OK 

 PHILIPS DEVELOPMENT CORP. - Real estate development, Denver, CO 

 RSF VENTURES, LLC - Real Estate Development, Denver, CO 

 STRIKER PETROLEUM CORP. – Land subdivision sales, Denver, CO 

 THE BROE COMPANIES - Property management, San Diego, CA 

 THE ROSS GROUP - Property management, Denver, CO 

 TIMBERLAND INVESTMENT CO. - Real estate development, Evergreen, CO 

 WEINSTOCK BELL - Real estate development, Los Angeles, CA 

 WESTCLIFF SEVEN, LTD. - Land Development, Denver, CO 

 WESTLAND PROPERTIES - Real estate development, Denver, CO 

 

DEVELOPMENT RELATED SERVICES (1986 – 2002) 

DEVELOPMENT & DESIGN REVIEW (1986-1992):  Chairman of the Castle Pines 

Development Company Homeowner's Association Design Review Board.  Chairman of the 

Regulations Subcommittee: revision of the Development Guide, Homeowner's Association 

Development Handbook and regulations. Castle Pines Village is a 1500 luxury home 

development with 2 PGA Championship Golf Courses, located 30 minutes southeast of Denver. 

 

 



REHAB SYSTEMS, INC. (1988–1991):  Rehab Systems, Inc., a subsidiary of Tiburon Group, 

Inc., provided technical assistance in multifamily renovation to private developers and Public 

Housing Agencies.  The company's proprietary computer database and analysis software tools 

allowed users to better control the costs and the progress of complex substantial rehabilitation 

projects. Successfully implemented the renovation of approximately 1,500 multifamily housing 

units, under various HUD and FHA financing programs.  The software programs were specially 

written to interface and correlate HUD/FHA cost formats with AIA MasterSpec formats for the 

purposes of cost estimating. Services included scope of work analysis, construction cost 

estimating and preparation of construction documentation for bidding.  

PEAK FINANCIAL SERVICES  (1988-1989):  Peak Financial, a subsidiary of Tiburon Group, 

Inc., provided mortgage consulting, financial underwriting and correspondence services on 

approximately $25,000,000 in FHA coinsured multifamily loans (221d4 and 223f).  Services 

consisted of underwriting proforma and feasibility, applications, structuring of loan fees and cash 

requirements, partnership coordination of the sale of GNMA bonds, lender communications, 

owner's representative in application for Low Income Housing Tax Credits, and tax credit 

syndication sales with Boston Financial and Paine Webber Financial. 

LICENSED REAL ESTATE BROKERAGE, SALES & MARKETING (1984-2002):  

Residential single family home sales as listing brokers and buyer’s brokers, multifamily property 

acquisitions, land sales, subdivision sales and marketing.  

CONSTRUCTION MANAGEMENT SERVICES: Project workout and construction management 

services: 

 

 ELMWOOD/DEL MAR APARTMENTS (1989) - 96 Unit substantial rehabilitation, Aurora, CO 

 FOX RUN APARTMENTS (1988) - 150 Unit substantial rehabilitation, Victoria, TX 

 SPRING HILL APARTMENTS (1988) - 127 Unit substantial rehabilitation, Casper, WY 

 SIERRA POINTE APARTMENTS (1987) - 160 Unit substantial rehabilitation, Las Vegas, NV 

 

RESIDENTIAL DESIGN / BUILD SERVICES:  

 

 JANOV RESIDENCE (1976) - 1,500 SF addition, Beverly Hills, CA 

 ELKIND RESIDENCE (1982) - 10,000 SF custom residence, Cherry Hills Village, CO 

 NICHOLSON RESIDENCE (1976) – Renovation, Beverly Hills, CA 

 BLACK RESIDENCE (1975) - 7,000 SF historic renovation, Hancock Park, CA 

 BRANDO RESIDENCE (1976) – Interior and property renovation, Beverly Hills, CA 

 MARTIN RESIDENCE (1981) - 2,000 SF addition, Evergreen, C                             

 PHILLIPART RESIDENCE (1979) - 1,500 SF addition Evergreen, CO 

 ROBINSON RESIDENCE (1979) - 3,500 SF custom residence, Evergreen, CO 

 WEBSTER RESIDENCE (1980) - 4,500 SF custom residence, Evergreen, CO                   

ARCHITECTURE & DESIGN SERVICES: (1977-1994): Residential and commercial design, 

planning and development related services: public agency presentation, code and zoning analysis, land 

planning, site planning, construction cost analysis, architecture and interior design, bid coordination, 

contract negotiations and construction supervision. 

ARCHITECTURE - SINGLE-FAMILY: (1975–1992): Architect of record / construction 

management; custom residences and renovations. 



 

 BENNETT RESIDENCE (1980) - 6,000 SF custom residence, Evergreen, CO 

 BLINDER RESIDENCE (1986-87) - 12,000 SF custom residence, Cherry Hills, CO                  

 EVERGREEN MEADOWS HOUSES (1978) - (2) 1,500 SF spec. residences, Evergreen, CO 

 SHWAYDER RESIDENCE (1988-89) - 11,000 SF custom residence, Lakewood, CO  

 GUN CLUB HOUSES (1980) - (2) 3,500 SF spec. residences, Aurora, CO 

 HAWKINS RESIDENCE (1979) - 5,200 SF custom residence, Evergreen, CO 

 TOWNE RESIDENCE (1977) 3,500 SF historic Rindge house renovation, Malibu, CA 

 KNOEBEL RESIDENCE (1986) - 5,500 SF addition, Cherry Hills Village, CO                 

 LANIER RESIDENCE (1990-92) - 10,000 SF new construction, Denver, CO        

 LAURITA RESIDENCE (1991-92) - 4,000 SF new construction, Evergreen, C                 

 PFISTER RESIDENCE (1986) - 5,000 SF custom residence, Larkspur, CO                                   

 SCOTT RESIDENCE (1978) - 4,200 SF custom residence, Evergreen, CO 

 WAHRMAN RESIDENCE (1989) - 1,800 SF addition, Los Angeles, CA      

 BEATTY RESIDENCE (1975-77) - 11,000 SF custom residence Beverly Hills, CA,  Project 

Architect / Construction manager under Tim Vreeland FAIA. 

 WELLS RESIDENCE (1983) - 5,500 SF custom residence, Cherry Hills Village, CO 

 WINN RESIDENCE (1987) - 3,500 SF renovation. Red Mountain, Aspen, CO         

 

ARCHITECTURAL SERVICES - RESIDENTIAL: (1980-1993) Architecture, design and 

development consulting services to contractors and developers of single family and multifamily 

development. 

 

 CARINTHIA, R.D. – Custom homebuilder, Denver, CO                                                      

 FIDELITY CASTLE PINES - Land developer, Denver, CO 

 HALLMARK HOMES – Custom homebuilder, Denver, CO 

 KUROWSKI DEVELOPMENT – Custom homebuilder, Denver, CO 

 LEXUS HOMES – Custom homebuilder, Denver, CO                                    

 NELSON – Private residence, Tulsa, OK                                                                                          

 NEWCASTLE CONSTRUCTION CO. – Custom homebuilder, Denver, CO            

 

ARCHITECTURE - MULTI-FAMILY: 

 

 AURORA EAST APARTMENTS (1987) - FHA Inspecting Architect / Clerk of the Works, 125 

Unit rehab, Aurora, CO 

 CITRUS VILLAS APARTMENTS (1988) - Consulting Architect, 35 Unit rehab, San Diego, CA 

 ELMWOOD/DEL MAR APTS (1989-92) - Architect /Partner, 96 Unit rehab, Aurora, CO. 

 FOX RUN APARTMENTS (1988-92) - Architect /Partner, 150 Unit rehab, Victoria, TX  

 INDIAN SPRINGS APARTMENTS (1986) – Constr. Supervision,  400 Unit rehab, Tulsa, OK 

 LAFAYETTE ST. CONDOMINIUMS (1986) – Architect, 32 luxury condo units, Denver, CO 

 MANOR HOUSE/NORTH TRACE (1988) - Architect /Partner, 158 Unit rehab, Richland, WA 

 PEACH EMERALD MANOR APTS (1988) - Consulting Architects, 40 Unit rehab, San Diego, 

CA 

 RENAISSANCE APARTMENTS (1989-92) - Architect, 100 Unit renovation, Austin, TX 

 SIERRA POINTE APARTMENTS (1987-89) – Constr. Mgmt., 160 Unit rehab, Las Vegas, NV 

 SIERRA VISTA APARTMENTS (1986-87) - Architect, 209 Unit rehab, Denver, CO 

 SPRING HILL APARTMENTS (1988-92) - Architect/Partner, 127 Unit rehab, Casper, WY  

 WINDSOR COURT APARTMENTS (1987-88) – Architect,144 Unit rehab, Aurora, CO 



 

ARCHITECTURE – COMMERCIAL: 

 

 BROADWAY WATER WORKS (1987) - Architect, Full service car wash, Denver, CO       

 MARINA POINTE (1986) - Architect 25,000 SF office building - Littleton, CO 

 THE PRIMAL INSTITUTE (1977) - Design/Build, Commercial renovation, Los Angeles, CA 

 

ADDITIONAL DESIGN / DEVELOPMENT EXPERIENCE:  Architectural design / project 

management: 

 

 DAY CARE CENTERS (1971) - (2) 5,000 SF Community Center Day Care Centers, New York, 

N.Y., Developed for the New York Department of Social Services, Project designer for Frank 

Williams and Associates, Architects, FAIA. 

 FORT GREEN PARK PLAYGROUND (1972) - Playground design for NYC Department of 

Parks & Recreation; Brooklyn, NY. 

 PLANTATION GREEN CONDOMINIUMS (1973) - 475 Unit condominium, new construction, 

Plantation, FL, Architectural Associate/Project Manager for Frank Williams & Associates, 

Architects, FAIA. 

 SUNRISE APARTMENTS (1974-75) - 375 Unit apartment - new construction, Sunrise, FL, 

Project Manager for Frank Williams & Associates, Architects, FAIA. 

 THE BEVERLY APARTMENTS (1979) - 40 Unit apartment renovation, Beverly Hills, CA, 

Project Manager for Tim Vreeland FAIA at Kamnitzer Marks Lappin & Vreeland, Architects. 

 ENVIRONMENTAL TASK FORCE & DOCUMENTARY WORKSHOP (1972) - City Planning 

Study for the City of Lockport, New York, in association with Lawrence Halprin & Associates 

and Hardy Holzman & Pfiefer Architects, New York City, NY. 

 

EDUCATION 
 Bachelor of Architecture (1971) - The Cooper Union School of Architecture, New York, N.Y. 

 

FELLOWSHIPS & AWARDS 
 Arthur Wolf Design Excellence Award (1969,1971) 

 Graham Foundation of Chicago: Fellowship in Urban Studies (1972) 

 National Council on the Arts: Travelling Fellowship (1970) 

 

ASSOCIATIONS 

 AIA Committee on Education - Member (1970-1972) 

 American Institute of Architects - Member (1986-1992) 

 Environmental Defense Fund (1968-1988); Benefactor (1989 -1992) 

 National Association of Industrial and Office Parks - Member (1989-1992) 

 National Association of Realtors - Member (1985-1992) 

 

LICENSES & CERTIFICATIONS 

 Licensed Real Estate Broker (1998-2003); Colorado #24907 

 Licensed Real Estate Sale; California (1993-2001) 

 NCARB Certified; (current) Certificate No. 34,887 

 Registered Architect; (current) Colorado #B2277 
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5. ALTERNATIVES 

The State CEQA Guidelines (Section 15126.6) require that an EIR describe and evaluate the 
comparative merits of a range of reasonable alternatives to the project, or to the location of the 
project, that could feasibly attain most of the basic objectives of the project. The CEQA Guidelines 
further require that the discussion focus on alternatives capable of avoiding or substantially 
lessening any of the significant effects of the project, including the “No Project” Alternative. 
Furthermore, if the environmentally superior alternative is the “No Project” Alternative, the EIR 
must also identify an environmentally superior alternative from among the other alternatives.  

The project objectives are discussed in Chapter 3, Project Description. This discussion will focus 
on alternatives that could address potentially significant impacts. The EIR identifies potentially 
significant impacts that can be reduced to a less-than-significant level with implementation of 
mitigation measures.  

Three alternatives are evaluated in this section: 
 Alternative 1: No Project (Existing 110-Room Hotel) 
 Alternative 2: Alternative with Retention of the Pond and FAR of 0.52 (147-Room Hotel) 
 Alternative 3: Alternative with Filling in Pond and Limit of 0.34 FAR (111-Room Hotel) 

5.1 SUMMARY OF ALTERNATIVES  

ALTERNATIVE 1: NO PROJECT (EXISTING 110-ROOM HOTEL) 

The No Project Alternative would leave the site in an unchanged condition from its existing use. 
The existing 110-room hotel would remain on the site, as would the existing 8,826-square-foot 
restaurant and 188 parking spaces. The access points and existing conference space would 
remain unchanged. A total of 52 to 60 fulltime equivalent (FTE) employees would continue to be 
located on the site. The pond would remain unchanged, and no landscaping on the site would be 
altered. The existing swimming pool would remain on the site. 

This alternative would not meet the project objectives related to having a dual-branded hotel and 
providing upgrades to the hotel to meet current market demand for a mid/upper-scale hotel. This 
alternative would also not meet the objective of providing extended-stay accommodations, 
improving safety at the Madera Boulevard auto entrance, and eliminating the pond for aesthetic, 
odor, and safety reasons. 1 New additional conference space would not be provided and energy 
efficiency/water conservation measures would not be implemented.  

                                                           
1 It should be noted that there may be ways to improve the overall water quality and habitat value of the pond 

through better water circulation, native revegetation, and re-landscaping around the entire feature that could be 
incorporated into this alternative. Creating a shelf or terrace around most of the existing pond by importing fills and 
regrading the perimeter to support wetland vegetation (like the small area of native vegetation at the northern end of the 
existing pond) would greatly improve habitat values and aesthetics and would probably reduce odor problems, One or 
two fountains could be added to improve aeration, which would improve the odor problems as well. Such systems have 
been created in Foster City and Aquatic Park in Berkeley, which all point to improved water circulation to improve pond 
health and aesthetics. 
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ALTERNATIVE 2: ALTERNATIVE WITH RETENTION OF POND AND FAR OF 0.52 

(147-ROOM HOTEL) 

Alternative 2 would leave the pond in its current location. A new hotel would be built on the 
remaining site area (see Figure 5-1) with an FAR of 0.52. While the proposed project has an FAR 
of 0.55, certain constraints related to height, landscaping, parking, and circulation requirements 
would limit the FAR of this alternative to 0.52. The hotel would include 147 rooms in a three-story 
building as shown in Figure 5-1. The hotel would be oriented with the majority of the building 
fronting Tamal Vista Boulevard. It would include the same amount of conference space as the 
proposed project (i.e., 3,600 square feet). Similar amenities to the proposed project would be 
provided such as a fitness room, business center, and swimming pool. Trees would also be 
removed for this alternative, but the exact number has not been identified.  

The aesthetic condition and habitat values of the existing pond could be improved to reduce odor 
and safety concerns. Further detailed study would be conducted to determine options for improving 
conditions associated with the pond, but would most likely involve improved water circulation and 
aeration during the spring, summer, and fall months. This could possibly be achieved through 
increased hydrologic connection with the existing culvert and slide gate that connects to the tidally 
influenced drainage ditch along the west side of U.S. Highway 101, use of permanent spray 
fountains, and seasonal circulation with Lagoon No. 1. Reconfiguring the banks of the existing 
pond to create shallow terraces around the entire perimeter would allow for establishment of native 
marsh vegetation for natural filtration functions and could reduce the hazard posed by the existing 
steeply sided banks.  

This alternative would meet most of the basic project objectives as related to minimizing visual 
intrusion, serving as a community gathering place during times of emergency, providing a 
convenient hotel lobby entrance, and providing recreational facilities. However, it would not meet 
objectives related to the number of hotel rooms for both short-term and long-term 
accommodations, limiting the mass and height of the building on Tamal Vista Boulevard near 
existing residences, and eliminating the pond. 

ALTERNATIVE 3: ALTERNATIVE WITH FILLING IN POND AND LIMIT OF 0.34 FAR 

(111-ROOM HOTEL) 

Alternative 3 would include filling of the pond and reducing the size of the hotel building from the 
0.55 FAR of the proposed project to an FAR of 0.34 as allowed by current zoning. The result would 
be a 111-room hotel in a three-story building, proving one more hotel room than currently provided. 
The hotel would be “L” shaped, with one wing facing the highway and the other facing Madera 
Boulevard as shown in Figure 5-2.  

The same amount of conference space would be provided as for the proposed project (i.e., about 
3,600 square feet). Amenities such as swimming pool, business center and fitness room would be 
provided, similar to the proposed project. While a total of 398 parking spaces are shown in Figure 
5-2, only 115 spaces would be required. Thus, there is an opportunity to include more on-site 
landscaping than has been shown in Figure 5-2.  
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Figure 5-1

ALTERNATIVE 2: ALTERNATIVE WITH RETENTION OF POND AND FAR OF 0.52

SOURCE: Reneson Hotels, Inc. 2014



Figure 5-2

ALTERNATIVE 3: ALTERNATIVE WITH LIMIT OF 0.34 FARSOURCE: Reneson Hotels, Inc. 2014
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This alternative would not meet the project objectives related to the number of hotel rooms for both 
short-term and long-term accommodations, meeting the market demand and providing economic 
stability to the project. However, it would meet the objectives as related to maximizing energy 
efficiency; providing recreational facilities; providing conference space; providing improved 
circulation; increasing water quality; serving as a community gathering space during emergencies; 
minimizing visual intrusion on adjacent residential neighborhood; and eliminating the pond for a 
variety of reasons.  

5.2 IMPACTS OF ALTERNATIVES 

This section summarizes the impacts of each alternative as compared to the proposed project. 
When impacts are similar to the proposed project, this is called out. A comparison of the 
alternatives to the proposed project is provided in Table 5-1. 

ALTERNATIVE 1: NO PROJECT  

Aesthetics 

This alternative would leave the site unchanged. No additions to building height would occur and 
the image of the site from nearby roads such as Madera Boulevard and Tamal Vista Boulevard 
would remain unchanged. No trees would be removed as would occur with the proposed project, 
and no new landscaping would occur on the site. No changes to views across the site from off-site 
locations would occur under this alternative.  

Air Quality 

No demolition of buildings or construction of new structures would occur under this alternative. 
Therefore, there would be no criteria pollutant emissions related to construction activity and the 
project’s mitigated-to-less-than-significant construction period impacts would be eliminated under 
this alternative. There would be no new operational emissions, and existing air emissions would 
continue. 

Biological Resources 

The alternative would avoid the significant impacts of the project associated with filling of the 
proposed pond and removal of trees of regulated size under Chapter 15.50 of the Town’s Municipal 
Code. Potential adverse impacts on nesting birds and the remote possibility of disturbance to 
roosting bats would also be avoided under this alternative. Therefore, the project’s impacts would 
be avoided under this alternative. 

There remains a possibility that the existing pond could be modified under this alternative to 
improve its water quality, aesthetic, and habitat values. This would require further detailed study, 
but could include a number of modifications to the existing bank configuration and improved 
management of water levels and circulation. Increasing water circulation and aeration during the 
warmer months when anaerobic conditions develop as a result of poor water quality and higher 
water temperatures could help address the concerns about odor and aesthetic problems. With 
proper management and controls, options to be explored to improve water quality and circulation   
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TABLE 5-1 COMPARISON OF IMPACTS OF PROJECT ALTERNATIVES (AFTER MITIGATION) 

Environmental Issue Area 

PP 

Proposed 

Project 

ALT 1 

 

No Project 

ALT 2 

Retention of 

Pond 

ALT 3 

 

FAR of 0.34 

Aesthetics LTS LTS- LTS+ LTS- 

Air Quality LTS LTS- LTS LTS 

Biological Resources LTS LTS- LTS- LTS+ 

Cultural Resources LTS LTS- LTS- LTS 

Geology and Soils LTS LTS- LTS LTS 

Greenhouse Gas Emissions LTS LTS- LTS LTS 

Hazards and Hazardous Materials LTS LTS- LTS LTS 

Hydrology and Water Quality LTS LTS- LTS LTS- 

Land Use and Planning LTS LTS- LTS- LTS- 

Noise LTS LTS- LTS+ LTS- 

Public Services LTS LTS LTS LTS 

Transportation/Traffic LTS LTS- LTS LTS 

Utilities and Service Systems LTS LTS LTS LTS 

Energy LTS LTS LTS LTS 

Notes: PP = Proposed Project 

 ALT 1 = No Project Alternative 

 ALT 2 = Alternative with Retention of the Pond and FAR of 0.52 

 ALT 3 = Alternative with FAR of 0.34 

 + = Greater adverse impact than proposed project 

- = Lesser adverse impact than proposed project 

FAR = Floor Area Ratio 

Source: A. Skewes-Cox, 2014.  

include using the existing culvert with slide gate to the tidally influenced ditch along the west side of 
Highway 101 and the culvert to Lagoon No. 1 for improved water circulation, and use of spray 
fountains in the pond to improve aeration. Reconfiguring the steeply sided banks around the pond 
to create a shallow terrace would allow for establishing native marshland vegetation around the 
entire feature, improving existing wildlife habitat and aesthetic values, and reducing the risk posed 
to visitors from the steep banks. The perimeter of the pond could be revegetated with native marsh 
and upland plant species to further improve the existing limited habitat values. Any modifications to 
jurisdictional waters would require appropriate authorizations from regulatory agencies, including 
the U.S. Army Corps of Engineers (Corps), Regional Water Quality Control Board (RWQCB), and 
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California Department of Fish and Wildlife (CDFW). However, this would be a relatively simple 
process given the improvements would greatly improve existing habitat functions and values, and 
could be designed as a habitat improvement and restoration program.  

Cultural Resources 

Impacts of this alternative on built-environment historical resources would be comparable to those 
of the project because this alternative would not cause a substantial adverse change in the 
significance of a resource that is listed in, or eligible for listing in, the California Register of 
Historical Resources. 

No ground-disturbing activities would occur under this alternative. Therefore, there would be no 
potential to affect archaeological resources, paleontological resources, or human remains interred 
outside of formal cemeteries. Thus, the proposed project's impacts on cultural resources would be 
eliminated under this alternative. 

Geology and Soils 

No new structures would be built under this alternative. Therefore, there would be no potentially 
significant impacts created related to seismic and geologic hazards under this alternative, including 
hazards related to ground shaking, seismic-related ground failure, lateral spreading, slope 
instability, and differential and total settlement. Therefore, the project’s impacts would be avoided 
under this alternative. 

Greenhouse Gas Emissions 

No demolition of buildings or construction of new structures would occur under this alternative. 
Therefore, there would be no greenhouse gas emissions related to construction activity. There 
would be no new operational greenhouse gas emissions, and existing emissions of greenhouse 
gases would continue. 

Hazards and Hazardous Materials 

No demolition of buildings would occur under this alternative. Therefore, there would be no 
potentially significant impacts related to emissions of lead, asbestos, or other hazardous materials 
during building demolition under this alternative, and no potential for these hazardous materials to 
affect nearby hazardous receptors, including schools. Therefore, the project’s impacts would be 
avoided under this alternative. 

Hydrology and Water Quality 

No new structures would be built under this alternative, and therefore, no effects on stormwater 
quality related to construction or operation of the project would occur. There would also be no new 
potential impacts related to flood hazards created. Therefore, the project’s potential hydrology and 
water quality impacts would be avoided under this alternative. 
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Land Use and Planning 

The No Project Alternative would not require a General Plan amendment or rezoning for the project 
site. No changes would occur in the land uses at the site; no potential conflicts with General Plan 
policies would occur.  

Noise 

The No Project Alternative would leave the site in an unchanged condition from its existing use. 
There would be no noise impact due to project construction activities or operations above existing 
conditions, as no changes to the buildings, the daily activities, and the outdoor use area would 
occur. 

Public Services 

Impacts of this alternative would be comparable to those of the project because this alternative 
would not create a need for new or physically altered fire stations or police facilities, schools, or 
recreational facilities. The recreational facilities proposed by the project would not be built. 

Transportation/Traffic 

Under this alternative the site would not add hotel rooms compared to current conditions, and 
would therefore not increase vehicle trips, including vehicle turning movements into the site’s 
driveways. The alternative also would not increase pedestrian trips to or across Madera Boulevard 
and Tamal Vista Boulevard. No construction would occur, thus no construction-related vehicle trips 
would result. 

Similar to project conditions, however, the sidewalk abutting the project site along Tamal Vista 
Boulevard would continue to have cross-slopes and obstructions that are not compliant with ADA 
standards (see Mitigation Measure TRAFFIC-3). 

Utilities and Service Systems 

Impacts of this alternative would be comparable to those of the project because the alternative 1) 
would not require the construction of new water treatment facilities or expansion of existing 
facilities, 2) would not require new or expanded water entitlements, 3) would not require or result in 
the construction of new wastewater treatment facilities or expansion of existing facilities, 4) would 
not exceed wastewater treatment requirements of the applicable Regional Water Quality Control 
Board, 5) would not exceed landfill capacity, and 6) would not conflict with federal, state, or local 
statutes and regulations related to solid waste. 

Energy 

No change in energy demand would occur under the No Project Alternative. Impacts of this 
alternative would be comparable to those of the project because the alternative 1) would not 
require or result in the construction of new sources of energy supplies or additional energy 
infrastructure capacity, and 2) would not conflict with applicable energy efficiency policies or 
standards. 
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ALTERNATIVE 2: ALTERNATIVE WITH RETENTION OF THE POND AND FAR OF 

0.52 (147-ROOM HOTEL) 

Aesthetics  

While detailed landscape plans have not been identified for this alternative, it is assumed 
that similar new landscaping could be provided along the western edge of the site adjacent 
to Tamal Vista Boulevard to partially screen the new building from view. However, this 
entire side of the building would be three stories in height, resulting in a stronger visual 
contrast to the single-story homes to the east2. Due to the retention of the pond under this 
alternative, the site open space areas would be limited primarily to the pond area (see 
Figure 5-1). No openings in the building façade along Tamal Vista Boulevard would occur, 
resulting in a more massive structure from this viewpoint location.  

Extensive areas of surface parking are shown on the south side of the building (see Figure 5-1). It 
is assumed that landscaping of this parking area could be completed to partially screen the cars 
from the view from Madera Boulevard to reduce visual impacts to less than significant.  

Air Quality 

Construction Emissions 

Under this alternative, the hotel would include 147 rooms in a three-story building compared with 
187 rooms under the proposed project. However, construction impacts of this alternative would be 
comparable to those of the project because the construction schedule and proposed construction 
equipment list would remain the same under this alternative. Because Alternative 2 would not 
involve filling of the pond, it is estimated by the project applicant that 9,000 less cubic yards (CY) of 
soil import would be required, for a total of 12,403 CY. CalEEMod was used to predict construction 
emissions under Alternative 2 using the same methodology as the proposed project, except with 
12,403 CY of soil import input to the model. Table 5-2 shows average daily construction emissions 
of ROG, NOX, PM10 exhaust, and PM2.5 exhaust during construction of the project. As indicated in 
Table 5-2, predicted project emissions would not exceed the BAAQMD significance thresholds. 
The impact associated with construction-period exhaust emissions is, therefore, considered less 
than significant. CalEEMod input and output worksheets are provided in Appendix E. 
Construction-period mitigation would still be necessary to control fugitive dust and the mitigation 
measure for the proposed project would reduce potential construction impacts for this alternative to 
a less-than-significant level.  

Dispersion modeling was conducted using the same methodology as under the proposed project 
with Alternative 2 PM2.5 exhaust emissions (assumed to be diesel particulate matter) input to the 
ISCST3 model. Results of modeling indicate that the maximum incremental residential child cancer 
risk at the MEI receptor would be 6.1 in 1 million and the residential adult incremental cancer risk 
would be 0.3 on 1 million, 0.27 μg/m3 PM2.5 concentration, and 0.011 HI, the same results as under 
the proposed project, representing a less-than-significant construction health risk impact.  
  

                                                           
2 It should be noted that this alternative could be revised to place the higher portions of the building closer to the 

highway.    
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TABLE 5-2 ALTERNATIVE 2: PROJECT CONSTRUCTION EXHAUST EMISSIONS 

 
ROG NOX 

PM10  

Exhaust 

PM2.5  

Exhaust 

Total Emissions (tons) 1.14 3.55 0.17 0.16 

Average Emissions (pounds/day) based on 
330 construction days  

6.9 21.5 1.0 1.0 

BAAQMD Thresholds (pounds/day) 54 54 82 54 

Exceed Threshold? No No No No 

Note: ROG = reactive organic gases, NOx = nitrogen oxides, PM10 = coarse particulate matter or particulates with an 
aerodynamic diameter of 10 micrometers (µm) or less, PM2.5 = fine particulate matter or particulates with an aerodynamic 
diameter of 2.5µm or less, BAAQMD = Bay Area Air Quality Management District 

Operational Emissions 

Due to the project size, operational-period emissions would be less than significant. In its latest 
update to the CEQA Air Quality Guidelines, BAAQMD identifies screening criteria for the sizes of 
land use projects that could result in significant air pollutant emissions. For operational impacts, the 
screening project size is identified at 489 rooms. Hotel projects of a smaller size would be expected 
to have less-than-significant impacts with respect to operational-period emissions. Since the 
project would have a total of 147 hotel rooms, it is concluded that emissions would be below the 
BAAQMD significance thresholds for the operational period.  

Biological Resources 

The alternative would avoid the significant impacts of the project associated with filling of the 
proposed pond and removal of many of the trees of regulated size under Chapter 15.50 of the 
Town’s Municipal Code. Potential adverse impacts on nesting birds and the remote possibility of 
disturbance to roosting bats in the existing structures could still occur under this alternative but 
would be mitigated to less-than-significant levels with implementation of required mitigation. 
Compliance with Chapter 15.50 of the Municipal Code would still be required to address trees of a 
regulated size and species that would still have to be removed under this alternative. However, 
implementation of the relevant mitigation measures would reduce potentially significant impacts to 
a less-than-significant level under this alternative. 

Retaining the existing pond and establishing a minimum 20-foot-wide buffer around this feature 
would avoid the significant impacts associated with filling of the 0.64-acre of jurisdictional waters 
and would allow for substantial improvement to its current condition to address odor, aesthetic, and 
safety concerns and improve existing wildlife habitat values as well. As with the No Project 
Alternative, this would require further detailed study but could include a number of modifications to 
the existing bank configuration and improved management of water levels and circulation. In 
addition, the buffer zone created under this alternative would allow for additional native 
enhancement plantings around this feature not available under the No Project Alternative. 
Increasing water circulation and aeration during the warmer months when anaerobic conditions 
develop as a result of poor water quality and higher water temperatures could help address the 
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concerns about odor and aesthetic problems. With proper management and controls, options to be 
explored to improve water quality and circulation include using the existing culvert with slide gate to 
the tidally influenced ditch along the west side of Highway 101 and the culvert to Lagoon No. 1 for 
improved water circulation, and using spray fountains in the pond to improve aeration. 
Reconfiguring the steeply sided banks around the pond to create a shallow terrace would allow for 
establishing native marshland vegetation around the entire feature, improving existing wildlife 
habitat and aesthetic values, and reducing the risk posed to visitors from the steep banks. The 
perimeter of the pond could be revegetated with native marsh and upland plant species to further 
improve the existing limited habitat values, including substantial plantings in the upland 20-foot 
buffer and adjacent areas along the cross-site roadway in this alternative. Any modifications to 
jurisdictional waters would require appropriate authorizations from regulatory agencies, including 
the Corps, RWQCB, and CDFW. This would be a relatively simple process in comparison to the 
proposed project, however, given that the improvements would greatly improve existing habitat 
functions and values and could be designed as a habitat improvement and restoration program.  

Cultural Resources 

Impacts of this alternative on built-environment historical resources would be comparable to those 
of the project because this alternative would not cause a substantial adverse change in the 
significance of a resource that is listed in, or eligible for listing in, the California Register of 
Historical Resources. 

Impacts of this alternative on archaeological resources, paleontological resources, and human 
remains interred outside of formal cemeteries would be comparable to those of the project because 
ground-disturbing activities have the potential to unearth these resources. The impacts to these 
resources would be less than significant with mitigation, similar to the project. However, with 
retention of the pond, less area of the site would be disturbed, which could slightly reduce the 
potential to disturb cultural resources.  

Geology and Soils 

Impacts related to geology and soils would be comparable to those of the proposed project, as new 
buildings would be developed at the site that would be subject to potentially significant seismic and 
geotechnical hazards. The mitigation measures for the proposed project would reduce potential 
impacts of this alternative to less-than-significant levels. 

Greenhouse Gas Emissions 

Construction Emissions 

Under this alternative, the hotel would include 147 rooms in a three-story building compared with 
187 rooms under the proposed project. However, construction impacts of this alternative would be 
comparable to those of the project because the construction schedule and proposed construction 
equipment list would remain the same under this alternative. Because Alternative 2 would not 
involve filling of the pond, it is estimated by the project applicant that 9,000 less cubic yards (CY) of 
soil import would be required, for a total of 12,403 CY. CalEEMod was used to predict construction 
emissions under Alternative 2 using the same methodology as the proposed project, except with 
12,403 CY of soil import input to the model. Total construction CO2e emissions were calculated to 
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be 566 MT of CO2e and construction GHG emissions under this alternative and would remain less 
than significant.  

Operational Emissions 

Operational GHG emissions were computed for this alternative using CalEEMod and project trip 
rates supplied by the project traffic consultant. The proposed project land use was input to 
CalEEMod as 147 rooms entered as “Hotel” and 257 parking lot spaces. The operational year was 
2017 with the same energy usage rates as under the proposed project. Table 5-3 lists the 
estimated operational emissions under Alternative 2. As shown in Table 5-3, net project emissions 
would not exceed the GHG emissions bright-line threshold of 1,100 MT of CO2e per year. As a 
result, operational GHG emissions under Alternative 2 would be considered less than significant. 
Modeling output that includes assumptions is provided in Appendix E.  

Hazards and Hazardous Materials 

Impacts related to hazards and hazardous materials would be comparable to those of the proposed 
project, as existing buildings would be demolished and lead, asbestos, and other hazardous 
materials within those buildings could be released. The mitigation measures for the proposed 
project would reduce potential impacts of this alternative to less-than-significant levels. 

While not a specific significance criterion, the potential for a safety hazard associated with retention 
of the pond would be associated with this alternative. As currently occurs, the hotel has liability for 
anyone drowning in the pond despite the fact that the Town operates the pond. Without fencing 
around the pond, this safety hazard could continue. Fencing could be installed at the edge of the 
pond to reduce this potential hazard.  

Hydrology and Water Quality 

Impacts related to hydrology and water quality would be comparable to those of the proposed 
project, as construction and operation of the project would have the potential to affect stormwater 
quality and the new structures would be subject to potential flooding hazards. Retention of the 
pond under this alternative would result in a small negative but unquantified effect on water quality, 
as the pond water becomes increasingly brackish in the summer, resulting in odor complaints. The 
“Biological Resources” analysis above explains how water quality could be improved. This 
alternative would increase the FAR from the existing 0.34 to 0.52, with a corresponding increase in 
impervious surfaces. The mitigation measures for the proposed project would reduce potential 
impacts of this alternative to less-than-significant levels. 

Land Use and Planning 

Like the proposed project, this alternative would require a General Plan amendment and rezoning 
to allow the proposed FAR of 0.52. The potential for conflicts with General Plan policy would be 
similar to the proposed project. Retention of the pond would result in this alternative meeting more 
of the policies of the General Plan, especially as related to protection of “other waters of the U.S.”  
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TABLE 5-3 ALTERNATIVE 2 OPERATIONAL GREENHOUSE GAS EMISSIONS 

 

GHG Emissions  
(MT of CO2e) 

Existing 
(2014) 

Project Operation 
(2017) 

Area <1 <1 

Energy 385 470 

Mobile 499 886 

Waste 27 37 

Water 7 8 

Project Back-Up Generator - 4 

Total Emissions in Metric Tons Per Year 919 1,406 

Net Project Emissions  487 

BAAQMD Threshold  1,100 

Project Emissions Exceed Threshold?  No 

Note: GHG = greenhouse gas, CO2e = carbon dioxide equivalents, MT = metric tons, BAAQMD = Bay Area Air Quality 
Management District 

Noise 

Future Exterior Noise Environment 

Based on the orientation of the hotel under Alternative 2 with respect to U.S. Highway 101, the 
swimming pool and basketball court would have direct line-of-sight to traffic, which is the dominant 
noise source in the project site vicinity. According to the plans for this alternative, the distance from 
the swimming pool and basketball court to U.S. Highway 101 would be approximately 200 and 330 
feet, respectively. The noise levels at the pool were calculated to be 66 dBA Ldn, which exceeds the 
65 dBA Ldn limit established in the Town of Corte Madera General Plan. The calculated noise levels 
at the basketball court were 64 dBA Ldn, which would not exceed the 65 dBA Ldn limit. The noise 
impact of this alternative would be potentially significant because the General Plan guidelines 
would be exceeded and mitigation measures would need to be implemented to reduce noise levels 
to 65 dBA Ldn. A 6-foot noise barrier that shields the pool would sufficiently reduce noise levels to 
comply with the General Plan guidelines.  

Future Interior Noise Environment 

Under Alternative 2 conditions, perimeter hotel rooms would be exposed to future exterior noise 
levels ranging from under 60 dBA Ldn at rooms adjacent to Madera Boulevard to 67 dBA Ldn at the 
corner hotel rooms nearest U.S. Highway 101. Based on these exterior levels, projected interior 
noise levels for the proposed Alternative 2 would potentially be as high as 47 dBA Ldn assuming 
standard hotel construction methods with the windows closed. Therefore, this impact would be 
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potentially significant because interior noise levels would exceed 45 dBA Ldn. The southeastern 
and northeastern corners of the proposed hotel that are nearest to U.S. Highway 101 would require 
analysis for potential sound-rated construction methods, building façade treatments, and 
mechanical ventilation systems to maintain interior noise levels at or below acceptable levels. 
Mitigation Measure NOISE-1 would need to be implemented for Alternative 2.  

Project-Generated Traffic Noise and Cumulative Noise 

Traffic generated by Alternative 2 would not substantially increase noise levels at noise-sensitive 
receptors in the vicinity. Traffic volume information at the intersections surrounding the project site 
for the Alternative 2 design was reviewed to calculate the permanent noise increase attributable to 
project-generated traffic. Traffic volumes under the “Existing” and “Existing Plus Alternative 2” 
scenarios were compared to calculate the relative increase in traffic noise. This comparison 
indicated that Alternative 2 would increase traffic noise by less than 1 dBA Ldn at all intersections in 
the vicinity of the project site. This impact would be less than significant. 

Significant cumulative traffic noise impacts are also not anticipated in the project site vicinity under 
Alternative 2, and this design would not make a “cumulatively considerable” contribution to 
cumulative traffic noise increases. Cumulative traffic noise increases were calculated by comparing 
“Cumulative No Project” volumes and “Cumulative Alternative 2” volumes to “Existing” traffic 
volumes. The traffic noise increase under “Cumulative Alternative 2” conditions was calculated to 
be less than 3 dBA Ldn along Tamal Vista Boulevard, and the difference with and without the 
Alternative 2 project was calculated to be less than 1 dBA Ldn. The traffic noise increase would not 
be considered substantial, and Alternative 2 would not make a cumulatively considerable 
contribution to increased noise levels. This would be a less-than-significant impact. 

Operational Noise 

Alternative 2 would require the same mechanical equipment as the project design, including 
heating, ventilation, and air conditioning systems. The proposed hotel in the Alternative 2 design 
would have fewer rooms, and therefore fewer systems would be needed. However, information 
regarding the number and type of units, locations, size, housing enclosures, and other factors were 
unknown at the time of this study. The impacts of mechanical equipment noise on nearby noise-
sensitive receptors would need to be assessed during the final stage of design. This is a potentially 
significant impact. Mitigation Measure NOISE-2 would need to be implemented for Alternative 2. 

Project Construction Noise and Vibration 

The phases of construction, equipment to be used, and total duration for Alternative 2 would be 
similar to the project design, except that the pond would not be filled. Furthermore, the distance to 
the nearest noise-sensitive receptor would be the same. Vibration levels due to construction 
activities for Alternative 2 would be less than 0.3 inches per second Peak Particle Velocity (in/sec 
PPV) significance threshold at the nearest sensitive receptor, and while construction vibration 
would at times be perceptible at the receptors, adjacent land uses would not be subjected to 
excessive vibrations over extended periods. Assuming construction hours would be limited to 
daytime hours only, this impact would be less than significant. 
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Noise generated by construction activities for Alternative 2 would temporarily elevate noise levels 
at adjacent noise-sensitive receptors. On a temporary basis, noise levels are expected to exceed 
60 dBA Leq and to be at least 5 dBA Leq above the ambient noise environment. Therefore, 
construction noise for Alternative 2 would be potentially significant. The same list of best 
management practices from Mitigation Measure NOISE-3 would need to be incorporated into the 
project for Alternative 2.  

Public Services 

Impacts of this alternative would be comparable to those of the project because this alternative 
would not create a need for new or physically altered fire stations or police facilities, schools, or 
recreational facilities. 

Transportation/Traffic 

Impacts of this alternative would be comparable to those of the project since additional vehicle trips 
and pedestrian trips would be generated, relative to current conditions. As shown in Table 5-4, 
Alternative 2, at full occupancy, would be estimated to generate 1,144 daily (weekday) vehicle 
trips, 87 AM peak hour vehicle trips, and 94 PM peak hour vehicle trips. When accounting for 
existing vehicle trips generated by the site, Alternative 2 would be estimated to generate 556 new 
daily vehicle trips, 45 new AM peak hour vehicle trips, and 44 new PM peak hour vehicle trips. 

TABLE 5-4 ESTIMATED VEHICLE TRIP GENERATION FOR ALTERNATIVE 2 

Land Use  
Hotel Type ITE Code 

Daily AM Peak Hour PM Peak Hour 

In Out Total In Out Total In Out Total 

Residences Inn #310 4.46 4.46 8.92 0.39 0.28 0.67 0.34 0.36 0.70 

SpringHill Suites #311 3.12 3.12 6.24 0.32 0.16 0.48 0.23 0.32 0.55 

 
Rooms 

         

Residence Inn 85 379 379 758 33 24 57 29 31 60 

SpringHill Suites 62 193 193 386 20 10 30 14 20 34 

Subtotals 147 572 572 1,144 53 34 87 43 51 94 

Corte Madera Inn (110) (294) (294) (588) (16) (26) (42) (32) (18) (50) 

Difference 37 278 278 556 37 8 45 11 33 44 

Source: Institute of Transportation Engineers, 2012; Parisi Transportation Consulting, 2014. 

Compared to the project, Alternative 2’s vehicle trip generation would be about 64 percent of the 
project’s weekday daily trip generation, 66 percent of the project’s weekday AM peak hour trip 
generation, and 64 percent of the project’s weekday PM peak hour trip generation.  
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Alternative 2’s contribution of additional traffic to study highway segments, highway ramps, 
roadway segments, and intersections would be about two-thirds of the project’s traffic contribution. 
Alternative 2’s estimated traffic increases to these facilities are provided in the Transportation 
Appendix F. Similar to project conditions, no significant impacts would result to study highway 
segments, highway ramps, roadway segments, and intersections. 

In Alternative 2 the project would result in increased vehicle turning movements into the site’s 
driveway, increased pedestrian trips to or across Madera Boulevard and Tamal Vista Boulevard, 
and construction-related traffic would occur (see Mitigation Measures TRAFFIC-1, TRAFFIC-2, and 
TRAFFIC-4). 

Similar to project conditions, the sidewalk abutting the project site along Tamal Vista Boulevard 
would continue to have cross-slopes and obstructions that are not compliant with ADA standards 
(see Mitigation Measure TRAFFIC-3). 

Utilities and Service Systems 

Impacts of this alternative would be comparable to those of the project because the alternative 1) 
would not require the construction of new water treatment facilities or expansion of existing 
facilities, 2) would not require new or expanded water entitlements, 3) would not require or result in 
the construction of new wastewater treatment facilities or expansion of existing facilities, 4) would 
not exceed wastewater treatment requirements of the applicable Regional Water Quality Control 
Board, 5) would not exceed landfill capacity, and 6) would not conflict with federal, state, or local 
statutes and regulations related to solid waste. 

Energy 

Impacts of this alternative would be comparable to those of the project because the alternative 1) 
would not require or result in the construction of new sources of energy supplies or additional 
energy infrastructure capacity, and 2) would not conflict with applicable energy efficiency policies or 
standards. 

ALTERNATIVE 3: ALTERNATIVE WITH FILLING IN THE POND AND LIMIT OF 0. 34 

FAR (111-ROOM HOTEL) 

Aesthetics 

This alternative would have a much smaller building footprint on the project site (see Figure 5-2). 
More open space would be provided in the center of the site and views from Tamal Vista Boulevard 
would be more of the on-site parking and landscaping than of new buildings.  

From Madera Boulevard, one would see more parking in close proximity to the roadway, as the 
building would be set back. Landscape plans have not been developed, but much of the site could 
have retained tree cover, or new tree cover added where the building would not be located. Like 
the proposed project, this alternative includes removal of the on-site pond which could be 
considered a visual amenity for those using the path at the eastern edge of the site. 



CORTE MADERA INN REBUILD EIR 5. ALTERNATIVES 

11/12/2014 
5-17 

Air Quality 

Construction Emissions 

Under this alternative, the hotel would include 111 rooms in a three-story building compared with 
187 rooms under the proposed project. However, construction impacts of this alternative would be 
comparable to those of the project because the construction schedule and proposed construction 
equipment list would remain the same under this alternative. Construction-period mitigation would 
still be necessary to control fugitive dust and the mitigation measure for the proposed project would 
reduce potential construction impacts for this alternative to a less-than-significant level.  

Operational Emissions 

Due to the project size, operational-period emissions would be less than significant. In its latest 
update to the CEQA Air Quality Guidelines, BAAQMD identifies screening criteria for the sizes of 
land use projects that could result in significant air pollutant emissions. For operational impacts, the 
screening project size is identified at 489 rooms. Hotel projects of a smaller size would be expected 
to have less-than-significant impacts with respect to operational-period emissions. Since the 
project would have a total of 111 hotel rooms, it is concluded that emissions would be below the 
BAAQMD significance thresholds for the operational period.  

Biological Resources 

Impacts of this alternative on biological and wetland resources would be similar to those of the 
project as proposed. The 0.64-acre of jurisdictional waters associated with the existing pond would 
be filled and off-site mitigation required, as with the proposed project. Many of the trees of 
regulated size under Chapter 15.50 of the Town’s Municipal Code that would be preserved under 
the proposed project would actually be removed under this alternative, including the cluster of 
mature redwoods at the southeast edge of the existing restaurant and scattered trees that would 
be located within roadways and parking areas. Compliance with Chapter 15.50 of the Municipal 
Code would still be required to address trees of a regulated size and species that would be 
removed under this alternative. Potential adverse impacts on nesting birds and the remote 
possibility of disturbance to roosting bats in the existing structures would also still occur under this 
alternative, but would be mitigated to less-than-significant levels with implementation of required 
mitigation. The mitigation measures for the proposed project would reduce potential impacts of this 
alternative to less-than-significant levels.  

Cultural Resources 

Impacts of this alternative on built-environment historical resources would be comparable to those 
of the project because this alternative would not cause a substantial adverse change in the 
significance of a resource that is listed in, or eligible for listing in, the California Register of 
Historical Resources. 

Impacts of this alternative on archaeological resources, paleontological resources, and human 
remains interred outside of formal cemeteries would be comparable to those of the project because 
ground-disturbing activities have the potential to unearth these resources. The impacts on these 
resources would be less than significant with mitigation, similar to the project. 
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Geology and Soils 

Impacts related to geology and soils would be comparable to those of the proposed project, as new 
buildings would be developed at the site that would be subject to potentially significant seismic and 
geotechnical hazards. The mitigation measures for the proposed project would reduce potential 
impacts of this alternative to less-than-significant levels. 

Greenhouse Gas Emissions 

Construction Emissions 

Under this alternative, the hotel would include 111 rooms in a three-story building compared with 
187 rooms under the proposed project. However, construction impacts of this alternative would be 
comparable to those of the project because the construction schedule and proposed construction 
equipment list would remain the same under this alternative. Construction GHG emissions under 
this alternative and would remain less than significant.  

Operational Emissions 

Operational GHG emissions were computed for this alternative using CalEEMod and project trip 
rates supplied by the project traffic consultant. The proposed project land use was input to 
CalEEMod as 111 rooms entered as “Hotel” and 257 parking lot spaces. The operational year was 
2017 with the same energy usage rates as under the proposed project. Table 5-5 lists the 
estimated operational emissions under Alternative 3. As shown in Table 5-5, net project emissions 
would not exceed the GHG emissions bright-line threshold of 1,100 MT of CO2e per year. As a 
result, operational GHG emissions under Alternative 2 would be considered less than significant. 
Modeling output that includes assumptions is provided in Appendix E.  

Hazards and Hazardous Materials 

Impacts related to hazards and hazardous materials would be comparable to those of the proposed 
project, as existing buildings would be demolished and lead, asbestos, and other hazardous 
materials within those buildings could be released. The mitigation measures for the proposed 
project would reduce potential impacts of this alternative to less-than-significant levels. 

Hydrology and Water Quality 

Impacts related to stormwater quality during hotel operations would be less than those of the 
proposed project, as maintaining the FAR at 0.34 would result in a corresponding decrease in the 
amount of impervious surfaces compared to the project with a 0.54 FAR. Potential stormwater 
impacts during construction and potential flooding impacts under this alternative would be 
comparable to the proposed project. The mitigation measures for the proposed project would 
reduce potential impacts of this alternative to less-than-significant levels. 
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TABLE 5-5 ALTERNATIVE 3 OPERATIONAL GREENHOUSE GAS EMISSIONS 

 

GHG Emissions  
(MT of CO2e) 

Existing 
(2014) 

Project Operation 
(2017) 

Area <1 <1 

Energy 385 470 

Mobile 499 669 

Waste 27 28 

Water 7 6 

Project Back-Up Generator - 4 

Total Emissions in Metric Tons Per Year 919 1,178 

Net Project Emissions  259 

BAAQMD Threshold  1,100 

Project Emissions Exceed Threshold?  No 

Note: GHG = greenhouse gas, CO2e = carbon dioxide equivalents, MT = metric tons, BAAQMD = Bay Area Air Quality 
Management District 

Land Use and Planning 

No General Plan amendment would be required for this alternative, as the FAR would remain the 
same as currently allowed. However, the C-3 zoning is not consistent with the General Plan and 
thus the C-3 zoning would require an amendment. Compliance with General Plan policies would be 
similar to the proposed project. This alternative would meet zoning regulations related to parking; 
however, more parking would be provided than necessary and some parking areas would more 
appropriately be used for on-site landscaping and recreational amenities.  

Noise 

Future Exterior Noise Environment 

In Alternative 3, the pool area would have a direct line-of-sight to Tamal Vista Boulevard, which is 
similar to the original project design. This outdoor use area would be shielded from U.S. Highway 
101 traffic by the eastern wing of the proposed hotel. The distance from the center line of Tamal 
Vista Boulevard to the pool area would be approximately 150 feet. The noise levels at the pool 
were calculated to be less than 60 dBA Ldn, which meets the maximum allowable noise level for 
transient lodging as established in the Town of Corte Madera General Plan. This would be a less-
than-significant impact.  
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Future Interior Noise Environment 

As in the project design, the perimeter hotel rooms facing U.S. Highway 101 would be exposed to 
the highest future exterior noise levels under Alternative 3 conditions. The distance from these 
rooms to the nearest through lane of U.S. Highway 101 would be approximately 100 to 115 feet. 
Assuming these distances, the calculated exterior noise levels at the highway-facing hotels rooms 
would range from 68 to 69 dBA Ldn. The rooms facing Madera Boulevard and Tamal Vista 
Boulevard under Alternative 3 conditions would be less than 60 dBA Ldn. Based on these exterior 
levels, projected interior noise levels for Alternative 3 would potentially be as high as 49 dBA Ldn 

assuming standard construction methods. Therefore, this would be a potentially significant impact. 
These are the same projected noise levels as the project design and would require the same 
analysis for potential sound-rated construction methods and building façade treatments to maintain 
levels at or below acceptable levels. Mitigation Measure NOISE-1 would need to be implemented 
for Alternative 3 to reduce the impact to a less-than-significant level.  

Project-Generated Traffic Noise and Cumulative Noise 

Using the same methodology to calculate project-generated traffic noise as was used for the 
project design and Alternative 2, it was determined that Alternative 3 would not substantially 
increase noise levels at noise-sensitive receptors in the vicinity. The relative increase in traffic 
noise from the “Existing” traffic conditions to the “Existing Plus Alternative 3” traffic conditions 
would be less than 1 dBA Ldn at all intersections in the project site vicinity. This impact would be a 
less-than-significant impact. 

As with the project design and Alternative 2, significant cumulative traffic noise impacts are also not 
anticipated in the project site vicinity under Alternative 3, and this alternative would not make a 
“cumulatively considerable” contribution to cumulative traffic noise increases. The traffic noise is 
expected to increase from “Existing” traffic conditions to “Cumulative Alternative 3” conditions by 
less than 3 dBA Ldn along Tamal Vista Boulevard. In comparing this traffic noise increase to the 
increase projected from “Cumulative” conditions to “Cumulative No Project” conditions, the 
difference would be less than 1 dBA Ldn. The traffic noise increase would not be considered 
substantial, and Alternative 3 would not make a cumulatively considerable contribution to increased 
noise levels. This would be a less-than-significant impact. 

Operational Noise 

Under Alternative 3 conditions, the proposed hotel would have fewer rooms than the project 
design, suggesting that less mechanical equipment would be necessary. Information regarding the 
number and type of units, locations, size, housing enclosures, and other factors was not provided 
at the time of this study. The impacts of mechanical equipment noise on nearby noise-sensitive 
receptors would need to be assessed during the final stage of project design. This is a potentially 
significant impact. Mitigation Measure NOISE-2 would need to be implemented for Alternative 3. 

Project Construction Noise and Vibration 

The phases of construction, equipment to be used, and total duration for Alternative 3 would be 
similar to the project. However, the amount of construction necessary for Alternative 3 that would 
be in close proximity to the nearest noise-sensitive receptor would be considerably less, since 



CORTE MADERA INN REBUILD EIR 5. ALTERNATIVES 

11/12/2014 
5-21 

there would not be a wing of the hotel adjacent to Tamal Vista Boulevard. This may reduce 
annoyance for the surrounding noise-sensitive receptors. Vibration levels due to construction 
activities for Alternative 3 would be less than 0.3 in/sec PPV at the nearest sensitive receptor, and 
while construction vibration would at times be perceptible at the receptors, adjacent land uses 
would not be subjected to excessive vibrations over extended periods. Assuming daytime 
construction, this impact would be less than significant. 

Noise generated by construction activities for Alternative 3 would temporarily elevate noise levels 
at adjacent noise-sensitive receptors. On a temporary basis, noise levels are expected to exceed 
60 dBA Leq and to be at least 5 dBA Leq above the ambient noise environment. Therefore, 
construction noise for Alternative 3 could be potentially significant. The same list of best 
management practices from Mitigation Measure NOISE-3 would need to be incorporated into the 
project for Alternative 3.  

Public Services 

Impacts of this alternative would be comparable to those of the project because this alternative 
would not create a need for new or physically altered fire stations or police facilities, schools, or 
recreational facilities. 

Transportation/Traffic 

Impacts of this alternative would be comparable to those of the project since additional vehicle trips 
and pedestrian trips would be generated, relative to current conditions. As shown in Table 5-6, 
Alternative 3, at full occupancy, would be estimated to generate 864 daily (weekday) vehicle trips, 
66 AM peak hour vehicle trips, and 71 PM peak hour vehicle trips. When accounting for existing 
vehicle trips generated by the site, Alternative 3 would be estimated to generate 276 new daily 
vehicle trips, 24 new AM peak hour vehicle trips, and 21 new PM peak hour vehicle trips. 

Compared to the project, Alternative 3’s vehicle trip generation would be about 32 percent of the 
project’s weekday daily trip generation, 35 percent of the project’s weekday AM peak hour trip 
generation, and 30 percent of the project’s weekday PM peak hour trip generation.  

Alternative 3’s contribution of additional traffic to study highway segments, highway ramps, 
roadway segments, and intersections would be about one-third of the project’s traffic contribution. 
Alternative 3’s estimated traffic increases to these facilities are provided in the Transportation 
Appendix F. Similar to project conditions, no significant impacts would result to study highway 
segments, highway ramps, roadway segments, and intersections. 

In Alternative 3 the project would result in increased vehicle turning movements into the site’s 
driveway, increased pedestrian trips to or across Madera Boulevard and Tamal Vista Boulevard, 
and construction-related traffic would occur (see Mitigation Measures TRAFFIC-1, TRAFFIC-2, and 
TRAFFIC-4). 

Similar to project conditions, the sidewalk abutting the project site along Tamal Vista Boulevard 
would continue to have cross-slopes and obstructions that are not compliant with ADA standards 
(see Mitigation Measure TRAFFIC-3).  
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TABLE 5-6 ESTIMATED VEHICLE TRIP GENERATION FOR ALTERNATIVE 3 

Land Use  

Hotel Type ITE Code 

Daily AM Peak Hour PM Peak Hour 

In Out Total In Out Total In Out Total 

Residences Inn #310 4.46 4.46 8.92 0.39 0.28 0.67 0.34 0.36 0.70 

SpringHill Suites #311 3.12 3.12 6.24 0.32 0.16 0.48 0.23 0.32 0.55 

 Rooms 
         

Residence Inn 64 285 285 570 25 18 43 22 23 45 

SpringHill Suites 47 147 147 294 15 8 23 11 15 26 

Subtotals 111 432 432 864 40 26 66 33 38 71 

Corte Madera Inn (110) (294) (294) (588) (16) (26) (42) (32) (18) (50) 

Difference 1 138 138 276 24 0 24 1 20 21 

Source: Institute of Transportation Engineers, 2012; Parisi Transportation Consulting, 2014. 

Utilities and Service Systems 

Impacts of this alternative would be comparable to those of the project because the alternative 1) 
would not require the construction of new water treatment facilities or expansion of existing 
facilities, 2) would not require new or expanded water entitlements, 3) would not require or result in 
the construction of new wastewater treatment facilities or expansion of existing facilities, 4) would 
not exceed wastewater treatment requirements of the applicable Regional Water Quality Control 
Board, 5) would not exceed landfill capacity, and 6) would not conflict with federal, state, or local 
statutes and regulations related to solid waste. 

Energy 

Impacts of this alternative would be comparable to those of the project because the alternative 1) 
would not require or result in the construction of new sources of energy supplies or additional 
energy infrastructure capacity, and 2) would not conflict with applicable energy efficiency policies or 
standards. 

5.3 ENVIRONMENTALLY SUPERIOR ALTERNATIVE 

The CEQA Guidelines require that the “environmentally superior alternative” be identified. If the 
environmentally superior alternative is the No Project Alternative, the EIR must also identify an 
environmentally superior alternative from among the other alternatives.  

For this project, the No Project Alternative would be the environmentally superior alternative as it 
would leave the site unchanged from its existing condition and no new impacts would be created. 
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However, this alternative would not meet the project objectives. In addition, the EIR must also 
identify another alternative as mentioned above.  

Alternative 2: Alternative with Retention of the Pond and FAR of 0.52 (147-room hotel) would be 
considered the environmentally superior alternative because of the following:  

 Alternative 2 would avoid filling the 0.64-acre of jurisdictional waters and could provide for 
improved aesthetic, safety, and habitat conditions of this feature. This would require further 
study, but could provide for appropriate water circulation and aeration, reconfiguration of the 
existing banks to allow for expansion of marshlands for improved natural filtration functions 
and habitat values, and native marshland and upland plantings to improve wildlife habitat and 
aesthetic conditions for hotel guests and visitors. 

 Alternative 2 would avoid significant impacts associated with removal of trees of regulated size 
under Chapter 15.50 of the Town’s Municipal Code.  

 Trip generation would be reduced, as would associated air and greenhouse gas emissions. 

REFERENCES 

Institute of Transportation Engineers, 2012, Trip Generation 9th Edition.  

Marks Traffic Data, 2014. Traffic Counts. 

Town of Corte Madera, 2009. Circulation Element. 

Town of Corte Madera, 2013. Parking Regulations. 
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3. NEW ALTERNATIVE 

This chapter describes a new alternative referred to as “Alternative 4: Alternative with Retention of 
the Pond and 187-Room Hotel.” The chapter summarizes Alternative 4, evaluates its potential 
impacts as compared to the proposed project, and identifies the environmentally superior 
alternative. The project objectives are also summarized, as background for the evaluation of 
Alternative 4. This chapter of the REIR supplements Chapter 5, Alternatives, of the DEIR, which 
identified and evaluated three alternatives to the project (see discussion below and in Chapter 1 of 
this REIR). 

The State CEQA Guidelines (Section 15126.6) require that an EIR describe and evaluate the 
comparative merits of a range of reasonable alternatives to the project, or to the location of the 
project, that could feasibly attain most of the basic objectives of the project. The CEQA Guidelines 
further require that the discussion focus on alternatives capable of avoiding or substantially 
lessening any of the significant effects of the project, including the “No Project” Alternative. 
Furthermore, if the environmentally superior alternative is the “No Project” Alternative, the EIR 
must also identify an environmentally superior alternative from among the other alternatives.  

The project objectives are summarized below and the new Alternative 4’s relationship to these 
objectives is assessed in Section 3.1, Summary of Alternative 4, below.  

The following objectives for the project have been identified by the applicant (as described in 
Chapter 3, Project Description, of the DEIR): 

 Develop a hotel project to provide both short-term and extended-stay hotel accommodations to 
satisfy market demand, and to affiliate the hotel development with a top-tier hotel brand (e.g., 
Marriott, Hilton) to provide economic stability to the project.1  

 Provide short-term accommodations (75 to 100 rooms) in a limited-service hotel designed to 
target the mid/upper-scale hotel market. These rooms are in replacement of the failing and 
outdated hotel facilities at the 110-room Corte Madera Inn. The SpringHill Suites by Marriott 
brand is a mid/upper all‐suites limited service hotel that achieves this objective. Limited-
service hotels, originally defined as a hotel without a full-service restaurant, typically offer 
basic services and amenities. However, these services and amenities have expanded over the 
past two decades, necessitating further classification within the limited-service segment. 
“Budget” limited-service hotels offer no-frills rooms at modest prices (e.g., Motel 6). More 
robust limited-service hotels offer many of the same high-quality amenities that guests would 
expect from full-service hotels, with one significant difference: limited-service hotels lack a 
dedicated, revenue-producing food and beverage component.  

 Provide extended-stay accommodations (105 to 135 rooms) to target the underserved demand 
for extended-stay accommodations in Marin County. Extended stay hotels are a type of 

                                                           
1 Hotel brands require distinct branding (e.g., SpringHill Suites and Residence Inn) and physical separation of 

short-term and extended-stay guest rooms. Moreover, they require sufficient scale for each brand to be competitive and 
efficient. Combining two hotel brands into one building envelope is referred to as “dual-branding” in the industry and this 
is an objective because it allows the project to serve multiple markets while offering operational efficiencies from shared 
public spaces, meeting rooms, recreational facilities, and back-of-the-house operations. 
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lodging with features unavailable at standard hotels. These features are intended to provide 
more home-like amenities. There is substantial variation among extended-stay hotels with 
respect to quality and the amenities available. The Residence Inn brand by Marriott targets the 
upper tier of the extended-stay market. Extended-stay hotels typically have self-serve laundry 
facilities and offer discounts for extended stays, beginning at 5 or 7 days. They also have 
guestrooms (or "suites") with kitchens. The kitchens usually include, at a minimum, a sink, a 
refrigerator (usually full size), a microwave oven, and a stovetop. Extended-stay hotels are 
aimed at business travelers on extended assignments, families in the midst of a relocation, 
and others in need of temporary housing.  

 Improve the safety conditions of the vehicular entrance at Madera Boulevard.  

 Minimize noise and traffic impacts by not extending vehicular access to/from Tamal Vista 
Boulevard. 

 Minimize the visual impact on the adjacent residential neighborhood by:  

 Breaking up the building massing and limiting the building height along Tamal Vista 
Boulevard;  

 Providing a generous building setback from the western property line;  

 Retaining existing mature trees and planting others to provide screening; and 

 Constructing a fence along the Tamal Vista property line. 

 Eliminate the pond for aesthetic, odor, and safety reasons without affecting the Town’s ability 
to prevent flooding during a 100-year rainfall event.  

 Serve as a community gathering place during times of emergency. Provide shelter as 
necessary. Equip the facility with an emergency generator.  

 Increase the water quality of the storm drainage exiting the site. 

 Provide superior vehicular and pedestrian circulation. Improve access to local pedestrian 
sidewalks to reduce the use of cars. 

 Provide a hotel lobby entrance convenient to the Madera Boulevard entrance. 

 Minimize the number of rooms facing east (toward U.S. Highway 101 [Highway 101] noise). 

 Provide 3,000 to 4,000 square feet of conference space in a quiet and attractive setting as 
replacement for the 3,000 square feet provided by the Corte Madera Inn. 

 Provide recreational facilities (e.g., swimming pool, whirlpool, sport court, barbeque area, fire 
pits) in an attractive and quiet setting.  

 Maximize the energy efficiency and water conservation of the new facility.  

The following three alternatives were evaluated in the original Draft EIR (DEIR):  

 Alternative 1: No Project (existing 110-room hotel and restaurant) (82,000 square feet) 

 Alternative 2: Alternative with Retention of the Pond and 147-Room Hotel (101,769 square 
feet) 

 Alternative 3: Alternative with Filling in the Pond and 111-Room Hotel (80,264 square feet – 
maximum allowed under existing zoning) 
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This REIR now evaluates the following new alternative: 

 Alternative 4: Alternative with Retention of the Pond and 187-Room Hotel (130,326 square 
feet) 

3.1 SUMMARY OF ALTERNATIVE 4  

SITE PLAN AND FEATURES 

Under Alternative 4, the existing hotel would be removed and a new hotel with 187 total rooms 
would be constructed. Thus, this alternative would include the same number of rooms as the 
proposed project. The existing 0.64-acre pond would be left in place, with a 20-foot buffer at the 
pond’s edge (see Figure 1-1 in Chapter 1, Introduction, of this REIR). No restaurant would be 
provided on the site, and the existing restaurant would be removed.  

The new building would be an “L-shaped” (partial third side return), two- to four-story building with 
the primary driveway entrance off Madera Boulevard. The two-story portions would be located 
along the southern portion of the site, fronting Madera Boulevard. The four-story portions would 
adjoin these two-story segments on the south and would also be located at the north end of the 
site. The three-story portion would be in the center of the building fronting on Tamal Vista 
Boulevard and joining the two four-story portions of the building (see Figure 1-1).  

As with the proposed project, the new hotel would be a “dual-branded” hotel project, with one part 
being a limited-service traditional hotel (79 total rooms) and the other being an extended-stay hotel 
(i.e., with kitchenettes) (108 total rooms). The extended-stay hotel would be called Residence Inn 
by Marriott and the limited-service hotel would be called SpringHill Suites by Marriott. 

New landscaping would be added to the perimeter of the site as well as interior portions of the site. 
A pool, spa, and water features would be provided for hotel guest use only. However, Alternative 4 
would have a much reduced open space area in the center of the site for these facilities, as 
compared to the proposed project, due to the retention of the pond.  

Options to improve conditions associated with the on-site pond could be explored under this 
alternative. These options include 1) increasing water circulation to reduce odor problems and 
improve water quality, and 2) providing enhancement plantings (native marshland, riparian, and 
upland species) around the perimeter. These changes would serve to improve habitat conditions 
and the aesthetics of this feature.  

GENERAL PLAN AMENDMENT AND REZONING 

Alternative 4 would require a General Plan amendment and a rezoning to allow an increase in the 
allowable floor area ratio (FAR) for the site from 0.34 to 0.67.2 The current General Plan 
designation is “Mixed-Use Commercial.” Like the General Plan amendment proposed for the 
project, the amendment for Alternative 4 would designate the site as “Motel/Hotel Highway 

                                                           
2 Floor area ratio (FAR) refers to the ratio of total square footage of building area to the net area of the site. 

According to Corte Madera Municipal Code Section 18.04.530, the area of the pond, including its buffer, is excluded from 
the total area of the site.  
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Commercial.” The current zoning is C-3 Highway Commercial, with the Baylands Risk Zone and 
Natural Habitat Special Purpose Overlay District. Like the rezoning proposed for the project, the 
rezoning for Alternative 4 would change the zoning of the site to C-5 Motel/Hotel Highway 
Commercial and retain the Baylands Risk Zone and Natural Habitat Special Purpose Overlay 
District. The C-5 district would be a new zoning district specific to the project site and would retain 
all the development standards of the C-3 district, except for the 0.34 FAR.  

Under Alternative 4, however, building heights would exceed the limits specified for the proposed 
C-5 district. Building heights under this alternative would be 47 feet to 49 feet in certain locations, 
which would exceed the 35-foot height limit of the C-5 district as proposed under the project (see 
Appendix G of the DEIR). It is assumed that the permissible height could be addressed at the time 
of the Precise Plan approval and would not require a variance.  

COMPLIANCE WITH PROJECT OBJECTIVES 

This alternative would comply with many of the project objectives, such as meeting market demand 
and providing short-term as well as extended-stay accommodations. However, this alternative 
would not comply with the following objectives: 

 Minimize the visual impact on the adjacent residential neighborhood by:  

 Breaking up the building massing and limiting the building height along Tamal Vista 
Boulevard; and 

 Providing a generous building setback from the western property line. 

 Eliminate the pond for aesthetic, odor, and safety reasons without affecting the Town’s ability 
to prevent flooding during a 100-year rainfall event.  

 Provide recreational facilities (e.g., swimming pool, whirlpool, sport court, barbeque area, fire 
pits) in an attractive and quiet setting.  

3.2 IMPACTS OF ALTERNATIVE 4 

This section summarizes the impacts of Alternative 4 as compared to the proposed project. When 
impacts are similar to the proposed project, this is called out. The discussion below follows the 
format used in Chapter 5, Alternatives, of the DEIR. 

ALTERNATIVE 4: ALTERNATIVE WITH RETENTION OF THE POND AND FAR OF 

0.67 (187-ROOM HOTEL) 

Aesthetics  

While detailed landscape plans have not been identified for this alternative, it is assumed that 
similar new landscaping could be provided along the western edge of the site adjacent to Tamal 
Vista Boulevard to partially screen the new building from view. Figure 1-1 shows new trees planted 
along this western edge of the site. However, this entire side of the building would be three stories 
or four stories in height, resulting in a stronger visual contrast to the single-story homes to the east. 
With the proposed project, the western edge of the new building would be two and three stories in 
height and there would be a significant gap between northern and southern building segments, 
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breaking up the building’s massing. From Tamal Vista Boulevard, looking both northeast and 
southeast, the increased height of this alternative compared to the proposed project would result in 
an increased building mass as compared to the proposed project. Trees planted along Tamal Vista 
Boulevard at the western edge of the site may partially screen the building from view, but this 
screening is not expected to be as effective as shown in Figure 4.1-12 and 4.1-13 of the DEIR that 
included visual simulations of the proposed project. This is due to the increased height of the 
building in this alternative. The visual screening capability would largely depend on the types of 
trees planted and the time until they were mature.  

Visual impacts from Madera Boulevard would be more significant than those of the proposed 
project due to the four-story section of building that would be located approximately 135 feet from 
Madera Boulevard as shown in Figure 1-1. The proposed project includes a three-story section of 
building in this location approximately 150 feet from Madera Boulevard. While both structures 
would be significantly set back from Madera Boulevard, the increased height and reduced setback 
distance of Alternative 4 would create more visual impact when viewed from Madera Boulevard. 
However, this view of the hotel would be most visible to those exiting the Town Center parking lot 
at the northern exit point. No residences are in the immediate vicinity of this main entrance to the 
hotel.  

From Highway 101, visual impacts would be partially reduced compared to the proposed project 
because the pond would be retained and vegetation in the vicinity of the pond would continue to 
screen much of the site from view. With retention of the pond, the central and northern segments of 
the new building would be pushed to the western edge of the site. The narrow portion of the south 
wing of the hotel would be the only section in close proximity to the highway. Some tree cover 
would be retained near this southeast corner of the new building, but final landscape plans have 
not been developed to show what additional type of screening could be included. Northbound 
motorists on Highway 101 may see the new four-story segment of the building at the southeast 
portion of the site due to limited space to provide effective tree cover in the southeast corner of the 
site.  

From the north, the four-story segment of the building may be visible to occupants of the two-story 
commercial building just north of the site. However, some existing and potential new tree cover 
could possibly screen this segment of the building from view, particularly from Highway 101. Visual 
impacts from this location would not be considered significant.  

Due to the retention of the pond under this alternative, the site open space areas would be limited 
primarily to the pond area and a small area at the center of the site (see Figure 1-1). No openings 
in the building façade along Tamal Vista Boulevard would occur, resulting in a more massive 
structure from this viewpoint location.  

Extensive areas of surface parking are shown on the south side of the building (see Figure 1-1). It 
is assumed that landscaping of this parking area could be completed to partially screen the cars 
from the view from Madera Boulevard, reducing visual impacts to less-than-significant levels.  

As compared to the proposed project, impacts from lighting could be partially increased, especially 
for nearby residents, due to the taller building along Tamal Vista Boulevard. Light from both inside 
and outside the structure could be visible to nearby residents.  
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The same mitigation measures as identified for the proposed project would also apply to this 
alternative as related to visual and light/glare impacts.  

Air Quality 

Construction Emissions 

Like Alternative 2 in the DEIR, Alternative 4 would not involve filling of the pond. Thus, it is 
estimated by the project applicant that 9,000 less cubic yards (CY) of soil import would be required, 
for a total of 12,403 CY. CalEEMod was used to predict construction emissions with 12,403 CY of 
soil import input to the model. The same modeling done for Alternative 2 in the DEIR would also 
apply to Alternative 4. Table 3-1 shows average daily construction emissions of reactive organic 
gases (ROG), nitrogen oxides (NOX), coarse particulate matter (PM10) exhaust, and fine particulate 
matter (PM2.5) exhaust during construction of the project. As indicated in Table 3-1, predicted 
project emissions would not exceed the Bay Area Air Quality Management District (BAAQMD) 
significance thresholds. The impact associated with construction-period exhaust emissions is, 
therefore, considered less than significant. Construction-period mitigation would still be necessary 
to control fugitive dust, and the mitigation measure for the proposed project would reduce potential 
construction impacts for this alternative to a less-than-significant level.  

TABLE 3-1 ALTERNATIVE 4: PROJECT CONSTRUCTION EXHAUST EMISSIONS 

 
ROG NOX 

PM10  

Exhaust 

PM2.5  

Exhaust 

Total Emissions (tons) 1.14 3.55 0.17 0.16 

Average Emissions (pounds/day) based on 
330 construction days  

6.9 21.5 1.0 1.0 

BAAQMD Thresholds (pounds/day) 54 54 82 54 

Exceed Threshold? No No No No 

Note: ROG = reactive organic gases, NOx = nitrogen oxides, PM10 = coarse particulate matter or particulates with an 
aerodynamic diameter of 10 micrometers (µm) or less, PM2.5 = fine particulate matter or particulates with an aerodynamic 
diameter of 2.5µm or less, BAAQMD = Bay Area Air Quality Management District. 

Dispersion modeling was conducted using the same methodology as under the proposed project, 
with Alternative 4 PM2.5 exhaust emissions (assumed to be diesel particulate matter) input to the 
ISCST3 model. Results of modeling indicate that the maximum incremental residential child cancer 
risk at the maximally exposed individual (MEI) receptor would be 6.1 in 1 million and the residential 
adult incremental cancer risk would be 0.3 in 1 million, 0.27 micrograms per cubic meter (μg/m3) 
PM2.5 concentration, and 0.011 hazard index (HI)—the same results as under the proposed project, 
representing a less-than-significant construction health risk impact.  

Operational Emissions 

Due to the size of Alternative 4, operational-period emissions would be less than significant. In its 
latest update to the CEQA Air Quality Guidelines, BAAQMD identifies screening criteria for the 
sizes of land use projects that could result in significant air pollutant emissions. For operational 
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impacts, the screening project size is identified at 489 rooms. Hotel projects of a smaller size would 
be expected to have less-than-significant impacts with respect to operational-period emissions. 
Since Alternative 4 would have a total of 187 hotel rooms, it is concluded that emissions would be 
below the BAAQMD significance thresholds for the operational period.  

Alternative 4 would include installation of one 80-kilowatt (kW) emergency back-up diesel 
generator. The generator would be located near the northwest corner of the property. The new 
generator would use a diesel engine that meets the EPA Tier 4 off-road diesel emission standards. 
Diesel particulate matter (DPM) emissions (assumed to be the same as PM2.5 emissions) were 
calculated assuming use of a Tier 4 diesel engine with operation of 50 hours per year, the 
maximum allowed by BAAQMD for periodic testing and maintenance of emergency generators. 
Maximum daily emissions from this generator would be less than 0.1 pound for each of the 
following criteria pollutants: ROG, NOX, PM10, and PM2.5. This would be negligible when compared 
to the BAAQMD daily thresholds for these criteria pollutants. Yearly emissions would be far below 
BAAQMD annual thresholds. Appendix E of the DEIR contains calculated emissions from operation 
and routine testing and maintenance of the back-up generator.  

Biological Resources 

The alternative would avoid the significant impacts of the project associated with filling of the 
proposed pond and removal of many of the trees of regulated size under Chapter 15.50 of the 
Town’s Municipal Code. Potential adverse impacts on nesting birds and the remote possibility of 
disturbance to roosting bats in the existing structures could still occur under this alternative but 
would be mitigated to less-than-significant levels with implementation of required mitigation. 
Compliance with Chapter 15.50 of the Municipal Code would still be required to address trees of a 
regulated size and species that would still have to be removed under this alternative. However, 
implementation of the relevant mitigation measures would reduce potentially significant impacts to 
a less-than-significant level under this alternative. 

Retaining the existing pond and establishing a minimum 20-foot-wide buffer around this feature 
would avoid the significant impacts associated with filling of the 0.64-acre of jurisdictional waters 
and would allow for substantial improvement to its current condition to address odor, aesthetic, and 
safety concerns and improve existing wildlife habitat values as well. As with the No Project 
Alternative and Alternative 2 addressed in the DEIR, Alternative 4 would require further detailed 
study but could include a number of modifications to the existing bank configuration and improved 
management of water levels and circulation. In addition, the buffer zone created under this 
alternative would allow for additional native enhancement plantings around this feature not 
available under the No Project Alternative. Increasing water circulation and aeration during the 
warmer months when anaerobic conditions develop as a result of poor water quality and higher 
water temperatures could help address the concerns about odor and aesthetic problems. With 
proper management and controls, options to be explored to improve water quality and circulation 
include using the existing culvert with slide gate to the tidally influenced ditch along the west side of 
Highway 101 and the culvert to Lagoon No. 1 for improved water circulation, and using spray 
fountains in the pond to improve aeration. Reconfiguring the steeply sided banks around the pond 
to create a shallow terrace would allow for establishing native marshland vegetation around the 
entire feature, improving existing wildlife habitat and aesthetic values and reducing the risk posed 
to visitors from the steep banks. To further improve the existing limited habitat values, the 
perimeter of the pond could be revegetated with native marsh riparian and upland plant species, 
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including substantial plantings in the upland 20-foot buffer and adjacent areas along the cross-site 
roadway in this alternative. Any modifications to jurisdictional waters would require appropriate 
authorizations from regulatory agencies, including the U.S. Army Corps of Engineers, Regional 
Water Quality Control Board (RWQCB), and possibly California Department of Fish and Wildlife 
(CDFW). This would be a relatively simple process in comparison to the proposed project, 
however, given that the improvements would greatly improve existing habitat functions and values 
and could be designed as a habitat improvement and restoration program.  

Cultural Resources 

Impacts of this alternative on built-environment historical resources would be comparable to those 
of the proposed project because this alternative would not cause a substantial adverse change in 
the significance of a resource that is listed in, or eligible for listing in, the California Register of 
Historical Resources. 

Impacts of this alternative on archaeological resources, paleontological resources, and human 
remains interred outside of formal cemeteries would be comparable to those of the proposed 
project because ground-disturbing activities would have the potential to unearth these resources. 
The impacts on these resources would be less than significant with mitigation, similar to the 
project. However, with retention of the pond, less area of the site would be disturbed, which could 
slightly reduce the potential to disturb cultural resources.  

Geology and Soils 

Impacts related to geology and soils would be comparable to those of the proposed project, as new 
buildings would be developed at the site that would be subject to potentially significant seismic and 
geotechnical hazards. The mitigation measures for the proposed project would reduce potential 
impacts of this alternative to less-than-significant levels. A significant reduction in fill would occur 
under Alternative 4 due to retention of the pond with this alternative.  

Greenhouse Gas Emissions 

Construction Emissions 

Construction impacts of this alternative would be comparable to those of the project because the 
construction schedule and proposed construction equipment list likely would remain the same 
under this alternative. Because Alternative 4 would not involve filling of the pond, it is estimated by 
the project applicant that 9,000 less CY of soil import would be required, for a total of 12,403 CY. 
CalEEMod was used to predict construction emissions under Alternative 2 using the same 
methodology as the proposed project, except with 12,403 CY of soil import input to the model. This 
modeling would also apply to Alternative 4. Total construction carbon dioxide equivalent (CO2e) 
emissions were calculated to be 566 metric tons (MT) of CO2e, compared to 604 MT of CO2e for 
the proposed project, and construction greenhouse gas (GHG) emissions under this alternative 
would remain less than significant.  
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Operational Emissions 

Operational GHG emissions would be similar to those of the proposed project, as the same 
number of hotel rooms would be built under Alternative 4 as under the proposed project (187 
rooms). Like the proposed project, Alternative 4 would not result in any significant operational-
related GHG emissions.  

Hazards and Hazardous Materials 

Impacts related to hazards and hazardous materials would be comparable to those of the proposed 
project, as existing buildings would be demolished and lead, asbestos, and other hazardous 
materials within those buildings could be released. The mitigation measures for the proposed 
project would reduce potential impacts of this alternative to less-than-significant levels. 

While not a specific significance criterion, the potential for a safety hazard associated with retention 
of the pond would be associated with this alternative. As currently occurs, the hotel has liability for 
anyone drowning in the pond despite the fact that the Town operates the pond. Without fencing 
around the pond, this safety hazard could continue. Fencing could be installed at the edge of the 
pond to reduce this potential hazard.  

Hydrology and Water Quality 

Impacts related to hydrology and water quality would be comparable to those of the proposed 
project, as construction and operation of Alternative 4 would have the potential to affect stormwater 
quality and the new structures would be subject to potential flooding hazards. However, Alternative 
4 may have a slightly reduced area of impervious surface area compared to the proposed project, 
resulting in slightly less runoff from the site. It is assumed that on-site retention of stormwater 
would also occur for this alternative, with the use of bioswales at the edge of parking areas.  

Retention of the pond under this alternative would result in a small negative but unquantified effect 
on water quality, as the pond water becomes increasingly brackish in the summer, resulting in odor 
complaints. The “Biological Resources” analysis above explains how water quality could be 
improved. The mitigation measures for the proposed project would reduce potential impacts of this 
alternative to less-than-significant levels. 

Land Use and Planning 

Like the proposed project, this alternative would require a General Plan amendment and rezoning 
to allow additional floor area above what is currently allowed. The increased floor area combined 
with retention of the pond would primarily have secondary impacts related to visual quality, 
hydrology, and other topics that would either increase or decrease the level of impacts when 
compared to the proposed project. For example, as discussed in the “Aesthetics” analysis above, 
the massing of the building in Alternative 4 would have more visual impacts on views from Tamal 
Vista Boulevard; however, as discussed in the “Hydrology and Water Quality” analysis above, 
Alternative 4 would have slightly less hydrology and water quality impact due to the reduced area 
of impervious surfaces proposed.  
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The potential for conflicts with General Plan policy would be similar to the proposed project. 
Retention of the pond would result in this alternative meeting more of the policies of the General 
Plan, especially as related to protection of “other waters of the U.S.”  

Noise 

Future Exterior Noise Environment 

Based on the orientation of the hotel under Alternative 4 with respect to Highway 101, the 
swimming pool and basketball court would have direct line-of-sight to traffic, which is the dominant 
noise source in the project site vicinity. According to the plans for this alternative, the distance from 
the swimming pool and basketball court to Highway 101 would be very similar to that shown for 
Alternative 2 in the DEIR. The noise levels at the pool were calculated to be 66 dBA Ldn, which 
exceeds the 65 dBA Ldn limit established in the Town of Corte Madera General Plan. The 
calculated noise levels at the basketball court were 64 dBA Ldn, which would not exceed the 65 
dBA Ldn limit. The noise impact of this alternative would be potentially significant because the 
General Plan guidelines would be exceeded and mitigation measures would need to be 
implemented to reduce noise levels to 65 dBA Ldn. Similar to the recommendation for Alternative 2, 
a 6-foot noise barrier that shields the pool would sufficiently reduce noise levels to comply with the 
General Plan guidelines.  

Future Interior Noise Environment 

Under Alternative 4 conditions (as for Alternative 2), perimeter hotel rooms would be exposed to 
future exterior noise levels ranging from under 60 dBA Ldn at rooms adjacent to Madera Boulevard 
to 67 dBA Ldn at the corner hotel rooms nearest Highway 101. Based on these exterior levels, 
projected interior noise levels for the Alternative 4 would potentially be as high as 47 dBA Ldn 

assuming standard hotel construction methods with the windows closed. Therefore, this impact 
would be potentially significant because interior noise levels would exceed 45 dBA Ldn. The 
southeastern corner of the proposed hotel that is nearest to Highway 101 would require analysis 
for potential sound-rated construction methods, building façade treatments, and mechanical 
ventilation systems to maintain interior noise levels at or below acceptable levels. Mitigation 
Measure NOISE-1 would need to be implemented for Alternative 4.  

Project-Generated Traffic Noise and Cumulative Noise 

This alternative would have similar traffic to the proposed project because the same number of 
rooms would be provided under this alternative. Traffic-generated noise would be less than 
significant. 

Operational Noise 

Alternative 4 would require the same mechanical equipment as the project design, including 
heating, ventilation, and air conditioning systems. The proposed hotel in the Alternative 4 design 
would have similar mechanical needs to the proposed project because the same number of rooms 
would be provided. However, information regarding the number and type of mechanical units, 
locations, size, housing enclosures, and other factors were unknown at the time of this study. The 
impacts of mechanical equipment noise on nearby noise-sensitive receptors would need to be 
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assessed during the final stage of design. This is a potentially significant impact. Mitigation 
Measure NOISE-2 identified in the DEIR would need to be implemented for Alternative 4. 

Project Construction Noise and Vibration 

The phases of construction, equipment to be used, and total duration for Alternative 4 would be 
similar to the project design, except that the pond would not be filled. Furthermore, the distance to 
the nearest noise-sensitive receptor would be similar. Vibration levels due to construction activities 
for Alternative 4 would be less than the significance threshold of 0.3 inches per second Peak 
Particle Velocity (in/sec PPV) at the nearest sensitive receptor, and while construction vibration 
would at times be perceptible at the receptors, adjacent land uses would not be subjected to 
excessive vibrations over extended periods. Assuming construction hours would be limited to 
daytime hours only, this impact would be less than significant. 

Noise generated by construction activities for Alternative 4 would temporarily elevate noise levels 
at adjacent noise-sensitive receptors. On a temporary basis, noise levels are expected to exceed 
60 dBA Leq and to be at least 5 dBA Leq above the ambient noise environment. Therefore, 
construction noise for Alternative 4 would be potentially significant. The same list of best 
management practices from Mitigation Measure NOISE-3 identified in the DEIR would need to be 
incorporated into Alternative 4.  

Public Services 

Impacts of this alternative would be comparable to those of the project because this alternative 
would not create a need for new or physically altered fire stations or police facilities, schools, or 
recreational facilities. 

Transportation/Traffic 

Impacts of this alternative would be comparable to those of the project since a similar number of 
additional vehicle trips and pedestrian trips would be generated, relative to current conditions. Daily 
and peak hour trip generation would be similar to the proposed project because both Alternative 4 
and the proposed project would include 187 hotel rooms.  

Similar to the proposed project, Alternative 4 would not result in significant impacts on study 
highway segments, highway ramps, roadway segments, and intersections. 

Like the proposed project, Alternative 4 would result in increased vehicle turning movements into 
the site’s driveway, construction-related traffic, and increased pedestrian trips to or across Madera 
Boulevard and Tamal Vista Boulevard. Mitigation Measures TRAFFIC-1, TRAFFIC-2, and 
TRAFFIC-3 would apply to this alternative. 

Similar to project conditions, the sidewalk abutting the project site along Tamal Vista Boulevard 
would continue to have cross-slopes and obstructions that are not compliant with Americans with 
Disabilities Act (ADA) standards. Mitigation Measure TRAFFIC-4 would apply to this alternative. 
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Utilities and Service Systems 

Impacts of this alternative would be comparable to those of the project because the alternative 1) 
would not require the construction of new water treatment facilities or expansion of existing 
facilities, 2) would not require new or expanded water entitlements, 3) would not require or result in 
the construction of new wastewater treatment facilities or expansion of existing facilities, 4) would 
not exceed wastewater treatment requirements of the applicable Regional Water Quality Control 
Board, 5) would not exceed landfill capacity, and 6) would not conflict with federal, state, or local 
statutes and regulations related to solid waste. 

Energy 

Impacts of this alternative would be comparable to those of the project because the alternative 1) 
would not require or result in the construction of new sources of energy supplies or additional 
energy infrastructure capacity, and 2) would not conflict with applicable energy efficiency policies or 
standards. 

3.3 ENVIRONMENTALLY SUPERIOR ALTERNATIVE 

The CEQA Guidelines require that the “environmentally superior alternative” be identified. If the 
environmentally superior alternative is the No Project Alternative, the EIR must also identify an 
environmentally superior alternative from among the other alternatives. Table 3-2 provides a 
comparison of the alternatives to the proposed project, including the original alternatives evaluated 
in the DEIR. 

For this project, the No Project Alternative would be the environmentally superior alternative as it 
would leave the site unchanged from its existing condition and no new impacts would be created. 
However, this alternative would not meet the project objectives. In addition, the EIR must also 
identify another alternative as mentioned above.  

Alternative 2: Alternative with Retention of the Pond and 147-Room Hotel (101,769 square feet) 
would be considered the environmentally superior alternative because of the following:  

 Alternative 2 would avoid filling the 0.64 acre of jurisdictional waters and could provide for 
improved aesthetic, safety, and habitat conditions of this feature. This would require further 
study, but could provide for appropriate water circulation and aeration, reconfiguration of the 
existing banks to allow for expansion of marshlands for improved natural filtration functions 
and habitat values, and native marshland and upland plantings to improve wildlife habitat and 
aesthetic conditions for hotel guests and visitors. 

 Alternative 2 would avoid significant impacts associated with removal of trees of regulated size 
under Chapter 15.50 of the Town’s Municipal Code.  

 Trip generation would be reduced, as would associated air and GHG emissions, as compared 
to the proposed project. 
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TABLE 3-2 COMPARISON OF IMPACTS OF ALTERNATIVE 4 AND OTHER PROJECT ALTERNATIVES 

(AFTER MITIGATION) 

Environmental Issue Area 

PP 

 

 

Proposed 

Project 

ALT 1 

 

 

No  

Project 

ALT 2 

Retention of 

Pond and  

147-Room 

Hotel 

ALT 3 

Filling of 

Pond and 

111-Room 

Hotel 

ALT 4 

Retention 

of Pond and 

187-Room 

Hotel 

Aesthetics LTS LTS- LTS+ LTS- LTS+ 

Air Quality LTS LTS- LTS LTS LTS 

Biological Resources LTS LTS- LTS- LTS+ LTS- 

Cultural Resources LTS LTS- LTS- LTS LTS- 

Geology and Soils LTS LTS- LTS LTS LTS 

Greenhouse Gas Emissions LTS LTS- LTS LTS LTS 

Hazards and Hazardous Materials LTS LTS- LTS LTS LTS 

Hydrology and Water Quality LTS LTS- LTS LTS- LTS- 

Land Use and Planning LTS LTS- LTS- LTS- LTS- 

Noise LTS LTS- LTS+ LTS- LTS+ 

Public Services LTS LTS LTS LTS LTS 

Transportation/Traffic LTS LTS- LTS LTS LTS 

Utilities and Service Systems LTS LTS LTS LTS LTS 

Energy LTS LTS LTS LTS LTS 

Notes: PP = Proposed Project 

 ALT 1 = No Project Alternative 

 ALT 2 = Alternative with Retention of the Pond and 147-Room Hotel 

 ALT 3 = Alternative with Filling in the Pond and 111-Room Hotel 

 ALT 4 = Alternative with Retention of the Pond and 187-Room Hotel 

 + = Greater adverse impact than proposed project 

- = Lesser adverse impact than proposed project 

Source: A. Skewes-Cox, 2015.  
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Best Western Corte Madera Inn Redevelopment:  Market Study & Financial 

Feasibility Evaluation 
 

Exhibit 5 - 061616 - CVP - Army Corps Public Notice 2000-255330N Comment Letter  
 
Prepared for:  Community Venture Partners, Inc.  
By:  Maurice H. Bennett, RHSW, LLC. 
Subject Property:  50 – 64 Madera Boulevard, Corte Madera, CA 94925 
Subject Property Proposed Use:  Hospitality / Hotel 
Re:  Project: Corte Madera Rebuild; Public Notice Number: 2000-255330N 
 
Purpose: To evaluate financial feasibility and practicability of developing and operating 
a hotel at the subject location along Highway 101 in the Town of Corte Madera, Marin 
County. 

 
Subject Property Description:  The subject property is 5.47 acres (238,273 square 
feet) in size and currently contains a 110 room Best Western Inn and a freestanding 
retail / restaurant building, together totally approximately 82,000 square feet of 
development. The property is currently zoned C-3 Highway Commercial with an 
allowable floor area ratio (“FAR”) of .34 (81,012 square feet of building allowable to a 
height of 35 feet). Per the March 22, 2016 Staff Report, the applicant is currently 
applying to the Town for an FAR of .533 for an allowable 127,036 square feet of 
developed space. 

Introduction and Property Location Evaluation 

Marin and the San Francisco Bay Area are currently among the hottest real estate markets in the 

country. The subject property itself would be classified as an A+ location, meaning it is arguably 

one of the best possible locations for a hotel or other commercial uses in southern Marin County. 

The property enjoys maximum highway exposure on Highway 101, the main thoroughfare 

through Marin County, making it easily visible to anyone travelling either north to Sonoma 

County or south to San Francisco. In addition, it is located at the foot of a highway on-ramp / 

off-ramp.  

The subject property is approximately 11 miles from the Golden Gate Bridge to San Francisco, 

1.7 miles from the Larkspur Ferry Terminal and the future SMART commuter train station, and 

2.5 miles from the Richmond San Rafael Bridge to the East Bay. It is in immediate proximity to 

all conceivable services and amenities, including but not limited to restaurants, gas stations, 

banking, professional services, athletic clubs, health care facilities, office complexes, public 

parks and dedicated open space, waterfront recreation, government offices, cinemas, and two 

regional-sized retail malls anchored by major national tenants (e.g., Safeway, Rite-Aid, Barnes & 

Noble, Crate & Barrel, Nordstrom, REI, the Container Store, Macy’s, Tesla, Banana Republic, 

Apple, Microsoft, Williams Sonoma, Ann Taylor, Gap, J. Crew, Pottery Barn, Restoration 

Hardware, Cheesecake Factory, Talbots, Starbucks, North Face, Tommy Bahama, Verizon, P.F. 

Chang, JP Morgan Chase, Charles Schwab, and Urban Outfitters). 

Perhaps the best evidence of the high value of this location is the “For Sale” brochure currently 

being circulated by the applicant, which calls this property an “Extremely Rare Central Marin 
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Redevelopment Opportunity” (Exhibit 7 to the 061516 - CVP - Army Corps Public Notice 2000-

255330N comment letter). This parcel’s inherent value, based on its prime location, suggests that 

it can support above normal development investment.  

Marin Lodging Market Survey 

 

The subject property is arguably one of the best locations for a hotel in southern Marin County. 

The property enjoys maximum highway exposure on Highway 101, the main thoroughfare 

through Marin County, and is located at the foot of a highway on-ramp / off-ramp. There are 

superior locations for boutique, luxury, waterfront hotels in Sausalito. However, those hotels do 

not serve the same clientele that the subject project is intended to serve. 

 

The Survey Methodology:   

 

This Survey was conducted in order to establish comparative data, with which to test the 

assumptions of the applicant, regarding valuation, occupancy, practicability, and financial 

feasibility. The data presented was compiled via direct telephone interviews of management at 

the properties listed, and/or by using the most conservative available published data on average 

annual room rental rates,
1
 and was then significantly discounted to allow for online sales 

promotions. 

 

Properties were then evaluated, ranked, and compared to the “Subject Property,” based on a 

combination of factors such as location, building type, age, price point, quality, services, and 

amenities offered (swimming pool, tennis court, workout room, concierge, food service, outdoor 

recreational spaces, etc.). Each was then categorized as either comparable to the existing subject 

property (Noted as “1” - shown in yellow highlighting), or a comparable to the newly 

redeveloped subject property (Noted as “2” - shown in blue highlighting), or as a property that is 

not comparable to either (Noted as “N”), due to the same criteria or because it serves a different 

market segment that is either higher end or lower end. 

 

Survey: 

 

Marin Lodging Market Survey 
   

Name City Rooms 
Average 

Rate Notes 

SUBJECT PROPERTY:         

Best Western Corte Madera Inn Corte Madera 110 $209  

 Dual-Branded Marriotts - Proposed 174 $239    

Marriott Residence Inn - Alternative 2 (with pond)  147 $249    

          

Cavallo Point Lodge Sausalito 142 $492  N 

Casa Madrona Hotel Sausalito 11 $279  N 

The Gables Inn Sausalito 15 $259  N 

                                                      
1
 Website data for each hotel, and TripAdvisor, Google 
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Hotel Sausalito Sausalito 16 $245  N 

Inn Above The Tides Sausalito 31 $500  N 

Acqua Hotel Mill Valley 48 $219  2 

Holiday Inn Express  Mill Valley 100 $198  1 

Mill Valley Inn Mill Valley 25 $269  N 

America’s Best Value Inn Motel Mill Valley 35 $107  N 

Mill Valley Travel Lodge Motel Mill Valley 34 $102  N 

Tamalpais Motel Mill Valley 15 $109  N 

The Lodge at Tiburon Tiburon 103 $269  N 

Waters Edge Tiburon 23 $299  N 

Marin Suites Hotel Corte Madera 100 $140  1 

LOCATION OF SUBJECT PROPERTY         

America’s Best Value Motel Corte Madera 18 $99  N 

Marriott Courtyards San Francisco 
Larkspur 
Landing 147 

$249  
2 

Extended Stay America San Rafael 112 $161  1 

North Bay Inn Motel San Rafael 21 $130  N 

Hilton Embassy Suites Hotel San Rafael 235 $209  1 

Four Points Sheraton San Rafael 235 $169  1 

Marin Lodge Motel San Rafael 20 $119  N 

Marriott Courtyard Inn Novato Novato 136 $179  1 

Best Western Plus Novato Oaks Novato 108 $169  1 

NOTES:          

1 - Current Comparables: based on location, building type, age, quality, and amenities 

2 - Post Renovation Comparables: based on location, building type, quality, and amenities 

N - Not comparable (+ or -) due to price, age, location, building type, quality, and amenities 
 

Survey Results: 

 

Fourteen of the lodgings included in the survey were determined to not be comparable because 

they are either significantly inferior by all measures and aim to serve the “overnight” motel 

market, or they serve higher end guests and are located in more scenic destination locations such 

as Tiburon, the Sausalito waterfront, or downtown Mill Valley. 

 

Of the remaining properties, the survey shows that the existing Corte Madera Inn presently has 

eight direct competitors for market share in southern Marin County. These are the Hotel Acqua, 

Holiday Inn Express, Marin Suites Hotel, Extended Stay America, Hilton Embassy Suites, Four 

Points Sheraton, Marriott Courtyard Novato, and the Best Western Plus Novato Oaks Hotel. 

Their designation as competitors is primarily based on a blend of characteristics. Some are 

somewhat higher quality but they target the same market price point (Hilton Embassy Suites, 

Four Points Sheraton). Some are not as well located but are somewhat newer and offer more 

amenities (Marriott Courtyard Inn Novato), or somewhat fewer amenities (Hotel Acqua, 
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Extended Stay America). Some are similarly located (the Marin Suites Hotel) but are inferior or 

dated in character and construction style. 

The most significant result of the survey is the finding that once the subject property is 

redeveloped, either as a new, high quality, dual-branded Marriott Springhill Suites and Marriott 

Residence Inn (174 rooms), or as a Marriott Residence Inn (147 rooms), its direct competition is 

likely to significantly decrease, giving it a dominant position and market share in southern 

Marin.  

 

Ironically, the best comparable and direct competition on all metrics, for a new hotel, is probably 

the Marriott Courtyards Inn at Larkspur Landing, which is only 1.7 miles north on Highway 101. 

The Hotel Acqua, located at Highway 101, in Mill Valley, would also remain a competitor 

mostly due to its unique waterfront location, and its highway visibility and access. 

 

Our telephone interview with management of both the Marriott Courtyards at Larkspur Landing 

and the Hotel Acqua indicated that they currently enjoy high demand and a high occupancy rate, 

year round (greater than 80% occupancy). 

 

A number of other former comparables, even those offering similar services and amenities, lose 

their competitive edge because they are either much older or they lack the location advantage of 

the newly redeveloped hotel of the subject property. In addition, the interest in purchasing the 

subject property, by hotel developers / operators appears to be extremely high. Every hotel 

developer / operator we interviewed indicated that they had already gotten in contact with the 

applicant’s broker in order to discuss making a purchase offer. 

Hotel Occupancy Rates in Marin County 

The assumed hotel occupancy rate is important because it impacts operating revenues and how 

profitable the project will be (the number of rooms for rent multiplied by average room rental 

rate multiplied by number of nights per year of occupancy equals gross revenues
2
).  

In their “Residual Value Analysis”, the applicant cites PKF Hospitality Research as their data 

source for occupancy estimates of 75% occupancy. PKF is a highly respected firm for such data. 

But PKF’s most recent reports and forecasts do not support the applicant’s occupancy 

assumptions.  

The assumed 75% occupancy might be a reasonable average room occupancy rate for Marin 

County. However, it that has less bearing on this particular project in this particular location, 

because that average includes a very wide range of types of hotel and motel rooms (from the four 

star Hilton Embassy Suites in San Rafael to small, dated motels, the majority of which are 

significantly older and inferior to what is being proposed at the Marriott Corte Madera Inn). The 

newly developed Marriott Corte Madera Inn will arguably be one of the best located, highest 

quality hotels in Marin County (excluding the boutique, luxury, waterfront hotels noted above). 

It is very likely that its occupancy rate will be higher than the Marin average. 

                                                      
2
 There are other ancillary revenues associated with hotel operations such as concessions, mini bars, and vending 

machines, etc., which have been ignored for the sake of simplicity. 
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In their December 2015 “Hotel Horizon” hotel occupancy forecast, PKF states that in hot West 

Coast markets such as Marin and the SF Bay Area 

the growth in demand for lodging accommodations will exceed the change in supply during 

each of the next two years. 

For 2016, PKF-HR is projecting  

room rates to increase by 5.5 percent, followed by an even greater 5.8 percent rise in 2017. 

And that 

At this point in the cycle, the top tier cities are approaching all-time highs, limiting the 

potential for continued occupancy gains, (and in) the San Francisco market… occupancy 

level achieved was 90.3 percent (in 2015). 

The 80% to 90% occupancy rate for qualify hotels in Marin was corroborated when we 

conducted the Marin Lodging Market Survey, included in this report. This considered, if the 

assumed occupancy rate were increased by only +5%, to 80% occupancy (vs. 75%), we’d get an 

increase in annual gross revenue of almost $600,000.
3
 

Average Room Rates 

The applicant has shown a projected annual, average room rate of $175 per night for a newly 

developed hotel on the property. This figure is grossly inadequate. The existing Best Western 

Corte Madera Inn presently has an average, published (per its website), annual, average room 

rate of $239 per night. This rate is “as is” before any improvements. Even considering that online 

discount bookings are now reducing the published nightly rates at most hotels, the $175 per night 

for a newly developed hotel, in this prime location, is unsupportable. For comparative purposes 

we have used an average room rate of $209 per night for the existing Corte Madera Inn. 

It is conservative to estimate that the average room rental rates of a new hotel would at least 

match the rates of the published room rates of the existing hotel. This would result in an 

estimated average room rate of $239 per night for the dual branded Marriott Residence Inn / 

Springhill Suites redevelopment, and $249 per night for the Marriott Residence Inn 

redevelopment. This difference is significant because of its impact on total revenues, project 

valuation and overall profitability / financial feasibility. 

Cap rate and valuation of a new hotel 

The applicant’s data assumes a “cap rate” of 6% to estimate project value. A cap rate, or 

“capitalization rate,” is the ratio of the net operating income (“NOI”) to the property’s value. It 

tells an investor what kind of “yield” the property will provide (the percentage of return on 

investment based on the project’s value) so it can be compared to other investments.  

                                                      
3
 $175 per night multiplied by 185 rooms multiplied by 292 days (80% of 365 days a year) of rental equals 

$9,453,500 vs. $8,862,656, a differential of +$590.844. 

http://www.cbrehotels.com/EN/PressCentre/Pages/PKF-Hospitality-Research-Extends-Record-US-Occupancy-Forecast-Through-2017.aspx
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To get the cap rate, you divide the net operating income by the project value and you get a 

percentage. So, for example, if a property was listed for $1,000,000 and generated a net 

operating income of $100,000, the cap rate would be $100,000/$1,000,000, or 10%. Conversely, 

if you know the NOI and have a rate that you think investors are looking for (the 6% suggested 

by the applicant, for example), you can divide the income by that rate and get a projected value 

or selling price. 

The lower the cap rate, the higher the value of the hotel. And that value, just like in your house, 

is basically profit to the developer / owner. 

A 6% cap rate is a reasonable number for a developer to submit to a lender when they’re trying 

to obtain financing. However, again, this is only an average valuation metric for hospitality 

properties in Marin. In the southern Marin market, in this location, however, it’s likely that the 

actual value of a new, premium hotel could be higher and therefore, the cap rate could be lower 

(perhaps 5.75%), and therefore, the resultant profits could be significantly greater.  

If, for example, we use a slightly more aggressive 5.75% cap rate, it results in approximately 

$4,500,000 more in property value, and more than $100,000 in additional cash flow profit per 

year.  

Marriott Corporation’s Comment letter 

The applicant has argued that constructing anything less than their preferred option (and filling in 

the pond), is not financially feasible, and they cite a letter from Marriott Corporation as evidence 

of that. However, the letter from Marriott Corporation that has been cited does not offer an 

opinion of financial feasibility. The letter from Marriott Corporation (see 061516 – CVP Army 

Corps Public Notice 2000-255330-N comment letter – Exhibit 10) simply states that if the 

smaller hotel is built, it would probably be a Residence Inn, instead of a dual-branded hotel with 

a Marriott Springhill Suites. As this Marin Lodging Market Survey & Financial Feasibility 

Evaluation demonstrates, there is nothing that would lead one to conclude that a stand-alone 

Marriott Residence Inn hotel operation would not be feasible and highly profitable to operate in 

southern Marin. 

Financial Feasibility Analysis  

We have been asked to evaluate the subject property to determine if new development, 

redevelopment, or renovation of the existing hotel is “capable of being done” not just by the 

applicant but by any developer. In addition, we have been asked to evaluate if there are other 

“practicable” on-site alternatives that could achieve the project’s basic purpose, which is to 

provide hotel lodging on the subject property, but without the loss of the wetlands pond.  

To the best of our knowledge, the applicant has not provided or analyzed any alternative 

proposals. However, such alternatives do exist (Alternative 2, which proposes the development 

of a 147 room hotel and the preservation of the wetlands pond, noted in the Corte Madera Inn 

Redevelopment Project Draft EIR, dated November 17, 2014, Section 5. Alternatives (also as 

Exhibit 3A to the 061516 - CVP - Army Corps Public Notice 2000-255330N comment letter). 

Therefore, in order to evaluate the feasibility of developing the project or alternative projects, or 

http://townofcortemadera.org/DocumentCenter/View/1058
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the “practicability” of such projects we must use methods and data that align with accepted 

industry standards. 

Data and Assumptions  

To address the questions of “capable of being done” and “practicable,” one needs as much 

location specific information as possible. However, the information provided by the applicant is 

generally insufficient and/or inaccurate. Therefore, in order to make this determination, we have 

done market research to arrive at realistic income and expense figures. 

The income and expense data used in any project feasibility analysis must reflect the unique 

characteristics of the subject property, rather than rely on national statistics or even statewide 

statistics. In addition to determining an appropriate land valuation, estimating development 

investment feasibility would also include construction costs, operating expenses, occupancy rates 

and market capitalization rates (“Cap Rates”) for the given market area.  

Financial feasibility is also highly dependent on the specific financial circumstances of the 

developer entity. For example, the developer’s ability to raise capital, obtain financing, and 

secure favorable lending rates are all considerations. Also, the term of loans, the amount of 

equity to be invested vs. the amount of debt available (loan to value constraints), the terms of the 

property’s purchase agreement, and so forth must also be determined. In addition, each investor 

group / developer may have different requirements or thresholds for return on investment (“cash 

on cash RIO”), or internal rate of return (“IRR”
4
), in order to determine if a purchase, 

redevelopment or new development is “feasible.” 

As one can imagine, metrics also vary considerably from one developer to the next. Among real 

estate development professionals, “feasibility” and “profit” are variable terms. There are also 

considerable variables with regard to the quality of any redevelopment proposal, its architecture, 

amenities choices of materials and fixtures, etc. Therefore, in order to evaluate financial 

feasibility, we need to consider both quantitative (room counts) and qualitative (construction 

type) variables.  

The applicant has failed to address all of these issues except for providing figures for 

construction costs, operating expenses, occupancy rates and market capitalization rates. 

Applicant’s “Financial Analysis” 

In “Attachment 3” to the January 8th Corte Madera Planning Staff Report, the applicant included 

a financial analysis, which is titled a Hotel Development Residual Value Analysis - “Exhibit C”. 

It purports to demonstrate why the applicant should be granted increased zoning rights (FAR) in 

order to construct the maximum size hotel. In addition, the applicant only provided one financial 

scenario; the one they want to build.  

The applicant’s analysis is as follows: 

                                                      
4
 Internal rate of return (IRR) is the interest rate at which the net present value of all the cash flows (both positive 

and negative) from a project or investment equal zero. Internal rate of return is used to evaluate the attractiveness 
of a project or investment. 

http://townofcortemadera.org/DocumentCenter/View/2001
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Applicant's Hotel Development Residual Value Analysis - 185 rooms 

    Item Amount /SF Notes 

Net building area 131,180 
  Rooms 185 
 

* 

Projected occupancy 75% 
  Average room rate $175  
  

    Annual room revenue $8,862,656  
  Operating and fixed costs ($5,574,611) 
 

1 

Net operating income $3,288,045  
  Cap rate 6% 
  Potential Project Value $54,800,758  
 

2 

    Building and improvements $29,515,500  $225  
 FF&E (finishes, fixtures and) $3,935,400  $30  
 Offsite mitigation measures $950,000  $7  
 Soft costs $2,361,240  $18  
 Construction period property taxes $250,000  $2  
 Construction period interest $918,260  $7  
 Total Development Costs $37,930,400  $289  
 Developer Fee 

   Residual Land Purchase Price $16,870,358  
  Total Project Development Cost $54,800,758  
  

    * Maximum number at .55 FAR 
   1 - 62.9% per PKF Hospitality 
   2 - Corrected: this item was mislabeled by the applicant as "potential income" 

The applicant’s analysis employs a method that determines what it calls “residual value” and 

“residual land purchase price.” However, this methodology and terminology does not conform to 

industry standards, with regard to demonstrating financial feasibility. It also cannot be correlated 

with the applicant’s own broker’s opinion of value, which is “Attachment A” to that January 8, 

2016 Staff Report, which shows a purchase price for the hotel and land of $9.7 million.  

A principal at Skyline Properties, LLC, a veteran commercial real estate and hotel investor / 

developer, in Mill Valley, California, euphemistically referred to “residual land value” as “an 

interesting concept.” Put simply, the “residual land value” calculation is not a method of analysis 

used by real estate professionals to determine if an investment should be made. It doesn’t tell us 

whether or not the investment is actually profitable or if the project is financial feasible because 

it lacks most of the information described in the section above, Data and Assumptions.  
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In short, the applicant’s analysis makes no sense. In reality, no developer would actually make a 

determination to purchase or redevelop a property based on this methodology. In addition, the 

estimates used for occupancy and average room rate, and even cap rate, are all questionable. 

However, even if we employ the applicant’s methodology, using the same income per room and 

cost assumptions, proportionately, and apply it to Alternative 2 (147 rooms and the preservation 

of the wetlands pond), we do not find any results that would suggest this Alternative is not 

feasible, profitable, or practicable.  

Hotel Development Residual Value Analysis - 147 rooms 
   

     Item Amount /SF Notes 
 Net building area 104,235 

   Rooms 147 
 

* 
 Projected occupancy 75% 

   Average room rate $175  
   

     Annual room revenue $7,042,219  
   Operating and fixed costs ($4,429,556) 
 

1 
 Net operating income $2,612,663  

   Cap rate 6% 
   Potential Project Value $43,544,386  
 

2 
 

     Building and improvements $23,464,823  $225  
  FF&E (furniture, fixtures & equipment) $3,128,643  $30  
  Offsite mitigation measures $0  $0  
  Soft costs $1,877,186  $18  
  Construction period property taxes $250,000  $2  
  Construction period interest $730,017  $7  
  Total Development Costs $29,450,668  $283  
  Developer Fee 

    Residual Land Purchase Price $14,093,718  
   Total Project Development Cost $43,544,386  
   

     * Maximum number at .55 FAR 
    1 - 62.9% per PKF Hospitality 
    2 - Corrected: this item was mislabeled by the applicant as "potential income" 

The resultant difference in the “Residual Land Purchase Price” remains strongly positive. 

Therefore, even using the applicant’s own irrelevant methodology, there is no reason to conclude 

that Alternative 2, which preserves the wetlands pond, is any less feasible or practicable than the 

larger hotel plan, which requires the filling of the wetlands pond.  
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However, again, this methodology does not conform to industry standards and does not in 

any way determine financial feasibility. 

Comparative Sales Valuation Method 

Comparative sales and valuation data is also very difficult to obtain in southern Marin because so 

few properties are developed or sold. However, there is one recent sale of a property that is 

somewhat comparable to the existing Corte Madera Inn: The Mill Valley Holiday Inn Express 

sold for $28 million in July of 2015.  

Therefore, on a comparative value basis, the existing Best Western Corte Madera Inn would be 

valued at $30.8 million. A new 147 room Marriott Residence Inn hotel would be valued at $41.2 

million, and in both cases, before accounting for the fact that it is better located, new, and with 

superior amenities. 

Hotel Purchase / Redevelopment Analysis 

The best way to evaluate the financial feasibility of redeveloping the existing Best Western Corte 

Madera Inn is to analyze the project from the perspective of how a potential third party purchaser 

/ developer would evaluate the investment opportunity. This would include basing assumptions 

about financing (loan interest rate, loan term, loan to value) based on market conditions present.  

Using more realistic data and assumptions (occupancy rate, average room rate, and cape rate) to 

assess financial feasibility of Alternative 2, would result in the following:  

Actual Hotel Development Analysis - Alternative 2 - 147 rooms 
 

    Item Amount /SF Notes 
Net building area 104,235 

  Rooms 147 
 

* 
Projected occupancy 80% 

 
1,4 

Average room rate $249  
 

2,4 
INCOME   

  Annual room revenue $10,688,076  
  Operating and fixed costs ($6,722,800) 
 

3 
Net operating income $3,965,276  

  Cap rate 6% 
 

4 
Potential Project Value $66,087,937  

 
  

Debt Service $3,014,035  
 

6 
Net Cash After Debt Service $951,241    ** 
        
REDEVELOPMENT EXPENSE   

  Building and improvements $23,464,823  $225  
 FF&E (finishes, fixtures and) $3,128,643  $30  
 Offsite mitigation measures $0  $0  
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Soft costs $1,877,186  $18  
 Construction period property taxes $250,000  $2  
 Construction period interest $730,017  $7  
 Total Development Costs $29,450,668  $283  
 Property Value / Purchase Price $30,800,000  

 
5 

Total Project Costs $60,250,668  
  Developer Gain / ROI $5,837,269  38.75% 7 

* Maximum number at .44 FAR 
   1 - Projected occupancy based on market data and location 

 2 - Projected average room rate for new hotel based on market survey 
3 - 62.9% per PKF Hospitality 

   4 - See discussion below 
   5 - Sale Price based on "per door" comparable sale of Holiday Inn Express: 

2015 
6 - Assumes 75% loan to value financing @ 4.5% for 25 years 

 7- Assumes 25% equity investment 
   ** New IRS rulings on depreciation enhance post redevelopment tax returns. 

The Financial Feasibility and Practicability of Alternative 4 

The 061616 - CVP - Army Corps Public Notice 2000-255330N comment letter identifies another 

new hotel alternative, which allows the development of a new 187 room hotel that also preserves 

the wetlands pond (Alternative D, known as Alternative 4 in the project Revised EIR, dated July 

11, 2015). Since this evaluation shows that Alternative 2 (147 rooms) is both financially feasible 

and practicable, it is axiomatic that Alternative 4 is also financially feasible and practicable, and 

in fact even more so. The difference between a financial analysis of Alternative 2 and Alternative 

4 is that in both cases the cost of the land is fixed at $30,800,000. Therefore, in Alternative 4, the 

cost of land decreases in relation to all other expenses (e.g., building and improvements, FF&E, 

soft costs, etc., which are reduced proportionately to the overall size). This fixed cost of land 

results in an increase in profitability / overall developer gain and ROI). 

Owner’s Redevelopment Options 

In order to fairly assess financial feasibility and practicability of redeveloping the property as 

either a 147 room or a 187 room new hotel, this Market Study & Financial Feasibility Evaluation 

has been done from the perspective of an arm’s length third party developer, and in doing so, has 

shown that alternatives exist that fit those criteria. However, redevelopment by the applicant is 

likely to have additional benefits to the applicant that might not be enjoyed by other developers.  

The applicant’s position in the property is vastly superior to that of a new third party developer 

because of his historic ownership and his equity basis in the property. Therefore, the applicant’s 

individual returns are likely to greatly exceed those of other third party developers in any 

alternative development scenario. 

We would also suggest that significant benefits to ownership can be achieved by gifting the 

wetlands pond acreage to the Town of Corte Madera, in order to ensure its preservation, to lower 
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expenses and increase returns, and take advantage of the tax benefits and reduced property taxes 

resulting from such a gift. Given that the returns on investment are clearly attractive for doing so, 

it is in our opinion, difficult for the applicant to argue that any such redevelopment is not both 

feasible and practicable. 

Conclusions on Financial Feasibility and Practicability 

The results of this Market Study & Financial Feasibility Evaluation provide credible evidence to 

suggest that the redevelopment of the hotel and preservation of the wetlands pond is both 

practicable and financially feasible and that viable alternatives exist to accomplish this. This 

Market Study & Financial Feasibility Evaluation indicates that when this project is completed, 

there will be very little that is comparable in southern Marin. It is reasonable then to assume that 

a newly redeveloped hotel in this location will command a significant valuation premium. 

Further,  

It is our opinion then that the results of this Market Study & Financial Feasibility Evaluation, 

indicate that Alternative 2 for the redevelopment of the hotel as a new 147 room hotel, and 

Alternative 4 for the redevelopment of a hotel as a new 187 room hotel, both of which preserve 

the pond, are both a financially feasible and practicable on-site alternatives that produces fewer 

environmental impacts.  

Prepared by Maurice H. Bennett III 

 
Manager, RHSW, LLC 

______________________________________________________________________________ 
 
Maurice Bennett has been active in real estate finance, investment, and development for over 25 years, 
with a portfolio of projects and properties located in Denver, Colorado and San Francisco. His projects 
include Section 8 affordable housing, market rate rental housing, for sale condominium / urban loft 
development, neighborhood retail and shopping centers, and historic office/residential renovation. In 
conjunction with his investment and development career, Mr. Bennett worked as a manager at 
Household Finance (1988-91) and a licensed mortgage broker in California (1991-2000). He holds a 
Bachelors of Economics from Colorado State University and an MBA from San Francisco State University. 
He has taught Macroeconomics at Community College of Denver since 2000, and it currently a Board 
Member of Community Venture Partners, Inc., and the Denver Colfax-Mayfair Business Improvement 
District. 
_______________________________________________________________________________ 
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33660 Annapolis Road 
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           (415) 310-5109                                                                                                              baye@earthlink.net 

M E M O R A N D U M 

 
To: Community Venture Partners (attn.: Bob Silvestri) 73 Surrey Avenue 
Mill Valley, CA 94941 http://www.communityventurepartners.org 

 
Date: February 15, 2016 
SUBJECT: Review of Corte Madera Inn Final Environmental Impact Report: wetlands, wildlife, and 
aquatic habitat impacts 
 
I reviewed Appendix H (biological data) and DEIR Section 4.3 (Biological Resources) regarding 
wetlands and aquatic habitats at the proposed project site. My findings regarding potential significant 
impacts and mitigation are summarized here, and discussed below. 
 
Summary:  The Corte Madera Inn “pond” habitat complex consists of three distinct elements that 
together support a persistent, important roost site of black-crowned night herons, contiguous with 
to foraging (feeding) habitat for black-crowned night herons and other wading birds. The Corte 
Madera Inn pond habitat complex comprises:  

(a) riparian upland non-native trees bordering the pond and fringing wetlands; 
(b) submerged perennial aquatic vegetation beds (SAV, or “vegetated shallows” – 
wigeongrass, Ruppia maritima) extending across the brackish pond bed , influenced 
byseasonably variable salinity (brackish to fresh-brackish salinity range); 
(c) perennial fringing brackish marsh composed of extensive to patchy saltgrass (Distichlis 
spicata) and alkali-bulrush (Bolboschoenus maritimus) wetland zones above the permanently 
submerged aquatic vegetation zone (Ruppia maritima). 

Both the SAV beds and the fringing brackish marsh are jurisdictional waters of the United States 
and both qualify as jurisdictional “Special Aquatic Sites” subject to regulations of the Clean Water 
Act Section 404(b)(1): vegetated shallows (40 CFR §230.43), occupying most of the pond area, and 
wetlands (40 CFR §230.41). The types, status, and ecological functions of these jurisdictional waters 
are incorrectly and incompletely described in the DEIR., which erroneously identifies them as mere 
“other waters”. The DEIR omits analysis of potentially significant impacts to the important special 
aquatic site resources of SAV beds, which it incorrectly identifies as (nuisance) “algal blooms”.  
 
The entire pond (SAV beds and lower marsh zones) provide perennial aquatic habitat for small fish 
that are the important aquatic prey base for wading birds (egrets and herons), which access fish at 
their shallow (wading depth) margins. The habitat structure and functions of adjacent perennial 
aquatic vegetated shallows and terrestrial/riparian roosting (tree) could not be mitigated by an off-
site fresh-brackish seasonal non-tidal wetland mitigation bank, since (a) seasonal wetlands lack perennial 
shallow water fish habitat necessary for a rich prey base for egrets and herons, and (b) large tree or 
shrub roost habitat suitable for egrets or herons cannot practically be established in fresh-brackish 
seasonal wetland soils in diked baylands. Even if adequate off-site compensatory mitigation habitat 

  

http://www.communityventurepartners.org/
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were successfully established in San Pablo Bay, it would not provide mitigation for loss of site-
faithful heron roosts in the San Rafael Bay area wetlands. The loss of the Corte Madera Inn pond 
would be a potentially significant impact to an integrated aquatic, wetland, and riparian habitat 
complex, and wetland-dependent wildlife. This impact is not mitigated by a seasonal non-tidal 
wetland mitigation bank, regardless of the acreage ratio or credits transferred.  
 
1. Wetlands and other special aquatic sites. The “biotic resources assessment” dated October 
2013 claims that the pond at Corte Madera Inn is a “water of the United States but not a wetland”.  
This conclusion is inconsistent with previous evidence provided by Wetlands and Water Resources 
(2005) and previous biological assessments they cite, indicating that pond wetland-aquatic vegetation 
zonation includes two federal Clean Water Act jurisdictional habitats that qualify as “special aquatic 
sites”:  

(a) A vegetated wetland zone (40 CFR § 230.41.) composed of discrete patches of alkali-
bulrush fringing low brackish marsh (Bolboschoenus maritimus in current taxonomic treatments; 
synonymous with obsolete names Scirpus maritimus, S. robustus (misapplied), and Schoenoplectus 
maritimus) and more extensively distributed saltgrass high brackish marsh (Distichlis spicata).   
40 CFR § 230.41. 
 
(b) A submerged aquatic vegetation bed (vegetated shallows; 40 CFR §230.41). The 
aquatic vegetation was tentatively identified by WWR in 2005 as a linear-leaved pondweed 
species (Potamogeton sp.), but it is most likely salt-tolerant wigeongrass (Ruppia maritima), or 
possibly brackish-tolerant sago pondweed (Stuckenia pectinata) or variable mixtures of both 
that fluctuate with salinity. Page 7 of the DEIR shows a summer photograph of the pond 
described as “algae on the surface”. This algal mat pattern is typical of late summer growth 
of shallow-submersed leaves and stems of Ruppia maritima that support filamentous green 
algae in warm summer months. Ruppia holds the attached algal mat in place and restricts 
wind-stress current transport of free-floating algae. Otherwise, a free-floating algal mat 
would be transported by wind-stress currents to the shoreline. When Ruppia canopies die and 
degrade, floating algae tend to sink or beach along the shore. Ruppia colonies are frequently 
mistaken for “algae” by casual observers or inexperienced field biologists.  
 

Both “wetlands” and “vegetated shallows” are Special Aquatic Sites, with equal special status under 
the Clean Water Act Section 404(b)(1) guidelines, and they are not generic “other waters” of the 
United States, which lack special regulatory policies for impact assessment, mitigation, and 
alternatives analysis. The DEIR and Biotic Assessment (appendix H) misidentify the pond as mere 
“other waters”. The Biotic Assessment fails to identify or assess impacts to these special aquatic sites 
regulated under Section 404 of the Clean Water Act. WWR (2005) concluded that the previous 
Section 404 delineation performed by Zentner and Zentner failed to mention the presence of 
saltgrass (a native wetland grass species indicator of saline wetlands), which has dominated much of 
the Pond’s lower banks since biological investigations at the site were initiated in the late 1980s. 
WWR stated that “Saltgrass is not mentioned in either the delineation’s text or data sheets, despite 
the fact that one of the delineation’s maps displays a thick, dashed line around the perimeter of the 
Pond labeled “SALTGRASS”. The map WWR cited was based almost entirely on a map produced 
by Western Ecological Services Company (WESCO) in 1989. WWR noted that WESCO stated in 
even back in 1989 that saltgrass “is able to dominate the lower banks of the pond”, a condition that 
persisted to 2005 despite omission by Zentner and Zentner. The DEIR (page 4.3-2) states that this 
fringe contains pickleweed, another salt marsh wetland indicator plant when it is dominant to co-
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dominant along a pond edge. The current (2013) Zenter and Zentner wetland delineation cited in 
the Biotic Assessment (Appendix H, DEIR) on page 8 describes the presence of saltgrass growing 
along the water’s edge. This fringe of wetland plants along the “water’s edge” meets EPA/Corps 
criteria for wetlands. Indeed, Appendix H states explicitly that wetland vegetation occurs at the pond 
(page 9), as a “scattered fringe” or “thin fringe”. This is also indicated on the wetland delineation 
figure, which does not account for the claimed lack of jurisdictional wetlands despite reference to 
map legend of “scattered wetland vegetation”. There is no wetland regulatory exemption or 
definition for “scattered”.  Thinness or discontinuity of wetland do not eliminate either wetland 
status or jurisdictional status under current or all past Corps of Engineers/EPA wetland delineation 
criteria. No quantitative data on extent or distribution of this wetland vegetation is given by 
Appendix H. Appendix H also fails to discuss previous observations of saltgrass and alkali-bulrush 
marsh, and fails to discuss its present condition or why it would not be a “wetland”, jurisdictional or 
otherwise.  
 
The DEIR (p. 4.3-6) describes sensitive natural communities as "natural community types 
considered by the CDFW to have a high inventory priority because of their rarity and vulnerability 
to disturbance and loss."  However, the DEIR goes on to state that "[n]o sensitive natural 
community types are present on the site. This is another example of the erroneous and misleading 
characterization of the sensitive, special-status (Special Aquatic Site) submerged aquatic 
vegetation/vegetated shallows and fringing wetlands of the pond habitat complex.  
 
 
This inconsistent and incoherent information regarding wetlands habitat at the project site precludes 
the public from understanding the correct magnitude, context, type and intensity of impacts to 
aquatic, wetland, and riparian habitats. The failure to correctly identify the type of jurisdictional 
wetland and aquatic habitats, and their distinctive ecological functions, precludes meaningful public 
comments on the adequacy of compensatory mitigation in seasonal wetland mitigation banks (see 2, 
below).  
 
The repeated omission of both saltgrass marsh and alkali-bulrush marsh from the 2013 wetland 
jurisdictional delineation and biotic assessment is not consistent with the evidence that stable, 
persistent, fringing brackish marsh exists at the project site.  Fringing marshes may be temporarily 
unobservable during high water pond stands in winter when above-ground marsh vegetation is 
submerged or senesced or both. The EIR preparer and lead agency should verify the extent of 
submerged aquatic vegetation (vegetated shallows) when they may be observable from about April 
to August. Similarly the EIR preparer and lead agency should verify the extent of saltgrass and alkali-
bulrush marsh (wetlands). Omission of these special aquatic sites would likely result in failure to 
assess potentially significant unmitigated impacts. DEIR lacks any analysis of the impacts of filling 
and destroying the pond’s special aquatic sites (vegetated shallows and wetlands).   
 
2. Wetland and vegetated shallows wildlife habitat mitigation. Compensatory mitigation of 
these aquatic and wetland habitats at remote mitigation banks would not compensate for setting-
specific impacts to sensitive or special-status wildlife species. Submerged aquatic vegetation beds and 
wetlands provide   important foraging habitat for locally roosting black-crowned night herons, as 
well as other wading birds that visit the pond to forage. As regional heron and egret experts John 
Kelly and Scott Jennings noted (2016), the energetic efficiency of foraging at a food-rich site, with 
thermal protection of a tree canopy roost adjacent to foraging habitat, is an important ecological 
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function for heron conservation.  Black crowned night herons have recurrently roosted in the trees 
bordering the pond for over a decade. WWR observed 20 black-crowned night herons roosting or 
foraging at the pond in fall 2005, and this species is site-faithful (re-occupying preferred locations for 
roosts). .  Roosting reportedly occurs in apparently non-native riparian vegetation (ornamental trees) 
along the pond edge (WWR 2005). 
 
I agree with heron experts John Kelly and Scott Jennings of Audubon Canyon Ranch, who identify 
the important value of the wetlands/aquatic habitat at Corte Madera pond for the active roosting 
colony of Black-crowned night herons. The conservation significance of this individual colony, as 
they explained, inheres in its role as a component of a complex of roost sites that enables the larger 
population to respond to ecological variability in predation, food availability, or disturbances. I agree 
with their expert opinion that the destruction of this long-established roost site would constitute a 
significant long-term cumulative (incremental) impact to the regional population, even if the “acute” 
(direct, short-term) impact of its destruction was not detected. The distinction between short-term 
direct impacts versus long-term cumulative impacts is relevant here.  
 
The Appendix H states only that black-crowned night herons do not nest at the site, but it fails to 
disclose that they roost and feed there, and have done so for over a decade. This is misleading, 
because the DEIR’s omission of ecologically important heron roosting, and its exclusive emphasis 
on lack of heron nesting suggests that there are no potential significant impacts to herons if there are 
no nests. This is not a reasonable or biologically justifiable threshold of significance in a CEQA 
context. The long-term presence of a heron roost next to a stable, productive perennial aquatic 
foraging habitat (pond SAV and wetland) is a biologically significant resource, and its destruction 
would be a threshold for significant impacts in eastern Marin County, where heron roost sites, and 
potentially suitable roost sites, are scarce. .   
 
 Appendix H fails to provide the DEIR with any basis for assessing potentially significant impacts to 
the pond foraging habitat (vegetated shallows and wetlands within wading depth of egrets). The 
regional distribution of black-crowned night heron roosting and foraging habitats, and the relative 
importance or size of the site’s roost (significance) is not assessed. The DEIR is completely deficient 
in assessment of impacts to black-crowned night herons and their habitat.  
 
My understanding is that the project proposes to mitigate the loss of the pond and habitat through 
the purchase of credits at the Burdell Ranch Wetland Conservation Bank, an existing 82 acre 
wetland located 17 miles north of the project area.  In my opinion, money towards restoration work 
at the Burdell Ranch wetland does not adequately compensate for the elimination of the wetlands at 
the project site. The Burdell Ranch mitigation bank is a non-tidal “freshwater” (in fact, 
predominantly fresh-brackish) seasonal wetland complex that necessarily lacks large trees or tall 
canopy shrubs suitable for heron roosts, because large trees and shrubs cannot grow in fresh-
brackish (slightly saline) wetland soils of diked baylands. The Burdell Ranch wetlands are seasonal 
wetlands that necessarily lack perennial “vegetated shallows” (submerged aquatic vegetation) or 
other extensive, perennial shallow aquatic habitats providing year-round rich prey base for  herons 
and egrets. The Burdell wetlands are “seasonal” wetlands because of habitat management objective 
requirements of the Burdell Mitigation Bank Memorandum of Agreement among state and federal 
resource agencies (MOA, p. 12).  The description of the mitigation bank at its website 
(www.burdellranch.com) identifies its suitability for mitigation of wetlands, but not submerged 
aquatic vegetation/vegetated shallows.  

http://www.burdellranch.com/
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The Burdell Ranch mitigation bank cannot provide either the type (vegetated shallows) or wildlife 
habitat functions (year-round adjacent heron roost habitat and foraging habitat) of the Corte Madera 
Inn pond. Moreover, it is located in San Pablo Bay, which implies a disadvantageous, long 
energetically costly flight distance between potential heron foraging and roost sites (Kelly et al. 2007), 
compared with the integrated habitats of the project site (Kelly and Jennings 2016). Finally, 
mitigating heron habitat or populations in San Pablo Bay would not offset the local decline in heron 
habitat in Corte Madera or San Rafael Bay vicinity wetlands.   
 
Regarding the potential water quality of the pond, I agree with WWR’s conclusion that conclusion 
that hypoxia and hydrogen sulfide emissions (likely to occur in summer stratified pond conditions 
with warm temperatures and brackish organic bottom sediments) would be highly feasible to correct 
with simple measures to enhance DO, such as very few bubblers that create weak vertical currents 
(mixing, overcoming stratification) and provide dissolved oxygen throughout the water column. This 
simple water quality enhancement potential should be considered in assessment of pond impacts 
and alternatives.  
 

3. Conclusions. The DEIR findings regarding wetlands and wetland jurisdiction are based on 

conflicting, inconsistent evidence. The DEIR appears to omit all disclosure and impact analysis of 

perennial submerged aquatic habitat beds (vegetated shallows) The DEIR premise that no 

jurisdictional wetlands or other wetlands are present is not credible, since all information sources 

identify the presence of wetland vegetation in shallow aquatic habitat. Finally, the off-site 

compensatory mitigation approach for wetlands and aquatic habitats would likely result in 

unmitigated significant impacts due to the loss of the full integrated pond habitat complex 

supporting site-faithful foraging and roosting black-crowned night herons.  

My conclusions are based on my professional experience as senior staff biologist at the U.S. Army 

Corps of Engineers (San Francisco District), and U.S. Fish and Wildlife Service, where I was 

responsible for wetland jurisdictional delineations and their review, wetland impact assessments, 

wetland restoration plans and mitigation plans, and joint NEPA/CEQA impact assessments, 

including EIR/EIS document management. I have over 36 years professional experience in 

management, restoration of coastal habitats, with specialization in wetlands and other shoreline 

habitats.  

 

Literature Reviewed and Cited 

 

City of Corte Madera. 2015. Corte Madera Inn Rebuild EIR. Section 4.3. Biological Resources.  

Kelly, J.P. and S. Jennings. 2016. Letter to City of Corte Madera re: Proposal by Reneson Hotels, Inc., for 

reconstruction of the Best Western Corte Madera Inn. February 9, 2016. 2 pp.  

Kelly, J.P., K. Etienne, C. Strong, M. McCaustland, M. Parkes. 2007 Status, trends, and implications for the 

conservation of heron and egret nesting colonies in the San Francisco Bay Area. Waterbirds 30:455-478. 



6 
Peter R. Baye, Ph.D. 
Coastal Ecologist 

Wetlands and Water Resources. 2005. Memorandum: Corte Madera Inn Pond, to: US Army Corps of 

Engineers, San Francisco District, Regulatory Branch (cc: Corte Madera Town Council) Prepared by Stuart 

Siegel and Christina Toms for Barbara Salzman, Marin Audubon Society. 11 January 2005.  

Wetlands and Water Resources. 2005. Memorandum Corte Madera Inn Pond Comments. Prepared by Stuart 

Siegel and Christina Toms for Barbara Salzman, Marin Audubon Society. 14 November 2005 

Zentner and Zentner. 2013. Corte Madera Inn Biotic Resources Assessment. Prepared for the Reneson 

Group. Appendix H in Corte Madera Inn DEIR.  

 



Extremely Rare Central Marin 
Redevelopment Opportunity
±238,273 square feet - Approximately 80,000 SF buildable

      Haden Ongaro   //   415.526.7649   //   hongaro@newmarkccarey.com

Mark Carrington   //   415.526.7650    //   mcarrington@newmarkccarey.com  



Newmark Cornish & Carey, exclusive 
listing agent, is pleased to present the 

opportunity to purchase the fee simple 
interest in the property located at 56 – 60 

Madera Blvd in Corte Madera, California. 
Located in scenic Marin County, the 

offering provides a unique opportunity to 
redevelop a major infill property located in 
the commercial heart of the Central Marin 

submarket.

“

“

propertyhighlights

In its current state, the 5.47 acre (238,273 square-
foot) property contains the Best Western Corte 
Madera Inn and an adjacent freestanding retail 
building, totaling approximately 82,000 square feet. 
The property is zoned C-3 Highway Commercial, 
which has a floor-area-ratio of 0.34. This allows 
81,012 square feet to be built on the site, with a 
height limit of 35 feet.

The subject site faces Highway 101 and is located 
adjacent to the Corte Madera Town Center, a 370,151 
square-foot regional mall anchored by Safeway, 
Rite-Aid, as well as featuring Barnes & Noble, Crate & 
Barrel & REI. The site is also across Highway 101 from 
The Village at Corte Madera, a 437,950 square-foot 
lifestyle center anchored by Nordstrom, Macy’s as 
well as featuring The North Face, Banana Republic, 
Apple, Microsoft & Tesla.



Central Marin is currently experiencing an extremely 
tight office market with strong demand for medical 
office space. The Central Marin overall office 
availability rate has dropped 1.28% from 1Q15 to 
1Q16, from 9.55% to 8.27%. Over the same period 
of time, Class A direct full service asking rates in the 
submarket rose 16.57% from $3.96/SF to $4.62/SF. 
Currently, there are only five available offices spaces 
for lease in the Central Marin submarket which are 
larger than 5,000 square feet, none of which are 
larger than 9,000 SF.

200 Tamal Vista Blvd:   
7,505 SF (three spaces contiguous) 

2200 Larkspur Landing Circle:   
5,147 SF (sublease)

101 Larkspur Landing Circle:   
6,211 SF (single space)

700 Larkspur Landing Circle:   
6,526 SF (two spaces contiguous)

900 Larkspur Landing Circle:   
8,869 SF (single space)

C-3 Highway Commercial zoning includes a wide 
variety of permitted uses. Office uses include medical 
offices, dental offices, medical laboratories, medical 
clinics, optometicrical shops, as well as general 
office use. Retail uses include schools, general retail, 
service retail, auto service, auto sales, bakeries, delis, 
restaurants, grocery stores, athletic clubs, nurseries 
and electronics repair, among others. Further uses 
are allowed with a conditional use permit.

The property enjoys immediate southbound access 
off of Highway 101, and is approximately 1.7 miles 
from the Larkspur Ferry Terminal, 2.5 miles from the 
Richmond-San Rafael Bridge, and 11.4 miles from the 
Golden Gate Bridge. 
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aerialmap
±238,273 square feet   //   Approximately 80,000 SF buildable



adjacentproperty
±238,273 square feet   //   Approximately 80,000 SF buildable

rightacross the freeway



siteplan
±238,273 square feet   //   Approximately 80,000 SF buildable



demographics
±238,273 square feet   //   Approximately 80,000 SF buildable

Population 1 Mile 3 Miles 5 Miles 

Estimated Population (2015) 8,934  85,353  143,050

Projected Population (2020) 9,451  90,313  151,671

Projected Annual Growth (2015-2020)  516 4,959 8,620

Historical Annual Growth (2010-2015) 500 3,454 6,273

Trade Area Size  3.1 sq mi  28.3 sq mi  78.5 sq mi

Households

Estimated Households (2015)  3,811  32,372  56,886

Projected Households (2020)  3,922  33,471  58,849

Average Household Income

Estimated Average Household Income (2015)  $166,038  $155,566  $154,066

Projected Average Household Income (2020)  $175,578  $164,652  $163,078

Median Household Income

Estimated Median Household Income (2015)  $109,345  $102,522  $104,252

Projected Median Household Income (2020)  $112,453  $103,807  $105,768

Per Capita Income

Estimated Per Capita Income (2015)  $70,827  $59,115  $61,402

Projected Per Capita Income (2020)  $72,874  $61,131  $63,403

Estimated Average Household Net Worth (2015)  $1,438,534  $1,372,459  $1,411,821
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The information contained herein has been obtained from sources deemed reliable but has not been verified and no guarantee, 
warranty or representation, either express or implied, is made with respect to such information. Terms of sale or lease and avail-
ability are subject to change or withdrawal without notice.
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January 20, 2015 
CIWQS Reg. Meas. 396251 
CIWQS Place ID 754206 

Sent via electronic mail: No hard copy to follow 

Town of Corte Madera 
Planning Department 
300 Tamalpais Drive 
Corte Madera, CA 94925-1418 
Attn.: Mr. Adam Wolff 
Email: AWolff@tcmmail.org 

Subject: Comments on the Draft Environmental Impact Report for the Corte 
Madera Inn Rebuild Project, SCH No. 2014042069 

Dear Mr. Wolff: 

We have reviewed the Draft Environmental Impact Report for the Corte Madera Inn 
Rebuild Project (Project). The Project would involve demolishing an existing 110-room 
hotel and restaurant, and constructing a new 187-room hotel. Based on the information 
provided in the EIR, we offer the following comments. These comments are to advise 
the Town of Corte Madera (Town) and Reneson Hotels, Inc. (Project Applicant) of our 
concerns, so they may be incorporated into the planning and design process. 

Comments on Impacts to Aquatic Resources 
The EIR indicates that the Project will fill a pond that has been part of the Corte Madera 
storm water management system but was determined by the Town’s Flood Control 
Board to be no longer needed. Please note that the pond is a water of the State.  

The Water Board adopted U.S. Environmental Protection Agency’s Section 404(b)(1), 
“Guidelines for Specification of Disposal Sites for Dredge or Fill Material,” dated 
December 24, 1980, in its Basin Plan for determining the circumstance under which 
filling of waters of the State may be permitted. Section 404(b)(1) Guidelines prohibit all 
discharges of fill material into regulated waters of the United States, unless a discharge, 
as proposed, constitutes the least environmentally damaging practicable alternative 
(LEDPA) that will achieve the basic project purpose. To accomplish this, the Guidelines 
sequence the order in which proposals should be approached: 1) Avoid - avoid impacts 
to waters; 2) Minimize – once impacts have been avoided to the maximum extent 
practicable, modify the project to minimize impacts to waters; and, 3) Mitigate – once 
impacts have been fully minimized, compensate for unavoidable impacts to waters.  

mailto:AWolff@tcmmail.org


Mr. Wolff - 2 - Comments on EIR 
Town of Corte Madera  Corte Madera Inn Rebuild Project 
Planning Department  CIWQS Place ID 754206 
   

 

 

We appreciate inclusion of an alternative in the EIR that would avoid filling the pond 
(Alternative 2) and appears to meet the basic purpose of the Project, which is to 
establish a hotel in south Marin. However, there is no indication that Alternative 2 will be 
selected as the preferred alternative for the Project. If Alternative 2 is not selected as 
the preferred alternative, then additional alternatives that avoid filling the pond will need 
to be evaluated because the Section 404(b)(1) Guidelines will require evaluation of the 
practicability of all alternatives that avoid filling the pond and only the LEDPA will be 
permitted by the Water Board. Because the EIR only evaluates one alternative that 
avoids filling the pond and does not indicate that it will be implemented moving forward, 
the only permittable alternative (i.e., the LEDPA) may not have been included in the 
EIR. To rectify this situation, we recommend evaluating additional alternatives that avoid 
filling the pond, including, but not limited to: (1) renovating the existing hotel; (2) using a 
multi-story garage and shifting the position of the hotel to avoid the pond; (3) reducing 
the number of units to reduce the footprint of the hotel thereby avoiding the pond; (4) 
altering the types of rooms offered by the hotel to reduce the footprint thereby avoiding 
the pond; and (5) eliminating or reducing the size of some of the amenities offered by 
the hotel.  

If you have any questions, please contact me by e-mail at 
xafernandez@waterboards.ca.gov or via phone at (510) 622-5685. 

 
Sincerely,  
 
 
 
 
Xavier Fernandez 
Environmental Scientist 
 

Cc: State Clearinghouse, state.clearinghouse@opr.ca.gov  
 USACE, Sahrye Cohen, sahrye.e.cohen@usace.army.mil 
 USACE, Holly Costa, holly.n.costa@usace.army.mil 

mailto:xafernandez@waterboards.ca.gov
mailto:state.clearinghouse@opr.ca.gov
mailto:sahrye.e.cohen@usace.army.mil
mailto:holly.n.costa@usace.army.mil


 

 

 
 
February 9, 2016 
 
 
Adam Wolff, Director of Planning  
Town of Corte Madera Company 
300 Tamalpais Drive 
Corte Madera, CA 94925 
 
RE:  Proposal by Reneson Hotels, Inc., for reconstruction of the Best Western Corte Madera Inn 
 
Dear Mr. Wolff, 
 
ACR owns and manages a system of wildlife sanctuaries in Marin and Sonoma counties.  Since the early 
1970's, we have conducted scientific research, stewardship of natural areas, and education activities to 
help ensure the long-term protection of San Francisco Bay area wetlands. We have published 
numerous scientific articles on the ecology and conservation of herons and egrets 
(www.egret.org/scientific_contributions), including an annotated atlas of heron and egret nesting 
colonies in the San Francisco Bay area (Kelly et al. 2006; www.egret.org/atlas).  
 
We are very concerned that the proposed filling and development of the wetland pond area behind the 
Best Western Corte Madera Inn would destroy a valuable wetland habitat area occupied by a roosting 
colony of Black-crowned Night-Herons.  This species is one of the resident species of colonially nesting 
herons that depends on the protection of remnant wetlands surrounding the San Francisco Bay, such as 
the wetland area considered in this proposal.  Annual results from the Southern Marin County Christmas 
Bird Count confirm that the roost site at the proposed development site is actively used by this species.  
Numerous scientific investigators have demonstrated that this species is an indicator of healthy wetlands 
(Hothem et al. 2010), and that protecting populations of such species aides effective management of 
these important habitats.  In addition, please consider these concerns regarding the importance of 
protecting this wetland roosting site: 
 

 Communal roosting sites provide important functions needed by herons, including enhanced 

foraging access and efficiency, thermoregulatory benefits, and reduction of predation risk 

(Beauchamp 1999). 
 

 Wetland habitat in the San Francisco Bay Area is regionally and globally important for several 

species of wading birds—including Black-Crowned Night-Heron (Mikuska et al. 1998, Kelly et al. 

2007). 
 

 Although the loss of a single roost site is unlikely to have an acute negative impact on local or 

regional Black-Crowned Night-Heron abundances, the protection of individual sites such as this one 

contributes to a valuable variety of habitat alternatives needed to ensure the persistence of these

http://www.egret.org/scientific_contributions
http://www.egret.org/atlas


 

 

 

birds in the region.  Together, the protection of individual roosting sites allows birds to adjust to 
varying levels of predation pressure and disturbance, unpredictable changes in weather, and 
increasing water levels associated local flooding and sea level rise.  Therefore, the loss of any active 
Black-crowned Night-Heron roost represents the incremental loss of valuable habitat that may 
contribute to cumulative impacts over more extensive areas of the San Francisco Bay area. 

 To our knowledge, the scientific literature on herons or egrets does not provide any evidence that 

can substantiate an effort to successfully translocate a roosting site or, similarly, that can justify 

appropriate mitigation for the loss of a roosting site. 
 

We urge you require full protection of the valuable wetland habitat and pond area used by Black-
crowned Night-Herons behind the Best Western Corte Madera Inn.  Thank you for considering this 
comment. 

 
Sincerely,  
 
 
 
 
John P. Kelly, PhD      Scott Jennings 
Director of Conservation Science    Avian Ecologist 
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From: Fernandez, Xavier@Waterboards  
Sent: Thursday, April 28, 2016 9:14 AM 
To: Adam Wolff 
Cc: Sahrye Cohen (sahrye.e.cohen@usace.army.mil) 
Subject: Corte Madera Inn - Submerged Aquatic Vegetation 

Dear Mr. Wolff:  

We were sent the following photographs of the pond at the Corte Madera Inn Rebuild Project 

Site.  The photographs were taken on April 13 when the water in the pond had been drawn 

down.  The photographs clearly show submerged aquatic vegetation growing within the pond at 

the Corte Madera Inn Site.  Based on this, the pond is a special aquatic site that needs to be 

preserved to the maximum extent practicable.  As such, we plan to attend the Town Council 

meeting to inform the Council that they may be approving a project that we will not be able to 

permit under our regulations. 

  

Regards, 

Xavier Fernandez 

Environmental Scientist 

SF Bay Regional Water Quality Control Board  

510-622-5685 

xavier.fernandez@waterboards.ca.gov  
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  1010 B Street, Suite 425, San Rafael, CA  94901 
  Phone (415) 457-0250; Fax (415) 457-0260 
  www.swampthing.org 

Memorandum 
Corte Madera Inn Pond  
 
To: US Army Corps of Engineers 
CC:  Corte Madera Town Council 
From:   Stuart Siegel and Christina Toms 
Date:    11 January 2005 
 
 
At the request of the Marin Audubon Society, Wetlands and Water Resources, Inc. (WWR) 
conducted brief site visits to the Corte Madera Inn Pond (“the Pond”) on September 12, 2005 and 
November 9, 2005. One of the purposes of these visits was to determine if wetlands exist at the 
site that would meet federal, state, or local wetland definitions.  
 
When conducting these site visits, we had access to previous site planning documents, including 
a CWA Section 404 jurisdictional delineation performed by Zentner and Zentner in 2000 and the 
2004 Initial Study performed by the Town of Corte Madera Planning Department. Close 
examination of these documents revealed two issues: (1) site conditions known at the time were 
not conveyed fully to the Corps, and (2) field conditions have changed since that time. Based on 
these two issues, we believe the jurisdictional determination should be revisited and that in fact 
the site is wetlands under the CWA definition.  
 
1.  Incomplete Description of Site Conditions. The Section 404 delineation performed by 
Zentner and Zentner failed to mention the presence of saltgrass (Distichlis spicata, a FACW1 
species indicative of saline wetlands), which has dominated much of the Pond’s lower banks 
since biological investigations at the site were initiated in the late 1980s. Saltgrass is not 
mentioned in either the delineation’s text or data sheets, despite the fact that one of the 
delineation’s maps displays a thick, dashed line around the perimeter of the Pond labeled 
“SALTGRASS” (Attachment 
1). This map is based almost 
entirely on a map produced by 
Western Ecological Services 
Company (WESCO) in 1989 as 
part of a biological assessment of 
the same property. In 1989, 
WESCO stated that saltgrass “is 
able to dominate the lower banks 
of the pond”, a condition that 
continues to this day at the Pond 
(Figure 1).   
 
Figure 1. Saltgrass and wading birds in 
the Pond’s eastern lobe, November 9, 
2005. Photo by Christina Toms.  

                                                 
1 The US Fish and Wildlife Service (Reed, 1988) defines FACW, Facultative Wetland Plants, as occurring 67% to 
99% of the time in wetlands, and OBL, Obligate Wetland Plants, as occurring over 99% of the time in wetlands. 
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2.  Changed Field Conditions Since 2001. The October 25, 2001 jurisdictional letter from the 
Corps states that their “if there is a change in circumstances which affects the extent of Corps 
jurisdiction, a revision may be made before [October 25, 2006].” Our September 12, 2005 and 
November 9, 2005 visits not only confirmed the presence of the saltgrass, but revealed the 
presence of two other wetland plant species: 

 
A) Two patches of alkali bulrush (Schoenoplectus maritimus [formerly Scirpus maritimus]), an 

OBL1 emergent aquatic plant, grow in the western lobe of the pond (Figure 2). 
 
B) Dispersed individuals of fat hen (Atriplex subspicata), a FACW1 species indicative of saline 

wetlands, grow as dispersed individuals around the Pond’s high water level perimeter. 

 

 

 

Figure 2. Wildlife and 
alkali bulrush in the 
Pond’s western lobe, 
November 9, 2005. 
Photo by Christina 
Toms. 
 
 
 
 
 
 
 

While it is possible that these latter two species were not present during the 2000 Zentner and 
Zentner delineation, their presence now, together with the Pond’s hydrology and soils, clearly  
qualifies the site as wetlands under the regulations of the Clean Water Act (US Army Corps of 
Engineers, 40 CFR §230.41).  

References 
 
Reed, Jr., P.B. 1988. National List of Plant Species That Occur in Wetlands: California (Region 

0). US Fish and Wildlife Service, Washington, DC.  
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Prepared for Corte Madera Inn c/o Reneson Hotel Group. Oakland, CA. August 9. 
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1090 
 
 

Analysis of Proposal to Fill the 

Corte Madera Inn Pond 
 

12 April 2004 
 
 

Proposed Mitigation Not Described 

 
The Mitigation Bank into which the project sponsor proposes to purchase credits for the 
avoidable loss to jurisdictional waters is not described in the documents provided with 
the public notice. The public notice included documents about a mitigation bank at a 
location no longer being considered for a mitigation bank. Therefore, the nature and 
adequacy of the mitigation cannot be evaluated in any manner, including whether the 
mitigation bank actually exists, has been constructed and met its performance criteria and 
thus is available to sell credits to offset spatial and temporal losses. 
 
The February 7, 2003 Corte Madera Inn Mitigation Program Summary prepared by 
Zentner and Zentner states on page 1 that “[m]itigation credits of 0.65 have been 
purchased at the Burdell Ranch Wetland Conservation Bank to mitigate.…” Given the 
information above, has the Town received documentation from the applicant that (1) 
confirms such a mitigation credit purchase, (2) confirms that the mitigation habitat has 
been constructed and has met its ecological performance standards and therefore is able 
to offset the impacts, and (3) demonstrates to the Town that adverse impacts will be 
mitigated effectively in terms of acreage and timing of replacement habitats? 
 

Inconsistent with the Clean Water Act 

 
The federal Clean Water Act Section 404(b)(1) alternative analysis subjects projects 
subject to the Act’s jurisdictional (in this case, Waters of the United States) to a 
sequential test for receiving federal authorization – avoidance, minimization, 
compensation. Section 404(b)(1) seeks to identify the least environmentally damaging 
practicable alternative. In this case, parking lot construction is not a water-dependent use 
and one may reasonably conclude that the impacts can be avoided. By skipping directly 
to compensation (see comment above), one must make the conclusion that Waters of the 
U.S. must be filled to provide restaurant parking, a conclusion we find difficult to 
support. 
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Prior Corps and Regional Board Approval Not Relevant 

 
The Mitigation Program Summary (page 1) states that the 1985 project to fill the pond for 
an expanded hotel received approvals from the U.S. Army Corps of Engineers and 
Regional Water Quality Control Board. The fact that a prior pond fill proposal received 
those approvals has zero bearing on the likelihood of receiving those approvals in 2004. 
The intervening 19 years have seen a drastic change in the laws and regulations that 
govern issuance of such approvals. We recommend the Town delay final action until the 
applicant has completed all its Corps and Regional Board permitting in order to allow 
those agencies and federal and state wildlife agencies to review the project and 
determine whether it can be permitted and if the proposed mitigation is acceptable.   
 

Biological Comparison to Corte Madera Ecological Reserve 
Inappropriate 

 
Concluding that the Pond has minimal ecological function based on a bird use 
comparison to the nearby Corte Madera Ecological Reserve tidal marsh is inappropriate 
and misleading. These two systems are wholly unlike one another and in fact are 
complementary habitats for a large number of species, especially wading and diving 
birds. 
 

Proposed Mitigation Too Far From Impact Site 

 
The Burdell Range Wetland Conservation Bank is approximately 14 miles to the north of 
the project site. Though populations in the general vicinity of the Conservation Bank may 
benefit if the wetland mitigation bank is deemed successful, the populations that 
currently utilize the pond would not receive those same benefits.  
 

Disaggregate Lagoon No. 1 Water Quality Benefits and Pond Filling 

 
Page 4 of the March 5, 2004 Initial Study states, “[g]enerally, the pond is stagnant as 
little circulation occurs and large algae patches appear on the surface. Thus, the Town 
Engineer sees an improvement in general water quality of Lagoon No. 1 by the filling of 
the Inn Pond and the use of buried storm water pipes to control flows (Bracken, 2003).” 
 
First, the water quality data are 19 years old, as stated on page 17 of the Initial Study. 
Further, the Initial Study asserts on that same page that “…little management or other 
conditions have changed in relation to the pond.” However, the pond is connected to 
Lagoon No. 1 to the northwest and to Shorebird Marsh east of Highway 101. Much has 
changed in the operation and management of Shorebird Marsh since 1985. On the day we 
visited the pond, April 7, we observed distinct water flow from north (where culverts to 
Lagoon No. 1 and Shorebird Marsh are located) to south. We recommend that the Town 
obtain better data on the hydrologic linkages between the Inn Pond and these two other 
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water bodies, update the water quality data if it accepts assertions regarding purported 
water quality improvements, then re-evaluate the water quality evaluation. 
 
Second, the proposed project is not to improve water quality in Lagoon No. 1. Though 
the Town Engineer may view pond filling as improving water quality, it is not an 
examination of options for how to improve Lagoon No. 1 water quality. Thus, strategies 
for the pond other than its filling may exist to improve Lagoon No. 1 water quality and at 
the same time avoid its loss and we recommend the Town pursue such alternatives. 
 

Potential for California Red-Legged Frog and California Tiger 
Salamander Breeding 

 
Pages 16-17 of the March 5, 2004 Initial Study state that these two species may use the 
site but that salinity, isolation, and polluted runoff would be harmful to these species. 
However, in describing pond operations and conditions on pages 3-4, the Initial Study 
states, “…the pond is fresh to slightly brackish during winter months and brackish to 
saline during the rest of the year.” Both these species breed from early November to 
March/April (Goals Project, 2000) and thus pond salinity may not be an impediment to 
their breeding at the pond. Though the pond is isolated from other habitats over land due 
to development, it retains the culvert connections which could act as dispersal corridors. 
Harmful pollution in runoff is generally greater following early rains and diminishes in 
concentration as winter rains proceed, thus pollution may not be timed to restrict breeding 
success. Finally, the Initial Study does not indicate whether formal surveys were 
conducted for these species but, on page 17, merely that “surveys” were done during the 
survey period. We recommend that the potential for these species to breed at the Inn 
Pond be investigated further prior to any actions, including review of the California 
Natural Diversity Database if not already completed. 
 

Reference 

 
Goals Project. 2000. Baylands Ecosystem Species and Community Profiles: Life histories 
and environmental requirement of key plants, fish and wildlife. Prepared by the San 
Francisco Bay Area Wetlands Ecosystem Goals Project. P.R. Olofson, editor. San 
Francisco Bay Regional Water Quality Control Board, Oakland, CA. 
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Memorandum 
Corte Madera Inn Pond Comments 
 
To:   Barbara Salzman, Marin Audubon Society 
From:   Stuart Siegel and Christina Toms 
Date:    14 November 2005 
 
 
At the request of the Marin Audubon Society, Wetlands and Water Resources, Inc. (WWR) 
conducted brief site visits to the Corte Madera Inn Pond (“the Pond”) on September 12, 2005 and 
November 9, 2005. The purpose of these visits was threefold: (1) to determine if wetlands exist 
at the site that would meet federal, state, and local wetland definitions, (2) to evaluate the 
importance of the Pond and its associated habitats to wildlife, and (3) to examine whether other 
water quality improvement options may be feasible.  

1 Do Wetlands Exist at the Corte Madera Inn Pond? 
The members of the Town of Corte Madera Planning Commission explicitly stated at their 
September 13, 2005 meeting that they would rather not focus on the rather pedantic details of 
whether or not jurisdictional wetlands exist at the Pond. However, it is important to recognize 
that this apparent hair-splitting exists for a reason: 82% of the North Bay’s historic tidal wetlands 
have been lost to development and agriculture since the mid 1800s. As a result, wildlife species 
that depend on these systems to provide foraging and/or breeding habitat need every single piece 
of habitat they can find.  
 
The Town’s Zoning Ordinance defines wetlands as follows: “[w]etland means an area 
inundated or saturated by surface or ground water at a frequency or duration sufficient to 
support hydrophytic vegetation” (Corte Madera Municipal Code Section 18.04.855). The 
General Plan defines wetlands as “… the environments of subtidal mudflats, mudflats, tidal salt 
marsh, periodically inundated or brackish marsh, diked marshland, associated upland, and 
freshwater marsh” (Corte Madera General Plan, page G-14). It is therefore critical to recognize 
the following facts about the Pond:  
 
• Our site visits of September 12, 2005 and November 9, 2005 confirmed that two facultative 

wet (FACW) and one obligate (OBL) wetland plant species, as defined by the US Fish and 
Wildlife Service (Reed 1988) exist at the Pond: 
 
• Dispersed individuals of fat hen (Atriplex subspicata), a FACW species indicative of 

saline wetlands, grow as dispersed individuals around the Pond’s high water level 
perimeter,  

 
• A ring of salt grass (Distichlis spicata), a FACW species indicative of saline wetlands, 

surrounds most of the Pond along the high water level perimeter, and  
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• Two patches of alkali bulrush (Schoenoplectus maritimus [formerly Scirpus maritimus]), 

an OBL emergent aquatic plant, grow in the western lobe of the pond (Figure 1) 
 

 
Figure 1. Wildlife and alkali bulrush in the Pond’s western lobe, November 9, 2005. Photo by Christina Toms. 

 
The existence of this vegetation, coupled with the Pond’s hydrology and soils, qualifies the 
site as wetlands under the regulations of the Clean Water Act (US Army Corps of Engineers, 
40 CFR §230.41), the US Fish and Wildlife Service (Cowardin 1979), the California Coastal 
Commission (14 CCR 13577), and, importantly, the Town of Corte Madera General Plan and 
Zoning Ordinance (Corte Madera Municipal Code Section 18.04.855). Though the October 
25, 2001 USACE jurisdictional delineation failed to account for these existing resources (one 
species of which is shown on the 1989 WESCO map of the site but is not included in the 
delineation), these resources and conditions nonetheless exist. The Town’s General Plan does 
not specify any source of its wetland definition, thus there is no basis to accept the outdated 
USACE jurisdictional delineation as a definitive determination on wetlands presence or 
absence.  

 
• USEPA defines the special aquatic site category of vegetated shallows as, “…permanently 

inundated areas that under normal circumstances support communities of rooted aquatic 
vegetation” (40 CFR §230.43). Section 230.43 further defines possible loss of values by the 
discharge of fill materials into these special aquatic sites to include smothering vegetation 
and benthic organisms. Vegetated shallows would fall within the Town’s General Plan 
wetland definition and therefore be subject to the same protection policies. 
 
Our site visit of September 12, 2005 verified the presence of submerged aquatic vegetation 
(SAV) that are direct indicators of vegetated shallows. The species observed was likely 
pondweed (Potemogeton spp.); specimens were not collected for species identification. We 
further observed a very large number of small fish in the pond; again, specimens were not 
collected for identification but their presence demonstrates that conditions are suitable to 
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support aquatic life and thus the pond directly exhibits the functions and values that this type 
of special aquatic site provides. 

 
These data collectively demonstrate 1) the presence of wetlands according to the Town’s General 
Plan and Zoning Ordinances wetland definitions and 2) the presence of vegetated shallows per 
USEPA definition. Therefore, these data contradict the conclusions stated in the Revised Initial 
Study and Draft Mitigated Negative Declaration and the Town’s Staff Report for the Corte 
Madera Inn Pond fill project regarding absence of wetlands and they support the application of 
the Town’s General Plan wetland protection policies.  

2 Importance of Existing Wetlands 
While the Corte Madera Inn Pond is only 0.65 acres, with an average volume of approximately 2 
acre-feet, it serves as foraging and possibly breeding habitat for a wide variety of wildlife 
species. The following list, provided by the Marin Audubon Society, contains 25 bird species 
that have been observed using the Pond and its associated habitats over the last 5 years: 
 

• Pied billed Grebe (Podilymbus podiceps) 
• Double-crested Cormorant (Phalacrocorax auritus) 
• Black Crowned Night Heron (Nycticorax nycticorax) 
• Green Heron (Butorides virescens) 
• Snowy Egret (Egretta thula) 
• Great Egret (Ardea alba) 
• Great Blue Heron (Ardea herodias) 
• Mallard (Anas platyrhynchos) 
• Hooded Merganser (Lophodytes cucullatus) 
• American Coot (Fulica Americana) 
• Greater Yellowlegs (Tringa melanoleuca) 
• Black-necked Stilt (Himantopus mexicanus) 
• Killdeer (Charadrius vociferous) 
• Ring-billed Gull (Larus delawarensis) 
• Mourning Dove (Zenaida macroura) 
• Scrub Jay (Aphelocoma californica) 
• American Crow (Corvus brachyrhynchos) 
• Yellow-rumped Warbler (Dendroica coronata) 
• Wilson’s Warbler (Wilsonia pusilla) 
• California Townee (Pipilo crissalis) 
• Spotted Towhee (Pipilo maculates) 
• Golden-crowned Sparrow (Zonotrichia atricapilla) 
• White-crowned Sparrow (Zonotrichia leucophrys) 
• Red-winged Blackbird (Agelaius phoeniceus) 
• Brewer’s Blackbird (Euphagus cyanocephalus) 

 
A November 9, 2005 site visit by WWR staff clearly demonstrated how, despite the Pond’s small 
size, it is an important foraging and roosting habitat for large numbers of birds. On that day, at 
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least 20 adult and immature black-crowned night herons were witnessed both foraging and 
roosting at the site (Figures 1 and 2). Other birds seen foraging were one great egret and one 
snowy egret (Figure 2), and three male/female mallard pairs (Figure 1).  
 

 
Figure 2. Foraging and roosting herons and egrets at the Pond, November 9, 2005. Photo by Christina Toms. 

 
Except for the mallards, all of these birds prefer shallow wetland habitats. In wetland areas, great 
and snowy egrets primarily feed on aquatic invertebrates, fish, and amphibians, while mallards 
feed on aquatic invertebrates, insects, and aquatic vegetation. It is therefore reasonable to assume 
that conditions at the Corte Madera Inn Pond are favorable enough to allow these prey organisms 
to thrive, otherwise the birds would not expend their time foraging there.  

3 Inadequacy of Existing Mitigation Plan 
The February 7, 2003 Corte Madera Inn Mitigation Program Summary prepared by Zentner and 
Zentner states on page 1 that “[m]itigation credits of 0.65 have been purchased at the Burdell 
Ranch Wetland Conservation Bank to mitigate.…” The Burdell Ranch Wetland Conservation 
Bank is approximately 14 miles to the north of the Pond. Though populations in the general 
vicinity of the Conservation Bank may benefit if the wetland mitigation bank is successful, the 
local populations that currently utilize the Pond would not receive those same benefits. 
Additionally, the Burdell Ranch Bank is a new project, and it is unlikely that it has developed 
habitat that will immediately offset habitat losses at the Pond. This would compound the spatial 
loss of habitat at the Pond by creating additional temporal losses.  
 
Given the information above, has the Town received documentation from the applicant that (1) 
confirms such a mitigation credit purchase, (2) confirms that the mitigation habitat has been 
constructed and has met its ecological performance standards and therefore is able to offset both 
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spatial and temporal impacts, and (3) demonstrates to the Town that adverse impacts to the Pond 
will be mitigated effectively in terms of acreage and timing of replacement habitats? 

4 “Fixing” the Corte Madera Inn Pond 
Based on statements made at the September 13, 2005 Planning Commission meeting, there are a 
number of constituents throughout Corte Madera who believe that the Pond has water quality 
problems and thus is somehow broken, and that the most reasonable way to fix it is by paving it 
over and turning it into a parking lot. However, the Initial Study described the pond’s water 
quality problems primarily as “stagnation” and “noticeable odors”. No specific water quality 
parameters such as dissolved oxygen (DO), biological oxygen demand (BOD), turbidity, or the 
presence/absence of odorous algae-produced compounds such as geosmin and/or 2-
methylisoborneol (MIB) are described. Aquatic systems like the Pond are filled with organic 
material, bacteria, algae, and other building blocks of the aquatic food web. It is the nature of 
these systems that, on a regular basis, they produce gases such as hydrogen sulfide (H2S) that 
have odors offensive to humans. Paving over the Pond simply because it does not mesh with 
human aesthetics sets a dangerous and unfortunate precedent for Corte Madera and Marin 
County.  
 
The Pond obviously has high enough dissolved oxygen (likely ≥ 5 mg/L, the RWQCB 
minimum) to support communities of aquatic vegetation, benthic invertebrates, and fish. 
However, the Pond’s DO may not be high enough to support the Pond’s BOD during periods of 
stratification and high primary production (summertime). This time period is when undesirable 
odors such as H2S may be produced in the Pond and noticed by surrounding residents. Increasing 
summertime DO levels in the Pond, and reducing the occurrences of these odors, can be 
achieved at a relatively low cost through mechanical mixing.   
 
Mechanical mixing is a process whereby oxygen is transferred from the air to the upper water to 
the sediments through propellers or baffles. These highly efficient systems can be completely 
submerged, and transfer oxygen from well-oxygenated surface water to less-oxygenated deeper 
water and sediments throughout the pond. They can also be partially submerged, increasing 
agitation at the air-water interface, increasing surface DO levels, and then transporting this high-
DO water down to deeper water and sediments and throughout the pond (Horne and Goldman 
1994). Corte Madera Inn Pond is an excellent candidate for mechanical mixing for a number of 
reasons: 
 

1. The pond’s markedly small volume (2 acre-feet) means that relatively low levels of 
electricity would be needed to power any pumps or motors; this electricity could easily be 
provided through sustainable wind or solar power or through lines to adjacent properties.  

 
2. The pond’s existing surroundings of Highway 101 and a busy hotel/restaurant complex 

and its continued use by wildlife means that wildlife are unlikely to be disturbed by the 
seasonal operation of mechanical mixing devices.  

 
3. Mechanical mixing would only need to be employed during certain periods of time, 

primarily in the warm summer months. This time period would help keep operation and 
maintenance activities and their associated costs to a minimum.  
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With the Pond, the Town of Corte Madera has a unique opportunity to preserve and enhance 
valuable wildlife habitat in the most unlikely of locations. In doing so, it would set an excellent 
example for municipalities around the San Francisco Bay area, many of which are faced with 
similar questions about how to manage remnant tidal systems.  
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