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Planning Commission Meeting 
Location:  Novato City Hall, 901 Sherman Avenue 

 
November 20, 2019  

MINUTES 
 
Present:  Justin Derby, Chair  

David Gabriel, Vice Chair 
   Dan Dawson  
   Reva Rao 

Peter Tiernan 
       
Absent:  Thomas Weldon  

Susan Wernick 
    
Staff Present:    Steve Marshall, Planning Manager  
   Hans Grunt, Senior Planner 

Veronica Nebb, Senior Assistant City Attorney 
 
CALL TO ORDER / PLEDGE OF ALLEGIANCE / ROLL CALL 
 
APPROVAL OF FINAL AGENDA:  No changes to the proposed agenda. 
Motion/Second: Tiernan/Gabriel to approve final agenda. Motion passed 5-0-0-
2 (Ayes: Tiernan, Gabriel, Dawson, Rao, and Derby; Nays: None; Abstain: 
None; Absent: Weldon and Wernick). 
 

PUBLIC COMMENT:  None  
 

CONSENT CALENDAR:  None 
 
CONTINUED ITEMS:  None 

 
NEW ITEMS:  
 
1. MARIN COUNTRY CLUB  

STREAM RESTORATION & FACILITIES IMPROVEMENT (SM) 
CEQA INITIAL STUDY/MITIGATED NEGATIVE DECLARATION  
P2018-015; USE PERMIT 
APNS 160-010-75, 160-140-24 & 160-422-08; 500 COUNTRY CLUB 
DRIVE 

 
Conduct a public hearing to consider and possibly adopt resolutions: 1) 
adopting an Initial Study-Mitigated Negative Declaration, and  
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2) Conditionally granting a use permit to allow for the construction and implementation of 
bank and channel stabilization and restoration activities along the Arroyo San Jose through 
Marin Country Club to address ongoing issues with erosion, channel instability, and 
sedimentation.   
 
Planning Manager Marshall presented the staff report. 
 
Brian Chadbourne, Marin Country Club introduced the project team working on the project.  
The Club, west of the 101 highway, covers 100 acres, and is surrounded by housing.  The 
Club was built in 1957 and the course built with housing around it and a dam system with 6 
reservoirs (ponds) for irrigation of the course, aesthetics, and golf hazard purposes.  This 
was built before the City of Novato.  Millions of gallons of water have cascaded down into 
the course and during the winter storms have caused havoc – rubble, rocks, and sediment 
have sloughed down and emergency procedures have been initiated to stop a roadway from 
caving-in and a sewer line from being exposed.  The goal for the project is for bank and 
channel stabilization and a restoration plan to address erosion, channel instability and 
sedimentation.  This will be a 4 million dollar expenditure and last 8-9 years. The Club has 
submitted applications to the State Water Resources Control Board to obtain formal rights 
to the historical water use.   
 
Markus Lang of Dudek discussed the project components: bank and channel stabilization, 
slump repair of 11 sites, dam and spillway repairs (6 sites), pond bypass (2 sites), sediment 
removal (2 sites), rebuild asphalt driveway with retaining wall, and provide flow bypass to 
comply with the water rights permit. 
 
Bill Vandivere with Clearwater Hydrology, stated they were retained by Marin Country 
Club in August 2017 to inventory the channel erosion and other issues threatening course 
operations and came up with a 30% level stabilization design program.  One of the 
objectives of this program is to correct old engineering errors. What they are seeing now is 
more serious breakage within the spillway structures which is compromising the 
downstream channel reaches below the spillways.  With these concrete dams, the flows 
have high-velocity erosive flows that continue to work at the banks and eventually start to 
collapse those banks.  The purpose of the restoration program is to correct erosive areas, to 
naturalize these spillways, and then to create a boulder step-pool system. Plants will be 
established around the edges of the pools and sediment will naturally deposit around the 
pools and allow other vegetation to populate those areas. 
 
Commissioner Tiernan asked what a root wad is. 
 
Bill Vandivere responded that a root wad is a tree trunk with the root mass fully intact.  
They are used to maximize or enhance the habitat value and can be used around a meander. 
 
Brian Chadbourne stated that approximately 18 trees need to be removed for grading to 
construct naturalized spillways and to stabilize streambanks.  The project will improve the 
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habitat for the Western Pond Turtle and contribute to offsite salmon habitat restoration 
projects. 
 
Brian noted the required permits to carry out the proposed project are:  City of Novato -
Conditional Use Permit, CDF&W – Streambed Alteration Agreement, SWRCB – Water 
Right Permits-Section 401 of Clean Water Act, Army Corp – Permit under Section 404 of 
the Clean Water Act.  
 
Chair Derby asked what prompted the 4 acres of restoration support for SPAWN - was that 
voluntarily? 
 
Brian Chadbourne answered that CDF&W had originally protested the water rights and told 
the Club to go out and look for a mitigation project – it was a water rights permitting 
condition.   
 
Public comment period opened. 
 
Ted Treat, one of the property owners that backs up behind Fairway just above the 
discharge of Dam 1.  He expressed his concern about what the discharge of Dam 1 will 
look like and that part empties out into the creek at Wallace Park which is eroded.  Will 
more flow go into that creek - the bank is collapsing.  Wanted some assurance it will not get 
worse. 
 
Chair Derby asked the applicant to explain the situation regarding the Arroyo San Jose and 
how Mr. Treat’s property may be affected. 
 
Bill Vandivere responded that with regard to the flood flows during major events, all those 
flows find their way back to the channel and so there shouldn’t be any increase in erosion 
there.  There is an energy dissipater with concrete blocks to break up the flow.  This project 
is actually going to lower the flood elevation for the 100 year event at about 2/10ths of a 
foot. We are not affecting the peak flows. The erosion in the creek is different.  
 
Chair Derby stated that the Club will be slowing down the flows which in theory will 
reduce excessive erosion. 
 
Commissioner Tiernan inquired if the bypass required from other agencies will change the 
dynamics in Wallace Park.   
 
Nick Bonsignore of Wagner & Bonsignore Engineers answered that the bypasses are a 
State requirement of the water rights permits.  It is designed so that the stream is not dried 
up to maintain what would have been there without the ponds. 
 
Public comment period closed. 
 
Commissioner Tiernan stated that he visited the site twice, once with Mr. Chadbourne and 
Mr. Rowe and then visited another time myself to see down at the spillway and was under 
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the impression that it went underground at Fairway.  He noted that he is in support of the 
project as he did see the bridge and severe erosion out there. 
 
Commissioner Gabriel stated he also went out to the site and it is a disaster and needs repair 
and will recover some surface area for golfing and in case of a fire, it is a good place to 
evacuate to. 
 
Commissioner Rao expressed that it was a very thorough presentation and all the staff 
materials received to review provided an in-depth study and analysis.  A lot of work has 
gone into this and it is definitely something that needs to be done and surrounding areas 
will benefit as well. 
 
Commissioner Dawson appreciates the efforts to do it right and supports the project. This is 
definitely set-up to function as a regular creek and hopefully will result in moving sediment 
as desired and not eroding banks. 
 
Chair Derby stated that way more work goes into stream restoration rather removing a 
stream and building houses.  The permit process does take a long time and expressed good 
luck on getting through the environmental hurdles. 
 
Commissioner Tiernan noted to the neighbors that in the future, to please contact the 
Planning Department and/or Commissioners ahead of the public hearing so they are able to 
go out to the site and make a determination if anything further may need to be done. 
 
Motion/Second:  Tiernan/Gabriel to adopt a resolution adopting a Mitigated Negative 
Declaration for the proposed Marin Country Club Stream Restoration & Facilities 
Improvement Project. Motion passed: 5-0-0-2 (Ayes: Tiernan, Gabriel, Dawson, Rao and 
Derby; Nays: None; Abstain: None; Absent: Weldon and Wernick) 
 
Motion/Second:  Tiernan/Rao to adopt a resolution granting a Use Permit to Marin Country 
Club Stream Restoration & Facilities Improvement Project. Motion passed: 5-0-0-2 (Ayes: 
Tiernan, Gabriel, Dawson, Rao and Derby; Nays: None; Abstain: None; Absent: Weldon 
and Wernick) 
 

2. NOVATO GENERAL PLAN 2035  
 

Commissioners and the public will receive an oral presentation of the final draft Novato 
General Plan 2035 in anticipation of the pending release of the public review draft 
environmental impact report for the General Plan update.  
 
Planning Manager Marshall gave a presentation, review, and timeline for adoption of the final 
draft Novato General Plan 2035. 
 
Commissioner Gabriel stated that he joined the Planning Commission in 2017 and has 4 
iterations of the General Plan and amendments. 
 
Planning Manager Marshall responded he will ensure that all of the Commissions and 
Committees will receive a copy of the draft EIR and the latest updated version of the Draft 
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General Plan.  It reflects all of the comments received brought forward after the first draft in 
August 2016 and taken through all of the review process.   
 
Commissioner Gabriel also asked if the commissioners will receive a new project report soon. 
 
Planning Manager Marshall said that the commissioners will receive it as soon as staff is 
finished updating it and the report is also located on the Planning Department webpage for 
any of the public to access as well. 
 
Commissioner Derby inquired if there will be discussion if we don’t agree on something in 
the draft General Plan? 
 
Planning Manager Marshall responded that at the hearing dedicated to the draft General Plan 
that would be the appropriate time to start talking about changes. 
 
Commissioner Tiernan asked about the 81% of the document has been agreed upon but still a 
5% disagreement - Is there any way you can highlight that for us?  
 
Planning Manager Marshall noted that those findings came from a survey and staff would 
need to look that up and get back to the commissioners. 
 
Commissioner Tiernan inquired about the form-based code for the Northwest Quad - is that 
an addendum to the General Plan. 
 
Planning Manager Marshall said that is a policy out of the General Plan which directs staff to 
prepare that type of zoning code. The process would be to adopt the CEQA document, the 
General Plan, and then considering adopting the Northwest Quad Ordinance. 
 
Commissioner Tiernan asked about the Bel Marin Keys change from FARs, heights, etc.  
Would like to have examples of where the R&D folks point to downtown Petaluma. 
 
Planning Manager Marshall answered staff could pull together information on other similar 
office parks and the EIR does have visual simulations to describe what it might mean to have 
some sites in the Industrial Park go to these particular zoning levels. 
 
Commissioner Rao noted she had not seen any changes with parklets as there was some 
discussion previously and hopes that is in the EIR.  And, fire issues are real though didn’t see 
anything that said we are adopting low water plants and would like to see that adopted.   
 
Planning Manager Marshall said the draft General Plan does include policies regarding 
drought-tolerant plants and water conservation and the Water District now applies Regulation 
15 which requires these water conservation policies.   
 
Commissioner Rao asked about the Climate Action Plan and Sea Level Rise which is a policy 
paper - is that in the organizational elements. 
 
Planning Manager Marshall answered that the white papers do not go directly into the policies, 
the recommendations from the Council based on the white papers go into the General Plan. 
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Commissioner Rao stated that she could not find a lot of information regarding urban 
development to attract young families like herself. Instead of going to other cities, she would 
like to see people spend the money in Novato. 
 
Planning Manager Marshal responded that there are components to that, i.e., the North 
Redwood Corridor Plan talks about gathering places and expanding the Civic Green, keeping 
retail and restaurants at the street level to create more activity and places where people and 
families want to be.   

 
GENERAL BUSINESS:  
 

Chair Derby requested scheduling an item for a formal discussion about recommendations to 
the City Council pertaining to the Planning Commissions role in the process of a project and 
how it aligns with Design Review, whether it should be earlier in the process. 
 
Planning Manager Marshall stated that he would discuss with legal counsel and will place the 
matter on a future agenda. 

  
3.  ELECTION OF CHAIR AND VICE CHAIR 
 

Motion/Second:  Tiernan/Gabriel to continue the election of chair and vice chair to March of 
2020.  Motion passed: 5-0-0-2 (Ayes: Tiernan, Gabriel, Dawson, Rao and Derby; Nays: None; 
Abstain: None; Absent: Weldon and Wernick). 
 

UPCOMING AGENDAS AND QUORUMS:  Planning Manager Marshall discussed future 
meeting schedules. 

ADJOURNMENT:  The Meeting adjourned at 9:15 pm. 


