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CITY OF NOVATO
CALIFORNIA

PLANNING COMMISSION

Meeting Minutes

Via Zoom Teleconference

Monday, October 11, 2021 — 7:00 pm

A. CALL TO ORDER AND ROLL CALL
The Planning Commission meeting began at 7:00 PM.

Commission Present: Chair Rachel Farac, Vice Chair Peter Tiernan, Commissioner Dan Dawson,
Commissioner Justin Derby, Commissioner Ronald Gerber, and Commissioner Lia Heath

Commission Absent: Commissioner Curtis Havel

Staff Present: Planning Manager Steve Marshall, Senior Planner Brett Walker, and City Attorney
Ryan Reed.

B. APPROVAL OF FINAL AGENDA

COMMISSION ACTION: Upon motion by Vice Chair Tiernan and seconded by Commissioner
Derby, the Planning Commission voted 6-0-0-1 via roll call to approve the final agenda.

AYES: Commissioners Dawson, Gerber, Derby, Heath, Tiernan, and Farac
NOES: None

ABSTAIN: None

ABSENT: Commissioner Havel

Motion carried.
C. PUBLIC COMMENT
None

D. CONSENT ITEM

D.1. Approval of PC Minutes of April 26, 2021 (DG, RR, DD, JD, RF, CH, PT)

COMMISSION ACTION: Upon motion by Vice Chair Tiernan and seconded by
Commissioner Derby, the Planning Commission voted 6-0-0-1 via roll call to
approve the minutes.
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D.2.

D.3.

AYES: Commissioners Dawson, Derby, Gerber, Heath, Tiernan, and Farac
NOES: None

ABSTAIN: None

ABSENT: Commissioner Havel

Motion carried.

Approval of PC Minutes of May 24, 2021 (DD, JD, RF, RG, CH, LH, PT)

COMMISSION ACTION: Upon motion by Vice Chair Tiernan and seconded by
Commissioner Derby, the Planning Commission voted 6-0-0-1 via roll call to
approve the minutes.

AYES: Commissioners Dawson, Derby, Gerber, Heath, Tiernan, and Farac
NOES: None

ABSTAIN: None

ABSENT: Commissioner Havel

Motion carried.

Approval of PC Minutes of September 13, 2021 (DD, RF, RG, CH, LH, PT)

COMMISSION ACTION: Upon motion by Chair Tiernan and seconded by
Commissioner Heath, the Planning Commission voted 6-0-0-1 via roll call to
approve the minutes.

AYES: Commissioners Dawson, Derby, Gerber, Heath, Tiernan, and Farac
NOES: None

ABSTAIN: None

ABSENT: Commissioner Havel

Motion carried.

E. UNFINISHED AND OTHER BUSINESS
NONE

F. PUBLIC HEARING

F.1. HABITAT REDWOOD BLVD (BW)

P2019-054 DESIGN REVIEW

P2020-070 GENERAL PLAN AMENDMENT
P2020-071 MASTER PLAN

P2020-072 PRECISE DEVELOPMENT PLAN
P2020-073 VESTING TENTATIVE MAP

Conduct a public hearing and possible action to adopt resolutions recommending the City
Council: (1) adopt a CEQA Initial Study/Mitigated Negative Declaration; (2) approve a
General Plan Map Amendment for a 13t-acre area from Business and Professional
Office (BPO) to Medium Density Multiple-Family Residential (R10) and General Plan Text
Amendment; (3) approve a Master Plan, Precise Development Plan, Design Review; and
a Density Bonus; and (4) approve a Vesting Tentative Subdivision Map for condominium
purposes for a development including 80 residential units and a 2,200+- square-foot office
building to be located at 8161 Redwood Blvd, APN 125-180-49.

Senior Planner Brett Walker introduced the item and provided a presentation of the project.
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Maureen Sedonaen, CEO of Habitat for Humanity San Francisco, introduced the project and project team.

Chris Dorman, project architect, presented the project design, architecture, and site constraints and
opportunities.

Commission Dawson asked why a one-way circular loop road was proposed and asked about the number of
electric vehicle parking spaces.

Architect Dorman responded the loop road was selected based on a study of parking and circulation; a cut-
through is included so it is not necessary to follow the whole loop. A loop road reduces the land area needed
for a roadway and helps accommodate diagonal parking.

Doug Fowler, Habitat for Humanity, stated that 4 EV chargers are the minimum required by the building code,
but Habitat will look at designing the project with additional chargers.

Ms. Sedonaen noted Habitat will be seeking funding from BAAQMD for EV charging.

Commission Derby asked about the mix of low and moderate-income units.

Senior Planner Walker noted the percentage and number of affordable units included in the project.
Commissioner Derby asked why a density bonus was needed.

Senior Planner Walker noted the density bonus was predicated on approval of the proposed land use change.
The requested density bonus allows Habitat to request relief from storage requirements based on cost
considerations.

Commissioner Derby asked about the park in-lieu fees for the project.

Senior Planner Walker stated there is a staff recommendation to waive 50% of the park in-lieu fee on the
basis of the outdoor space amenities included in the project.

Commissioner Gerber asked questions regarding HOA dues, landscaping, and the community gardens, and
commented regarding RHNA number.

Mr. Fowler responded to the HOA dues are estimated at $450 per month, but the amount could be refined
as the project moves forward.

Ms. Sedonaen current HOA due is factored into the affordable mortgages offered by Habitat for Humanity
since it finances housing purchases.

Kari Tanaka, landscape architect, noted the various outdoor spaces in the project.
Commissioner Heath asked about the procedure to select future homeowners — is there a local preference.

Ms. Sedonaen responded that fair housing laws limit favoritism, but targeted outreach is common to notify
local residents.

Commissioner Heath asked about using synthetic grass and rooftop solar.

Ms. Sedonaen stated that rooftop solar will be part of the project and that artificial turf will be considered.
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Mr. Fowler stated that landscape irrigation will utilize recycled water.
Commissioner Heath encouraged adding more EV chargers to the project.

Vice Chair Tiernan asked a question regarding sidewalks, flood zones, grading, the new stream, and use of
the office space.

Senior Planner Walker described the required frontage improvements and referenced conditions of approval
listed in the recommending resolutions.

Architect Dorman stated the flood zone information is accurate and noted the project avoids the flood zone.

Mr. Fowler stated that soil would be imported to the site to raise its elevation.

Dan Hughes, project engineer, discussed the stormwater detention facilities, including describing how the
system would work. He noted the Days Inn site currently receives stormwater flows but won'’t after the
drainage system is installed for the project. He also discussed how the new stream feature would receive
surface drainage.

Ms. Sedonaen said the office would serve as base for construction management and sales.

Chair Farac asked if recycled water can be used for toilets and asked about the stream.

Mr. Fowler responded that it can only be used for outdoor irrigation.

Mr. Hughes responded that a surface drainage swale will be modified.

Chair Farac also asked a question regarding impacts to owls.

Kari Zajac, Rincon Consultants, responded that if burrowing owls are discovered a 500-foot buffer would be
established around the occupied burrow until the owls can be excluded from the burrow.

Chair Farac asked for public comment regarding the item.

Matt Chiang, representing Days Inn, requested additional electric vehicle parking, stated that the project
includes lots of grass, suggested that the dog park be surfaced with mulch instead of grass, asked if a
sidewalk will be constructed along the hotel property frontage, questioned the tree types on the west side
specifically with concerns regarding blocked views for the hotel guests, and noted a concern about mosquitos
in the drainage ponds.

Mr. Hughes stated that the stormwater retention areas are designed to drain within 48 hours
Commissioner’s Dawson, Gerber, and Tiernan stated they had no further comments or questions.

Vice Chair Tiernan asked staff to address Mr. Chiang’s questions.

Senior Planner Walker noted there is no condition requiring construction of sidewalk across the Days Inn
property.

Assistant City Attorney Reed commented that frontage improvements are often conditioned on the frontage
shared by the project, and it is uncommon to require more frontage improvements.
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Chair Farac expressed her support for the project.

Commissioner Derby thanked the applicants and acknowledged the project for being respectful of the
neighbors.

Vice Chair Tiernan acknowledged Habitat for Humanity as resource for housing.

COMMISSION ACTION: Upon motion by Vice Chair Tiernan and seconded by Commissioner Derby,
the Planning Commission voted 6-0-0-1 via roll call to adopt the CEQA Resolution recommending
approval of the Initial Study/Mitigated Negative Declaration.

AYES: Commissioners Dawson, Derby, Farac, Gerber, Heath, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Havel

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Tiernan and seconded by Commissioner
Heath, the Planning Commission voted 6-0-0-1 via roll call to adopt the Resolution recommending
approval of a General Plan Amendment.

AYES: Commissioners Dawson, Derby, Farac, Gerber, Heath, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Havel

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Dawson and seconded by Commissioner
Derby, the Planning Commission voted 6-0-0-1 via roll call to adopt the Resolution recommending
approval of a Master Plan, Precise Development Plan, Design Review, and a Density Bonus.

AYES: Commissioners Dawson, Derby, Farac, Gerber, Heath, Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Havel

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Derby and seconded by Vice Chair Tiernan,
the Planning Commission voted 6-0-0-1 via roll call to adopt the Resolution recommending approval
of a Vesting Tentative Map.

AYES: Commissioners Dawson, Derby, Farac, Gerber, Heath, Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Havel

Motion carried.

G. GENERAL BUSINESS

NONE
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H. COMMITTEE AND LIAISON REPORTS
Planning Manager Marshall discussed future meeting schedules.
l. ADJOURNMENT

The Planning Commission adjourned the meeting at 8:12 PM.

| HEREBY CERTIFY that the foregoing minutes were duly adopted at the Planning Commission
meeting of December 13, 2021.

/Shelley Woods/

Shelley Woods, Senior Office Assistant
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