PLANNING COMMISSION
Meeting Minutes

Monday, December 11, 2023 — 7:00 pm

A. CALL TO ORDER AND ROLL CALL

Commission Present: Commissioners Crockett, Dawson, Derby, Engdahl, Havel, Heath, and
Tiernan

Commission Absent: None

Staff Present: City Attorney Gary Bell (via Zoom), Community Development Directors Vicki
Parker and Clare Hartman, Deputy Director Steve Marshall, and Senior Planner Brett Walker

B. APPROVAL OF FINAL AGENDA

COMMISSION ACTION: Upon motion by Commissioner Tiernan and seconded by
Commissioner Dawson, the Planning Commission voted 7-0-0-0 via roll call to approve
the final agenda.

AYES: Commissioners Crockett, Dawson, Derby, Engdahl, Havel, Heath, and
Tiernan

NOES: None

ABSTAIN: None

ABSENT: None

Motion carried.

C. PUBLIC COMMENT - NONE
D. CONSENT ITEM - NONE
E. UNFINISHED AND OTHER BUSINESS - NONE
F. PUBLIC HEARING
F.1. 773,775, & 777 SAN MARIN
CEQA ADDENDUM; GENERAL PLAN 2035 EIR

GENERAL PLAN LAND USE MAP & TEXT AMENDMENTS
MASTER PLAN, PRECISE DEVELOPMENT PLAN, & DESIGN REVIEW
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773,775, & 777 SAN MARIN DRIVE; APNs 125-202-03, -04, & -05

Chair Heath recused herself from this public hearing item due to the proximity of her
residence to the project site and handed the meeting over to Vice Chair Havel.

Deputy Director Marshall presented the staff report.

Commissioner Tiernan asked if the portions of the property that would be designated open
space would be open to the public.

Deputy Director Marshall clarified the term “open space” is a land use designation and not a
dedication or designation for public use. He further explained there is an existing parcourse
and equestrian easement crossing the property that may allow public use, staff would need to
research this matter to confirm this circumstance.

Commissioner Tiernan stated that during the neighborhood meeting there was a discussion
about not allowing fencing along Wood Hollow Drive to allow access to the pathways within
the project.

Deputy Director Marshall responded that fencing is not currently part of the plan, but it is
something that could certainly be discussed with the property owner, because hiking trails or
footpaths are acceptable within areas assigned the Open Space land use designation.

Commissioner Tiernan noted that originally the project included a retail component and asked
if that was removed from the plan.

Deputy Director Marshall confirmed the retail component is no longer a part of the plan
because the R20 land use designation does not accommodate that use.

Commissioner Tiernan asked if the project is required to recycle construction waste that would
be generated from the demolition of the existing improvements at the site.

Deputy Director Marshall confirmed the City’s local construction waste recycling ordinance
would apply to the demolition of the buildings.

Commissioner Derby asked staff to clarify the RHNA numbers and timing associated with the
Housing Element. He asked about the review process for future projects and junior accessory
dwelling units.

Director Parker confirmed the City’s RHNA numbers are close to 2,500 units with the buffer
capacities built in.

Deputy Director Marshall described the subsequent review process, including subdivision
actions and design review to determine consistency with objective standards. He noted 25%
of the single-family dwellings are required to have a junior accessory dwelling unit; these units
help the City with meeting its RHNA.

Commissioner Engdahl asked whether the project’s impact on Novato Unified School District
had been considered.
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Deputy Director Marshall noted the payment of school fees to support the School District's
needs. He referenced the CEQA addendum and its analysis of impacts to school facilities.

Commissioner Dawson inquired about the affordable housing requirements for the project. He
had concerns about the timing of delivery of affordable housing units.

Commissioner Derby also inquired about the delivery of affordable housing units.

Deputy Director Marshall explained the affordable housing requirements, including provisions
addressing the release of building permits for market rate units depending on the status of the
affordable units. He referenced the affordable housing agreement process.

Director Parker described the affordable housing agreement process by offering a description
of the process applied to the City Venture'’s project.

Commissioner Crockett referenced the CEQA document and asked if the General Plan
assumed demolition of the existing office buildings.

Deputy Director Marshall commented the General Plan assumed re-occupancy of the existing
buildings with office uses, possibly research and development related. He also noted the
possibility of a retail component. He said the General Plan EIR assumed 80% occupancy of
the building.

Riley Hurd, representing Bay West Development (property owner), made a presentation
covering the history of the project and touched on the issue of impacts to the School District.
He noted the estimated sum that would be paid to the District in school fees.

Cindy Ma, representing Bay West Development, made a presentation describing the objective
development standards proposed for the project site.

Joe Runco, representing Bay West Development, made a presentation describing the outdoor
use areas and open spaces addressed in the objective development standards.

The public hearing was opened.

Ross Millerick noted he is a board member at Novato Unified School District and lives near
the site. He referred staff to contact Superintendent Tracey Smith to discuss enrollment
projections. He acknowledged the need for workforce housing but has concerns about the
project, including intensity of development, traffic, and noise.

Peter Turnbaugh a resident of Santolina Drive raised concern about the project, including its
viability and traffic generation. We are only listening to the developer’s dream — we need cost
figures.

Judy Slater asked how the landowner and city work with developers to make sure the project
is consistent with the design requirements - how do we get accountability and supervision.
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Sylvia Barry commented on the project’s connection to the Novato North SMART station and
noted there have been questions about traffic.

Zachary Grigge referenced District SM3 — all affordable housing in one building. He
encouraged interspersing affordable housing throughout project. Affordable housing is badly
needed — the project will advance this. He observed the difficult housing situation for younger
residents and teachers.

The public hearing was closed.

Director Parker addressed the comments regarding potential impacts to school facilities. She
noted the School District was engaged through the housing element process. She mentioned
lotteries for affordable housing units and referral to outside agencies for employee housing.

Commissioner Engdahl expressed concern about sufficient revenue for the School District and
thought a financial analysis from the District was needed. He was not inclined to accept the
findings of the CEQA analysis regarding impacts to local schools.

Commissioner Tiernan noted his support for the project, but acknowledged it is a dense
development. He noted concern about the contemporary architecture design address in the
objective design standards — this design type should be avoided. He was concerned about the
project changing based on a new developer.

Commissioner Derby expressed a desire for more flexibility on the affordable housing
component. He noted junior accessory dwelling units are a higher cost item, however, more
affordable housing is better than less. He feels that a 20% affordable housing requirement is
too high and referenced San Rafael with a 15% affordable housing requirement.

Commissioner Dawson thought the project has a good mix of housing types. However, he
remained concerned about the delivery of affordable housing units, particularly where the
revenue generating dwellings are constructed and the affordable units aren’t because they
don’t produce revenue. He noted positive aspects of the project given its proximity to the
SMART station.

Commissioner Crockett supported the project and observed the logic of placing the greatest
density [apartments] within the project closest to the SMART station. He was not convinced
vehicle traffic will be greater or necessarily less in volume than past use, but the timing of trips
is likely to be different. He commented on the property owner’s alternative affordable housing
proposal — if this could be developed further with the city it could be desirable based on
Commissioner Derby’s observations.

Commissioner Havel supported the recommendations of staff.
Commissioner Tiernan asked a clarifying question about the subsequent review process,
noting tentative maps would return to the Planning Commission.

Deputy Director Marshall confirmed this circumstance.
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COMMISSION ACTION: Upon motion by Commissioner Derby and seconded by
Commissioner Tiernan, the Planning Commission voted 5-1-0-1 via roll call to adopt the
CEQA resolution as presented.

AYES: Commissioners Crockett, Dawson, Derby, Havel, and Tiernan
NOES: Commissioner Engdahl

ABSTAIN: None

ABSENT: Commissioner Heath (Recused)

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Tiernan and seconded by
Commissioner Derby, the Planning Commission voted 6-0-0-1 via roll call to adopt the
General Plan Amendment resolution as presented.

AYES: Commissioners Crockett, Dawson, Derby, Havel, Engdahl, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Heath (Recused)

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Derby and seconded by
Commissioner Tiernan, the Planning Commission voted 6-0-0-1 via roll call to adopt the
Master Plan, Precise Development Plan, and Design Review resolution as presented.

AYES: Commissioners Crockett, Dawson, Derby, Havel, Engdahl, Heath, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Heath (Recused)

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Derby and seconded by
Commissioner Tiernan, the Planning Commission voted 5-0-1-1 via roll call to
recommend accepting Bay West’s (property owner) proposed alternative affordable
housing plan (District SM1 = 15%, District SM2 = 15%, and District SM3 = 23%).

AYES: Commissioners Crockett, Derby, Havel, Engdahl, and Tiernan
NOES: None

ABSTAIN: Commissioner Dawson

ABSENT: Commissioner Heath (Recused)

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Derby and seconded by
Commissioner Tiernan, the Planning Commission voted 6-0-0-1 via roll call to
recommend the City work with the developer regarding the timing of delivering the
affordable housing units.

AYES: Commissioners Crockett, Dawson, Derby, Havel, Engdahl, and Tiernan
NOES: None
ABSTAIN:
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ABSENT: Commissioner Heath (Recused)
Motion carried.

F.2. VILLAGE AT NOVATO MIXED-USE PROJECT
CEQA MITIGATED NEGATIVE DECLARATION
P2020-037; DESIGN REVIEW AND DENSITY BONUS REQUEST
P2021-040; GENERAL PLAN AMENDMENT
P2021-041; ZONING MAP AMENDMENT
P2021-042; USE PERMIT
7530 REDWOOD BOULEVARD; APNS 143-011-05 & -08

Senior Planner Walker presented the staff report.

Chris Cole, the property owner’s representative, discussed the project’s history and provided
an overview of the project’s general design elements.

Isaiah Stackhouse of Trachtenberg architects, spoke to the project’s site plan redesign, floor
plan arrangements, building architecture, landscape design, and the selected colors/materials.

Commissioner Derby asked staff if the developer requested to increase the overall heights of
the buildings to accommodate an additional story.

Senior Planner Walker confirmed the applicant had not requested this, and the project height
has remained four stories from the initial application submittal.

Commissioner Tiernan asked for clarification about the northern access point for the project
site and whether it would be shared with the Residence Inn hotel that is under construction.

Senior Planner Walker confirmed that it would be a shared driveway.

Commissioner Tiernan commented on the proposed Olive Avenue improvements and asked
staff to elaborate on the type of improvements that would be going in.

Senior Planner Walker explained the City has a capital improvement project that would widen
Olive Avenue to accommodate a bike lane and a sidewalk. The Village at Novato project would
include a landscaping strip that would be located on the project site and run parallel to Olive
Avenue along the property line/right-of-way line. This landscaping strip would be
approximately 6-8 feet in width, however, when factoring in the landscaping included with the
Olive Avenue project, the total width for landscaping would come close to, if not exceed 10
feet.

Commissioner Tiernan asked staff if there was a projected timeframe for when the Olive
Avenue project would be completed.

Senior Planner Walker responded the City is still finalizing the environmental review document
and is working with some regulatory agencies to address items that were raised during that
review process, as such, staff does not have a definitive timeframe.
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Commissioner Tiernan asked if the affordable units would be clustered or if they would be
located throughout the project.

Senior Planner Walker responded that the developer did not request to deviate from what the
municipal code requires, and that the affordable units would be dispersed throughout the
project.

Commissioner Havel asked what type of signage would be proposed for the project.

Senior Planner Walker responded that the signage shown in the project plan set is conceptual
and that signage would be reviewed under a separate permit at a later date.

Chair Heath observed the mixed-use project includes open space, and asked if the open space
would be publicly accessible.

Senior Planner Walker responded that the project site would remain private property and that
it would be the property owner’s decision if they would like to open areas of the property to the
public.

Architect Stackhouse noted that the vast majority of the common open space is publicly
accessible, however, there will be fenced areas with amenities that are only accessible to
tenants of Buildings B & C.

The public hearing was opened.

Sylvia Barry commented that the proposed decorative water tower feature does not seem to
fit into the design of the project.

Susan Stompe, Marin Conservation League (MCL), recalled that during the general plan
update process that MCL had encouraged the City to include provisions to daylight creeks
were possible. She noted raising this item when this project was presented to the Design
Review Commission; she is aware of a pipe the comes from the creek across the street at
Atherton Place behind the Nova-Ro Apartments that goes under the street and through the
project site to the ditch along the SMART right-of-way. She further stated that when she was
mayor during the flooding of 1982 this area was a mobile home park and it flooded - water
was flowing north along Redwood Boulevard towards Rush Creek. She asked if there was any
information addressing flooding for the project.

Public hearing was closed.

Commissioner Tiernan followed up on Susan Stompe’s comments and looked to staff for
clarification.

Senior Planner Walker responded that following the Design Review Commission meeting, he
reviewed historic USGS topographic maps and did not identify any streams, ephemeral or
otherwise. He noted the site has a very small and isolated wetland feature for which the
IS/MND includes a specific mitigation measure addressing that. He further explained that the
site is not in a 100-year flood zone but is in a 500-year flood zone.
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Commissioner Havel acknowledged the CEQA document includes a drainage analysis and
environmental constraints related to water and the project plans do include a drainage and
grading component. He also asked staff to provide some more information about the water
tower feature.

Senior Planner Walker observed that the project applicant proposed the water tower design
element as an homage to the historic dairyman’s buildings that were formerly in this area. He
further clarified that the signage shown on the water tower feature is conceptual and would be
reviewed with any other proposed signage at a later date.

Commissioner Havel stated his support for the project, and the water tower feature.

Chair Heath also stated her support for the project and recognized the Commission had
received several letters in support of the project.

COMMISSION ACTION: Upon motion by Commissioner Tiernan and seconded by
Commissioner Derby, the Planning Commission voted 7-0-0-0 via roll call to adopt the
CEQA IS/MND and Mitigation Monitoring and Reporting Program resolution as
presented.

AYES: Commissioners Crockett, Dawson, Derby, Engdahl, Havel, Heath, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: None

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Tiernan and seconded by
Commissioner Derby, the Planning Commission voted 7-0-0-0 via roll call to adopt the
General Plan Land Use Amendment resolution as presented.

AYES: Commissioners Crockett, Dawson, Derby, Engdahl, Havel, Heath, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: None

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Dawson and seconded by
Commissioner Crockett, the Planning Commission voted 7-0-0-0 via roll call to adopt
the Zoning Map Amendment resolution as presented.

AYES: Commissioners Crockett, Dawson, Derby, Engdahl, Havel, Heath, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: None

Motion carried.

COMMISSION ACTION: Upon motion by Commissioner Crockett and seconded by
Commissioner Dawson, the Planning Commission voted 7-0-0-0 via roll call to adopt
the Use Permit, Design Review and Density Bonus Request resolution as presented.
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AYES: Commissioners Crockett, Dawson, Derby, Engdahl, Havel, Heath, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: None

Motion carried.

G. GENERAL BUSINESS - NONE

H. COMMITTEE AND LIAISON REPORTS -

Deputy Director Marshall stated the next Planning Commission meeting is December 18, 2023,
which will include several items for the Commission’s review.

ADJOURNMENT
The Planning Commission adjourned the meeting at 10:42 PM.

| HEREBY CERTIFY that the foregoing minutes were duly adopted at the Planning
Commission meeting of May 13, 2024.

[Steve Marshall/
Steve Marshall, Deputy Director of Community Development

Phone No. (415) 899-8900
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