ENVIRONMENTAL DATA SUBMISSION

5400 Hanna Ranch Road

Novato, California 94945

Submitted to: City of Novato Community Development 10/23/25

A. PROJECT INFORMATION

1. Owner Information

P&K Hanna Ranch, LLC
PO Box 6115

Novato, CA 94948
415.456.8972

2. Applicant Information

Casey Baxter

8879 N 5t Street, Fresno, CA 93720

559.770.0526

Documentation of authority to submit is attached to application.

3. Person preparing this submission:

Casey Baxter, Project Applicant, has prepared this application and a letter from the
property owner is attached which grants her the authority to do so. A copy of Mrs.
Baxter’s Resume is attached.

4. Project Number(s)

Commonly referred to as ‘Novato Gateway’ and ‘McPhails Commercial Office Development
Project.’

5. Assessor's Parcel Number(s)
153-220-32, -34, -35, -36, -37, -38, -39, -40
6. Type of Approval(s) Sought

Master Plan Amendment

7. Location of Project

5400 Hanna Ranch Road

Unit #s: B1, B2, B3, B4, B5, B6 & C1

Novato, CA 94945

Located at the NE intersection of US 101 & HWY 37.



8. Size of Subject Property

4.9 acres combined

9. Present and Previous Use

Presently, the site is zoned PD-LIO, and the following uses are permitted at the site under the
existing Master Plan:

e Offices

e Handcraft industries, small-scale manufacturing

e Warehouses, wholesaling, and distribution

e Business Support Services

e Upholstering shops

e Equipment rental (indoor only)

e Florists

e Fleet Vehicle Parking — Use Permit required

e Minor Auto Repair and Maintenance — Use Permit Required
e Restaurant —Use Permit required

Currently, Building A is occupied entirely by one tenant- Thompson Builders, Corp., a general
contracting company. Approximately 65% of Building A is used as professional office space
and the remaining portion is used as a warehouse to support their operations.

Building B is subdivided into 6 individual units; all units are vacant.

Building C is fully occupied by a Marin County media company, primarily using the structure
for storage with some office space.

Prior to development of the existing project, the site was historically used as a concrete
batching plant.

10. Zoning and Planning Designations

¢ Existing zoning: Planned Development (PD)
¢ General Plan designation: Light Industrial Office (LIO)

¢ Applicable policies, master plans, specific plans:
Resolution No. 2018-009 — General Plan Amendment
Resolution No. 2018-010 — Precise Development Plan Amendment
Ordinance No. 1636 — The McPhails Commercial Office Master Plan

¢ Surrounding area zoning and designations:
The subject site is bordered by US 101 to the west and HWY 37 to the south. The
SMART line runs along its eastern border, with open space further to the east. The
property to the north is zoned General Commercial and is currently vacant
unimproved land.



11. General Description of Project

a. Intent of Project

The intent of the project is to amend the language in the Master Plan to expand the allowed
uses at the site to include all uses allowed for under the LIO Land Use Designation as defined
in Novato Zoning Code.

b. Site Plan Map

A Site Plan is attached showing the location of the three existing structures, easements and
parking & drive aisles.

c. Major Activities and Sequence

There are no construction related activities associated with the proposed Master Plan
Amendment. Any future tenant improvement plans will be submitted separately under
separate applications.

d. Project Details

Applicant does not propose any revisions to the existing structures, landscaping or parking lot
improvements.

12. Other Required Permits and Approvals

To our knowledge, no additional permits will be required.

13. Site Location Map
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B. ENVIRONMENTAL SETTING

1. Topography
The site is generally flat ranging from 0-10% slope.

2. Geology

Attached is a copy of a Geotechnical Investigation prepared by Miller Pacific dated
08/15/2016 that was prepared for the project prior to construction. This report was
reviewed and approved by the City’s consultant Phillips Seabrook Associates during the
Building Permit review for the project. The existing project complies with all
recommendations set forth in this report.

a. Geologic Type

Artificial fill placed over bay mud.

b. Slope Stability

There are no landslides present at the site.

c. Seismic Hazards

¢ Ground shaking potential: ‘The site will experience seismic ground shaking similar to
other areas in the seismically active Bay Area.” Please see Geotech report for
additional details.

¢ Liquefaction potential: ‘There is low potential for localized liquefaction...” Please see
Geotech report for additional details.

¢ Subsidence potential: Please see Geotech report for additional details.

e Tsunami risk: ‘Considering the distance of the site from San Pablo Bay, the risk of
damage from a seiche of tsunami is remote.’ Please see Geotech report for additional
details.

3. Air Quality

The proposed project would not result in a land use that would generate long-term air
pollutants, and there are no sensitive receptors, as defined by CEQA, in the vicinity of the
Project Site. In addition, no construction that would cause an impact to air quality is
associated with the proposed project.

4. Hydrology

e Existing hydrologic features: There are 6,098 SF (0.14 acres) of wetlands on the
project site that were excluded from the developable portion of the project, and thus
were not impacted. Please find attached sheet C9.0 dated 12/21/18 prepared by BKF
Civil Engineers entitled ‘Wetland Protection Plan’. This was included in the
improvement plans for the site, and illustrates the location of the minimal wetland
habitat at the southern and south eastern portion of the site.

No alterations are proposed to the existing wetland habitat at the site.



* Flood zones: FEMA Zone AE (EL 10)

¢ No alterations are proposed to the current hydrology or drainage patterns at the site.

5. Water Quality

e Percolation rate: Unknown.

e Depth of groundwater: Unknown.

e Wellsin the area: No known wells in the area.

e Quality of surface water: Unknown.

e Sources of contamination: No known sources of contamination.

6. Biology

* Major plant types & tree inventory: See attached landscape plan.
¢ Known habitats of endangered flora or fauna: See hydrology section.
¢ No revisions are proposed to the existing landscaping.

7. Noise

Due to the site’s location, the primary noise sources come from the adjacent US 101,
HWY 37 and SMART line.

8. Visual/Scenic Resources

e The site is not a scenic resource.

e There are no impacts to ridgelines.

e There are no impacts to neighboring property views.
e There are no sun shadow or glare problem:s.

9. Grading

e There is no proposed grading.

10. Archaeological/Cultural Resources

¢ According to the previous initial study for the subject site, there are no known
cultural, historic or prehistoric resources known to exist within the vicinity of the site.

11. Population and Housing Characteristics

¢ Site adjacent to populated area: Though this site is located in the middle of the City of
Novato, it is unique in that it is insulated from neighboring uses because it is bordered
by US 101, HWY 37 and the SMART line.

e The nearest residential community is across US 101 to the west of the project site,
and is separated by 8 lanes of freeway and two on-ramps.

12. Circulation

e The proposed revision to the Master Plan is not anticipated to impact traffic patterns
at the site.

13. Public Service and Utilities

e The existing buildings are serviced by municipal water and sewer facilities and are
serviced by PG&E.



C. IMPACTS

The proposed project is not anticipated to have any impacts.

D. MITIGATION MEASURES AND ALTERNATIVES

No mitigation measures are proposed.

E. CERTIFICATION

| hereby certify that the statements furnished above and in the attached exhibits present the
data and information required for this initial evaluation to the best of my ability, and that the

facts, statements, and information presented are true and correct to the best of my
knowledge and belief.

Date: 10/23/25

Signature: &W Ba/tm.

For: P&K Hanna Ranch, LLC




