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PLANNING COMMISSION 

 

Meeting Minutes  
 

Monday, February 9, 2026 – 7:00 PM 
 

A. CALL TO ORDER AND ROLL CALL 
 
Commission Present: Commissioners Crockett, Derby, Griggy (late arrival), Havel, 
Roche, and Tiernan 
 
Commission Absent: Commissioner Stuckenbroker 
 
Staff Present: Deputy Community Development Director Steve Marshall, Principal 
Planner Michael Smith, Planner II Julia Dobberstein, and Senior Planner Kaitlin Zitelli. 
 

B. APPROVAL OF FINAL AGENDA 
 
Commission Action: Upon motion by Commissioner Tiernan and seconded by 
Commissioner Crockett, the Planning Commission voted 5-0-0-2 via roll call to approve 
the final agenda of the Commission’s meeting of February 9, 2026. 
 
AYES: Commissioners Crockett, Derby, Havel, Roche, and Tiernan 
NOES: None 
ABSTAIN: None 
ABSENT: Commissioners Griggy and Stuckenbroker   
Motion Carried 
 

C. PUBLIC COMMENT – NONE 
 
D. CONSENT ITEMS- NONE 
 
E. UNFINISHED AND OTHER BUSINESS - NONE 

 
F.  PUBLIC HEARINGS 

 
F.1. VALLEY OAKS  

TENTATIVE MAP TIME EXTENSION & QUIMBY FEE WAIVER; MEXT2025-711   
CEQA GUIDELINES SECTION 15162 – MITIGATED NEGATIVE DECLARATION 
PINKSTON ROAD AT REDWOOD BOULEVARD; APNS 125-580-41 & -42 

 
Conduct a public hearing to consider and possibly adopt a resolution approving a three-year 
time extension of the vesting tentative map for Valley Oaks.  
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Planner II Dobberstein presented the item and reviewed the staff report. She noted the applicant 
withdrew their request for a waiver of park in-lieu fees (“Quimby Fees”) for eight low-income homes 
within the project.  
 
Commissioner Havel asked for clarification on whether the Quimby Fee waiver request is no longer 
under consideration.  
 
Planner II Dobberstein confirmed the waiver request is no longer under consideration. 
 
Chair Derby asked whether the applicant was seeking any project modifications at this time and if 
all resource agency permits have been obtained.  
 
Planner II Dobberstein confirmed the applicant is only requesting a three-year time extension of the 
vesting tentative map and that all resource agency permits have been obtained.  
 
Robert Upton (applicant) stated he was available for questions and reiterated withdrawing the 
Quimby Fee waiver request. 
 
The public comment period was opened.  
 
Robert Atkinson, President of the Partridge Knolls II HOA, expressed appreciation for the 
applicant’s withdrawal of the Quimby Fees waiver request. He noted the Partridge Knolls 
community lacks parks and that collection of Quimby Fees could be very helpful in supporting the 
potential development of a pocket park within the Partridge Knolls community. 
 
Emily Larsen mentioned the importance of Quimby Fees in supporting existing and future parks 
within Novato and appreciates the applicant’s withdrawal of the waiver request. 
 
The public comment period was closed.  
 
Commission Action: Upon motion by Commissioner Tiernan and seconded by Commissioner 
Crockett, the Planning Commission voted 6-0-0-1 via roll call to adopt the resolution approving 
a three-year time extension of the Valley Oaks vesting tentative map. 

 
AYES: Commissioners Crockett, Derby, Griggy, Havel, Roche, and Tiernan  
NOES: None 
ABSTAIN: None 
ABSENT: Commissioner Stuckenbroker 
Motion Carried 
 

F.2.  MCPHAIL’S COMMERCIAL OFFICES 
 MASTER PLAN AMENDMENT; FILE NO. MP2025-831 
 5400 HANNA RANCH ROAD; APNs 153-220-32, -34, -35, -36, -37, -38, -39, & -40; 
 
 PUBLIC HEARING AND POSSIBLE ACTION TO ADOPT RESOLUTIONS RECOMMENDING 

THE CITY COUNCIL: 1) FIND THE PROPOSED MASTER PLAN AMENDMENT TO BE 
EXEMPT FROM CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) REVIEW 
PURSUANT TO CEQA GUIDELINES SECTION 15183; AND 2) APPROVE AMENDING THE 
McPHAIL’S COMMERCIAL OFFICE DEVELOPMENT MASTER PLAN TO MODIFY THE 
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PERMITTED AND CONDITIONALLY PERMITTED LAND USES ALLOWED AT 5400 HANNA 
RANCH ROAD 

 
Conduct a public hearing to consider and adopt resolutions recommending: 1) the City Council find proposed 
amendments to the McPhail’s Commercial Office Development Master Plan to be exempt from CEQA review 
pursuant to CEQA Guidelines Section 15183; and 2) amending the McPhail’s Commercial Office 
Development Master Plan Master Plan to expand the types of permitted and conditionally permitted land 
uses allowed at 5400 Hanna Ranch Road (“Project Site”).  

 
Senior Planner Zitelli presented the staff report. 
 
Casey Baxter (applicant) gave a PowerPoint presentation overviewing the site and current and future 
tenants. 
 
The public comment period was opened.  
 
No members of the public wished to speak.  
 
The public comment period was closed. 
 
Commissioner Havel recalled being on the Commission during the original master plan process for 
this site when it was developed. He supported expanding the list of acceptable land uses. 
 
Commissioner Griggy asked for a description of the land uses allowed through the amendment. Senior 
Planner Zitelli responded. 
 
Commissioner Roche asked if it was common for master plans to be amended in Novato. Senior 
Planner Zitelli responded. 
 
Commissioner Derby observed the master plan amendment process was long, and asked staff if there 
was anything else that could be done to provide more flexibility to the McPhail’s Master Plan. Deputy 
Director Marshall responded. 

 
Commission Action: Upon motion by Commissioner Tiernan and seconded by 
Commissioner Griggy, the Planning Commission voted 6-0-0-1 via roll call to adopt a 
resolution finding the project to be exempt from CEQA pursuant to CEQA Guidelines Section 
15183. 
 
AYES: Commissioners Crockett, Derby, Griggy, Havel, Roche, and Tiernan  
NOES: None 
ABSTAIN: None 
ABSENT: Commissioner Stuckenbroker 
Motion Carried 

 
Upon motion by Commission Tiernan and seconded by Commissioner Derby, the Planning 
Commission voted 6-0-0-1 via roll call to recommend the City Council amend the McPhail’s 
Commercial Office Development Master Plan Master Plan to expand the types of permitted and 
conditionally permitted land uses allowed at 5400 Hanna Ranch Road. 
 
AYES: Commissioners Crockett, Derby, Griggy, Havel, Roche, and Tiernan  
NOES: None 
ABSTAIN: None 
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ABSENT: Commissioner Stuckenbroker 
 
Motion Carried 

 
G.  GENERAL BUSINESS - None 
 
H. COMMITTEE AND LIAISON REPORTS 
 

Deputy Director Marshall noted the Commission’s upcoming meetings. 
 
I. ADJOURNMENT 
 
The Planning Commission adjourned the meeting at 7:45 PM. 
 
I HEREBY CERTIFY that the foregoing minutes were duly adopted at the Planning 
Commission meeting of April 13, 2026. 
  
/Rachelle Young/ 
Rachelle Young, Senior Office Assistant / Planning Division 
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