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CITY OF NOVATO

COMMUNITY DEVELOPMENT

PLANNING COMMISSION

Meeting Minutes
Monday, April 13, 2026 — 7:00 PM

A. CALL TO ORDER AND ROLL CALL

Commission Present: Commissioners Derby, Griggy, Havel, Roche, Stuckenbroker,
and Tiernan

Commission Absent: Commissioner Crockett

Staff Present: Deputy Community Development Director Steve Marshall, Planner Il Julia
Dobberstein, Senior Planner Brett Walker, and Principal Planner Michael Smith

B. APPROVAL OF FINAL AGENDA

Commission Action: Upon motion by Commissioner Tiernan and seconded by
Commissioner Griggy, the Planning Commission voted 6-0-0-1 via roll call to approve the
final agenda of the Commission’s meeting of April 13, 2026.

AYES: Commissioners Derby, Griggy, Havel, Roche, Stuckenbroker, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Crockett

Motion Carried

C. PUBLIC COMMENT — NONE
D. CONSENT ITEMS

D.1. Approve Meeting Minutes of September 08, 2025
D.2 Approve Meeting Minutes of November 17, 2025
D.3 Approve Meeting Minutes of December 08, 2025
D.4 Approve Meeting Minutes of February 09, 2026
D.5 Approve Meeting Minutes of February 23, 2026

D.6 Habitat Redwood Blvd
Tentative Map Time Extension; MEXT26-001;
CEQA Guideline Section 15162 — Mitigated Negative Declaration
8161 Redwood Bivd; APN 125-580-25
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Commission Action: Upon motion by Commissioner Griggy and seconded by
Commissioner Tiernan, the Planning Commission voted 6-0-0-1 via roll call to approve the
meeting minutes of September 08, 2025; November 17, 2025; December 08, 2025;
February 09, 2026; and February 23, 2026, and the tentative map time extension for the
Habitat Redwood Blvd project.

AYES: Commissioners Derby, Griggy, Havel, Roche, Stuckenbroker, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Crockett

Motion Carried

E. UNFINISHED AND OTHER BUSINESS - NONE
F. PUBLIC HEARINGS

F.1. COSTCO FUEL FACILITY
P2020-025 DESIGN REVIEW
P2020-026 USE PERMIT

PUBLIC HEARING AND POSSIBLE ACTION TO ADOPT RESOLUTIONS
REGARDING: (1) A CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINAL
ENVIRONMENTAL IMPACT REPORT (EIR) AND MITIGATION MONITORING AND
REPORTING PROGRAM (MMRP); AND (2) A DESIGN REVIEW AND USE PERMIT
ENTITLEMENT APPROVAL FOR A GAS STATION TO BE LOCATED ADJACENT
TO THE EXISTING COSTCO WHOLESALE STORE AT VINTAGE OAKS AT
NOVATO. APN 153-340-36; 300 VINTAGE WAY

Senior Planner Walker introduced the project, gave a staff report presentation, and provided
a recommendation to the Planning Commission.

Sean Anderson of Costco made introductory remarks regarding Costco’s proposed fuel
facility.

Chris Ferko of Core States, consultant to Costco, provided an overview of the design and
operation of the proposed fuel facility, including tank design, leak detection, and employee
training.

Amy Lopez of Kittelson & Associates, consultant to Costco, provided an overview of traffic
operations and parking conditions with the proposed fuel facility.

Chair Derby asked questions regarding history of the review process.
Senior Planner Walker responded by detailing the public review process starting in 2019.

Chair Derby asked if there were any new findings in the EIR that were not identified in the
earlier CEQA document for the fuel center.
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Senior Planner Walker noted an impact related to consistency with a greenhouse gas
emissions policy, which is mitigated by the provision of electric vehicle charging stations.

Commissioner Griggy inquired about the number of electric vehicle charging stations required
by CalGreen standards.

Senior Planner Walker indicated the number of electric vehicle charging stations only apply
to parking stalls being moved, not those that are removed for a project.

Mr. Ferko provided a break-down of electrical vehicle charging requirements.

Commissioner Griggy commented that the Safety Element of the General Plan indicates there
is a liquefaction risk at Vintage Oaks, but the EIR says the risk is low.

Senior Planner Walker explained the risk mapping in the General Plan is based on general
soil information, but the EIR analysis and conclusions rely on a geotechnical analysis specific
to the project and project site.

Andrea Traum, a geotechnical engineer with Kleinfelder, explained the soil analysis and
conditions observed in the EIR.

Commissioner Tiernan inquired about the location of new electric vehicle chargers.

Mr. Ferko said the electric vehicle chargers would be in the area of the new fuel facility.
Commissioner Tiernan noted new chargers have been recently installed at Vintage Oaks.
Mr. Anderson said the new chargers were voluntarily installed by the owner of Vintage Oaks.

Cathy De Ochoa, Cross Point Realty on behalf of Vintage Oaks, clarified the location and
number of existing electric vehicle charging stations at the shopping center.

Commissioner Tiernan inquired about the hours of operation associated with the fuel center.
Mr. Anderson states the hours are 5:30 AM to 10 PM.

Commissioner Tiernan asked for clarifications regarding the vehicle miles travelled (VMT)
analysis.

Ms. Lopez explained the VTM analysis, including trip classifications and the process used to
identify the trip habits Costco members visiting a warehouse/fuel center location.

Commissioner Roche acknowledged having a conversation with Ross Guehring, a consultant
to Costco.

Commissioner Roche asked for clarification regarding how many new electric vehicle

charging stations would be installed.
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Senior Planner Walker indicated the only new charging stations would be those required by
the mitigation measure recommended in the EIR.

Commissioner Roche asked about the anchoring system for the proposed in-ground fuel
tanks.

Mr. Ferko explained the features used to anchor the fuel tanks.
Commissioner Roche asked about the measures addressing earthquakes.

Mr. Ferko explained the measures are prescribed by state law and referenced the
geotechnical analysis and design recommendations for the fuel center.

Commissioner Roche asked about employee training.

Mr. Ferko confirmed fuel center employees receive safety training; there is an emergency
stop system for the fuel dispensers.

Chair Derby opened the public comment period.
Robert Atkinson made remarks supporting approval of Costco’s fuel center.
Silke Valentine made remarks opposing approval of Costco’s fuel center.

Kathy De Ochoa, representing Vintage Oaks, made comments supporting approval of
Costco’s fuel center.

Seth Shorett made remarks supporting approval of Costco’s fuel center.
Peggy Merz made remarks opposing approval of Costco’s fuel center.

Kate Powers, representing Marin Conservation League, made remarks opposing approval of
Costco’s fuel center.

John Thomas made remarks opposing approval of Costco’s fuel center.
Julia Janeway made remarks opposing approval of Costco’s fuel center.
Teresa Lawler made remarks opposing approval of Costco’s fuel center.
Dale Kline made remarks supporting approval of Costco’s fuel center.

Tiago Moreina made remarks opposing approval of Costco’s fuel center

Denise Athas, representing the Novato Chamber of Commerce, made remarks in support of
approving Costco’s fuel center.

Angelika Jones made remarks opposing approval of Costco’s fuel center
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Chair Derby closed the public comment period.

Commissioner Havel made comments supporting the EIR analysis and findings to approve
Costco’s fuel center.

Commission Tiernan indicated he would support the findings of the EIR but would oppose
approving Costco’s fuel center.

Commissioner Stuckenbroker made comments supporting approval of Costco’s fuel center.

Commissioner Roche made comments observing some concerns about traffic flow, but
otherwise supports Costco’s fuel center.

Commissioner Griggy indicated he would support the findings of the EIR but would oppose
approving Costco’s fuel center.

Chair Derby made comments supporting certification of the EIR and approval of Costco’s fuel
center

Commission Action: Upon motion by Commissioner Havel and seconded by
Commissioner Roche, the Planning Commission voted 6-0-0-1 via roll call to adopt the
CEQA Final EIR resolution for Costco Fuel Facility.

AYES: Commissioners Derby, Griggy, Havel, Roche, Stuckenbroker, and Tiernan
NOES: None

ABSTAIN: None

ABSENT: Commissioner Crockett

Motion Carried

Commission Action: Upon motion by Commissioner Havel and seconded by
Commissioner Derby, the Planning Commission voted 4-2-0-1 via roll call to adopt the
resolution for the design review and use permit entittement approval for Costco Fuel
Facility.

AYES: Commissioners Derby, Havel, Roche, and Stuckenbroker
NOES: Commissioners Griggy and Tiernan
ABSTAIN: None
ABSENT: Commissioner Crockett
Motion Carried
G. GENERAL BUSINESS - None
H. COMMITTEE AND LIAISON REPORTS - None
l. ADJOURNMENT
The Planning Commission adjourned the meeting at 8:45 PM.
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| HEREBY CERTIFY that the foregoing minutes were duly adopted at the Planning
Commission meeting of May 11, 2026.

/IRachelle Young/
Rachelle Young, Senior Office Assistant / Planning Division
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