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TENTATIVE MAP 
WHAT IS A TENTATIVE MAP AND WHEN IS IT REQUIRED? 
A tentative map is a map prepared for the purpose of showing the proposed design and improvements of a proposed 
subdivision of property and includes the existing conditions in and around the subdivision area. A tentative map 
need not be based on an accurate or detailed final survey of the property. A tentative map shall be prepared by a 
civil engineer, licensed by the State of California, responsible for the preparation of maps and improvement plans 
that are required for the purpose of subdividing land. 

A tentative map is required to divide a property for the purpose of sale, gifting, leasing, transferring, or financing. 

 A tentative map and parcel map shall be required for subdividing a property into four or fewer parcels, except 
for instances where exempt as provided in Novato Municipal Code (“NMC”) Section 9-7.002a (Tentative 
Maps). 

 A tentative map and a final map shall be required for subdividing a property into five or more parcels, except 
for instances where exempt as provided in NMC Section 9-7.002a (Tentative Maps). 

PRE-APPLICATION INFORMATION 
The Planning Division offers several opportunities for pre-application review. Pre-application review is encouraged 
to help identify and resolve any issues early on in the review process. Please contact the Planning Division to 
discuss the various pre-application review options. 

ENVIRONMENTAL REVIEW 
Discretionary applications (e.g., use permits, design review, etc.) are subject to environmental review as required 
by the California Environmental Quality Act (CEQA) and the City of Novato Environmental Review Guidelines. 
Planning Division staff will provide a determination on the level of CEQA review required for a particular project 
within 30 days of determining that an application is complete for processing. 

Completion of an initial study will result in a determination as to what level of environmental review is required for a 
project (e.g., negative declaration or environmental impact report). Environmental review must be completed prior 
to the Planning Commission public hearing for a project. 

INITIAL APPLICATION REVIEW 
Submittal requirements for a tentative map application are listed on the following pages. A complete application 
package must include all listed items that are applicable to your request. Planning Division staff will perform an 
initial application review (i.e., application completeness review) of the submitted application materials within 30 days 
of the application submittal. As a part of this initial review process, Planning Division staff will route out all received 
application materials to outside reviewing agencies and departments (e.g., Novato Fire District, North Marin Water 
District, Novato Sanitary District etc.) as applicable. These agencies and departments may provide comments, 
corrections, or conditions of approval. 

Planning Division staff will provide the applicant with a written determination on whether the submitted application 
is complete for processing or incomplete in accordance with Government Code Section 65943. This written 
determination will also include all project specific correspondence from outside agencies and departments received 
by the City to date. 

Certain project types, as described by the Novato Municipal Code, may require the applicant to host a publicly 
noticed neighborhood meeting to garner community feedback. In these instances, completion of a neighborhood 
meeting is required before an application may be considered as complete. Planning Division staff will assist in the 
coordination of a neighborhood meeting, as well as preparing and publicly notifying the neighborhood. 

An application submittal must be deemed complete before it may continue forward in the overall review process. 

mailto:planning@novato.gov
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APPLICATION REVIEW AND DECISION 
Once an application has been deemed complete, Planning Division staff will perform an analysis of the request 
based on criteria provided in the Novato Municipal Code. This analysis is documented in the staff report prepared 
by Planning Division staff and includes staff’s recommendation to the review authority for the project. 

Tentative map applications shall be considered by the Community Development Director OR Planning Commission 
OR City Council for final action, as described below. 

 Community Development Director (four or fewer lots). 
The Community Development Director is the final review authority and is tasked with rendering a decision on 
tentative map applications that will result in the subdivision of land into four or fewer lots. The Community 
Development Director’s decision takes into consideration the recommendations provided by Planning Division 
staff as well as any public testimony. The Community Development Director’s decision, including their decision 
on the environmental review determination for the project, is then set forth in a written report, along with the 
findings upon which their decision is based on. In accordance with the procedures provided in the Novato 
Municipal Code, notification of the action date for the Community Development Director’s decision will be 
provided by mail to the neighborhood surrounding the project. 

Any appeal of the Community Development Director’s decision on a tentative map application shall be 
forwarded to the City Council to render a final decision on the appeal. 

 Planning Commission (five or more lots) 
The Planning Commission is the final review authority and is tasked with rendering a final decision on tentative 
map applications that will result in the subdivision of land into five or more lots. The Planning Commission’s 
decision takes into consideration the recommendations provided by Planning Division staff as well as any 
public testimony. The Planning Commission’s decision, including its decision on the environmental review 
determination for the project, is then set forth in a written report, along with the findings upon which its decision 
is based on. In accordance with the procedures provided in the Novato Municipal Code and Government Code 
section 65091, notification of the Planning Commission’s public hearing will be provided by mail to the 
neighborhood surrounding the project and relevant local agencies. 

The Planning Commission will serve in an advisory capacity and provide its recommendation to City Council 
in instances where a tentative map application is combined with any additional entitlement requests for which 
the City Council acts as the reviewing authority (e.g., master plan, precise development plan, design review 
etc.). 

 City Council (Appeal or combined applications) 
The City Council is the final review authority and is tasked with rendering the final decision on tentative map 
applications that have been appealed OR where a tentative map application is combined with any additional 
entitlement requests (e.g., master plan, precise development plan, design review etc.). The City Council’s 
decision, including its decision on the environmental review component, is then set forth in a written report, 
along with the findings upon which its decision is based on. In accordance with the procedures provided in 
the Novato Municipal Code and Government Code section 65091, notification of the City Council’s public 
hearing(s) will be provided by mail to the neighborhood surrounding the project and relevant local agencies, 
or in some instances will be included in a newspaper of local circulation as a legal ad. 

As required by NMC Section 9-7.002.e.2 (Tentative Maps), the review authority must make the following findings 
before acting to approve or conditionally approve a tentative map application – additional findings may be required 
depending on the application request: 

a. That the proposed subdivision, together with the provisions for its design and improvement is consistent 
with the Novato General Plan and any specific plans. 

b. The proposal is consistent with the Zoning Ordinance and any master plan or precise development plan 
adopted pursuant thereto. 
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c. The effect of the approval on the housing needs of the region has been considered and balanced against 
the public service needs of the residents of Novato and available fiscal and environmental resources. 

d. The design of the subdivision provides, to the extent feasible, for future passive or natural heating and 
cooling opportunities in the subdivision. 

(1) In providing for future passive or natural heating or cooling opportunities in the design of a 
subdivision, consideration shall be given to local climate, to contour, to configuration of the parcel 
to be divided, and to other design and improvement requirements, and such provision shall not 
result in reducing allowable densities or the percentage of a lot which may be occupied by a 
building or structure under applicable planning and zoning in force at the time the tentative map 
is filed. 

(2) The requirements of this section do not apply to condominium projects which consist of the 
subdivision of airspace in an existing building when no new structures are added. 

(3) For the purposes of this section, "feasible" shall mean capable of being accomplished in a 
successful manner within a reasonable period of time, taking into account economic, 
environmental, social, and technological factors. 

e. If the subdivision will be created from the conversion of a mobile home park to another use, the approving 
body shall make the findings required by Section 66427.4 of the Subdivision Map Act. 

f. The required construction is a necessary prerequisite to the orderly development of the surrounding area. 
(This finding is required only for tentative maps where a parcel map is required). 

As required by NMC Section 9-7.002.e.3 (Tentative Maps), the review authority must deny a tentative map 
application if any of the following findings are made: 

a.  That the proposed map is not consistent with applicable general and specific plans as specified in Section 
65451 of the Government Code. 

b. That the design or improvement of the proposed subdivision is not consistent with applicable general and 
specific plans. 

c. That the site is not physically suitable for the type of development. 

d. That the site is not physically suitable for the proposed density of development. 

e. That the design of the subdivision or the proposed improvements are likely to cause substantial 
environmental damage or substantially and avoidably injure fish or wildlife or their habitat. 

f. That the design of the subdivision or the type of improvement is likely to cause serious public health 
problems. 

g. That the design of the subdivision or the type of improvements will conflict with easements, acquired by 
the public at large for access through or use of, property within the proposed subdivision. In this 
connection, the governing body may approve a map if it finds that alternate easements, for access or for 
use, will be provided, and that these will be substantially equivalent to one previously acquired by the 
public. This subsection shall apply only to easements of record or to easements established by judgment 
of a court of competent jurisdiction and no authority is hereby granted to a legislative body to determine 
that the public at large has acquired easements for access through or use of property within the proposed 
subdivision. 

h. That the land is subject to a contract entered into pursuant to the California Land Conservation Act of 1965 
and that the resulting parcels following a subdivision of that land would be too small to sustain their 
agricultural use, as specified in Section 66474.4 of the Subdivision Map Act. 

i. Notwithstanding subsection e,3(e) above, the city may approve a tentative map, or a parcel map for which 
a tentative map was not required, if the appropriate findings are made under Section 21081(c) of the Public 
Resources Code. 

SUBMITTAL REQUIREMENTS: 
All Planning applications must be submitted directly through Novato Permits Portal, our online portal 
at Application Forms | City of Novato, CA. A Novato Permits Portal account is required and can be created 
using the online portal prior to applying.  

https://h2.maintstar.co/novato/portal/#/
https://www.novato.org/?navid=955
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A. General Information: 

1) Planning Application 

2) Environmental Data Submission 

3) Title report dated within the last six months, or copy of the Grant Deed prepared within the past six months 

4) Cost Recovery Agreement - for projects that require a deposit.  

5) Application Fee(s) as listed in the City of Novato Master Fee Schedule. 

6) Once an application is submitted through the Novato Permits Portal, an invoice will be created within 
approximately one (1) week and will be viewable on your account. You will then be able to pay through the 
portal by credit card or e-check (fees apply for both). Alternatively, you can mail or drop off a check to the 
City’s Administrative Offices at the following address: 

 City of Novato  
 Attn: Planning Division  
 922 Machin Avenue 
 Novato, CA 94945 
 **Please include your application number and/or project address on the check. 

B. Written Statement: 
Written statement(s) describing the following as they apply to the request, unless written authorization from 
the City is provided to exclude such information: 

1) Civil Engineer’s Statement of Site Reconnaissance that includes: 
a. Existing and anticipated slide conditions; 
b. Geologic features; 
c. Topography; 
d. Soil conditions within or immediately adjoining the proposed development and their effect on the 

design of the proposed subdivision. 
2) Description of how the requirements of NMC Section 5-13.008 (Acceptable Standards) will be met. 

(Condominium or Condominium Conversion Only) 

C. Plan Set Information: 
Project plan sets shall be prepared to meet the minimum requirements as described in the Minimum 
Requirements for Prepared Plans informational document found in the “Forms & Guides” section of the Novato 
Building Division’s webpage (novato.org/building). 

1) General Notes Shown on Tentative Map Exhibit: 
a. Subdivision Name 
b. Names and Addresses for all the following: 

 Legal owner(s) of parcel(s); 
 Subdivider; 
 Land Surveyor; and 
 Civil Engineer 

c. Existing assessor’s parcel number(s) 
d. Existing and proposed parcel(s) size data 
e. Existing and proposed general plan land use designation(s) 
f. Existing and proposed zoning of the parcel(s) 
g. Existing use(s) of the parcel 
h. Description of the proposed subdivision 
i. Source of water supply 
j. Method of sewage disposal 
k. Other improvements proposed 
l. Description of how the subdivision will affect the housing needs of the region and how this has 

https://www.novato.gov/home/showdocument?id=37301&t=638554445109684205
https://h2.maintstar.co/novato/portal/#/
https://www.novato.org/home/showpublisheddocument/37466/638573428569330000
https://www.novato.org/home/showpublisheddocument/37466/638573428569330000
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been balanced against public service needs of the residents of Novato and available fiscal and 
environmental resources. 

m. Description of how the subdivision provides, to the extent feasible, for future passive or natural 
heating and cooling opportunities in the subdivision. 

2) Topographical Contour Map 
The map shall be drawn to an engineer's scale large enough to show all information clearly, but not smaller 
than 100 feet to the inch. Contour intervals shall not be greater than five feet or at such intervals that the 
contour lines will not be spread more than 150 feet apart (ground distance). Elevations shall be referenced 
to current National Geodetic Survey data. 

The topographical contour map shall accurately show all the following: 
a. Existing terrain within the proposed subdivision boundaries 
b. Existing drainage channels, roads, culverts, overhead and underground utility lines 
c. Existing wells and springs 
d. Existing major structures, irrigation ditches, utility poles, and other improvements in their correct 

location 
e. Average slope of the property. A slope map with areas represented in square feet of the site 

between 0 to 10 percent slope, 10 to 25 percent slope, and greater than 25 percent slope 
f. Map(s) showing area(s) of property which is affected by geologic conditions posing potential 

safety hazard(s) and areas subject to inundation or ponding 
g. Edges of pavements of existing paved roads, driveways, and travel ways within the public rights-

of-way and easements, or within private rights-of-way and easements 
h. Lot width and depth calculations 
i. Location of existing property lines and boundaries of existing easements within the subdivision 

with the names of the owners of record of easements, exclusions, the properties abutting 
subdivision 

j. Proposed lot and street layout with scaled dimensions and area of each lot 
k. Location of all proposed public easements 
l. Areas of access easements and panhandles in square feet 
m. Street names, widths of streets, whether public or private, and easements, approximate street 

grades and radii of curves along property lines of each street 
n. Typical geometric sections for streets showing pavement widths, curbs, sidewalks, grading and 

marginal strips, slopes of cuts and fills, and other proposed construction 
o. Dedications for public purposes. Reservations and proposed disposition of all parcels and 

easements 
p. Location, approximate grade, direction of flow, and type of existing and proposed storm drainage 

channels and storm drains 
q. Location, alignment, and tops and bottoms of all banks of all natural drainage ways 
r. Location of all existing and proposed utilities necessary to serve the subdivision 
s. Vicinity map showing adjacent roads, adjoining subdivisions, towns, creeks, railroads, and other 

data sufficient to locate the proposed subdivision and show its relationship to community 
development 

t. North arrow, scale, and contour interval 
u. Boundary lines of existing land use zones. If more than one zoning exists on the property they 

shall be delineated 
v. Statement or plan as to proposals for draining the area subject to flooding or inundation by waters 

flowing into or from the subdivision 
w. Preliminary grading plan 

x. Map showing areas of property where evidence of known or possible archaeological site(s) is 
discerned 

y. Map and statement indicating and describing any historical landmark 
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z. Net lot areas excluding access easements shall be calculated and shown on all maps 
aa. Species, trunk, diameter, and drip line of all trees six inches or more in trunk diameter (30 inches 

or more in circumference) measured 24 inches above ground level 
bb. Location of existing structures and notation whether they are to remain or be removed. For any 

structures that are to remain and any new structures, demonstrate that required setbacks, floor area 
ratios and lot coverage meet the requirements of NMC Chapter XIX (Zoning) 

3) Accompanying Data 
The tentative map shall be accompanied by all of the following data, unless written authorization from the 
City is provided to exclude such data. This information shall be submitted at the time the tentative map 
application is submitted. 

a. A list of assessor's parcel numbers of parcels wholly or partially within 300 feet of the exterior 
boundaries of the subject property or the closest six property owners, whichever is greater, on a 
form provided by the department of community development, and the required fee for the 
preparation of mailing labels. The list must be keyed to an accompanying "parcel map," drawing at 
a scale of one inch = 100 feet or less unless otherwise approved by the department of community 
development staff. The subject property shall be outlined in red, and a continuous red line at a 
distance of 300 feet from the edge of the subject property should be delineated. 

b. A statement of a site reconnaissance by an engineer regarding slide conditions, existing or 
anticipated; geologic features; topography; soil conditions within or immediately adjoining the 
proposed development and their effect on the design of the proposed subdivision. 

c. If the tentative map involves the conversion of a mobile home park to another use, the subdivider 
shall also file a report on the impact of the conversion upon the displaced residents of the mobile 
home park to be converted. In determining the impact of the conversion on displaced mobile home 
park residents, the report shall address the availability of adequate replacement space in mobile 
home parks. 

d. If the tentative map proposes the use of a private sewage disposal system, the information required 
by NMC Section 5-37.008 shall be included. 

e. If the project is in a high fire hazard area as shown in the Novato General Plan, then a fire 
management plan shall be included which describes the terrain, vegetation, fire service, access, 
and water availability, and proposes methods to reduce fire hazards. 

f. Request for Exceptions from Development Standards pursuant to NMC Chapter V (Development 
Standards) if the tentative map includes non-conforming development standards 

g. Information demonstrating compliance with NMC Divisions 19.21 (Art Program) and 19.24 
(Affordable Housing Requirements), as applicable 

h. If the Tentative Map proposes a condominium project consisting of the subdivision of airspace in 
an existing building or buildings and no new structures are proposed, the following submittal 
requirements shall be waived: 9-7.002blk, 9 7.002b2a, q, r, s, t and u and 9 7.002b3a. 

i. Any information required as a condition of a master plan and/or precise development plan approval 

j. Sufficient information, reports, or studies to permit the City to determine whether the project is 
exempt from the California Environmental Quality Act or whether an environmental impact report, a 
negative declaration, or a mitigated negative declaration is needed as required by Section 21080.1 
of the Public Resources Code. 

D. For more information, please contact the Planning Division at: 415-899-8989 or planning@novato.gov 

mailto:planning@novato.gov
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