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922 Machin Ave 
Novato, CA  94945 

(415) 899-8900 
FAX (415) 899-8213 

www.novato.org 
 

 

PLANNING COMMISSION STAFF REPORT            
 

MEETING 

DATE:  July 13, 2015 

 

STAFF: Elizabeth Dunn, Planning Manager  

  (415) 493-4711; edunn@novato.org 

  

Carla Violet, Contract Planner 

  (510) 251-8210; cviolet@up-partners.com 

 

SUBJECT: PUBLIC HEARING AND POSSBLE ADOPTION OF RESOLUTIONS  

PROVIDING RECOMMENDATION ON MITIGATED NEGATIVE 

DECLARATION  

P2013-040; GENERAL PLAN AMENDMENT, MASTER PLAN 

AMENDMENTS, PRECISE DEVELOPMENT PLAN AMENDMENT,  

TENTATIVE MAP, and DESIGN REVIEW 

MAIN GATE ROAD AND “C” STREET PROJECT  

APN 157-980-05, 970 “C” STREET 
  
 

REQUESTED ACTION 
 

Conduct a public hearing and consider and possibly take action to adopt resolutions providing  

recommendations to the City Council regarding: 1) an initial study and  mitigated negative 

declaration; 2) a general plan amendment; 3) master plan amendments; 4) precise development 

plan amendment; 5) tentative map;  and 6) design review, for a project consisting of  31 townhome-

style residential units in eight, three-story buildings and one, two-story building at 970 “C” Street, 

APN 157-980-05. 

 

EXECUTIVE SUMMARY 

 

City of Novato Land Use Entitlements 

 

The proposed project involves a request to grant development entitlements to allow the 

construction of 31 townhome-style residential units in eight, three-story buildings and one, two-

story building. The project is proposed on a 2.67-acre parcel located on the northwest corner of 

Main Gate Road and “C” Street. The site was previously developed with a gas station, and as such, 

the project includes excavation of soil impacted by the release of hazardous materials and 

replacement of three active monitoring wells. The project would have a density of about 12-units 

per acre. The project would be served by 79 off-street surface parking stalls, of which 62 would 

be enclosed “tuck under” stalls and 17 located along internal alleyways. The project includes a 

large central common park, internal plaza and mail pavilion, and smaller entry green, for resident 

use.  
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The proposed project requires a general plan amendment to change the land use designation from 

Neighborhood Commercial (CN) to Medium Density Multiple Family Residential (R10). The 

project also requires two site specific amendments of the Master Plan applicable to the project site. 

The 1995 Hamilton Army Airfield Reuse Plan, serves as the Master Plan for the project site.  The 

proposed changes to the Master Plan would: 1) change the zoning from Neighborhood Commercial 

(CN) to Medium Density Multiple Family Residential (R10); and 2) amend the text of the Master 

(Reuse) Plan to allow two exceptions on the project site related to building height including: (a) 

allow an increase in building heights from two to three stories; and (b) allow an increase in 

maximum height from 30 to 34 feet. The project also requires an amendment of the existing Precise 

Development Plan for the project site, which was approved in 2007 for an office project. The 

current proposed project includes amending the Precise Development Plan to permit residential 

use, establish specific development standards for the proposed project, and to allow an increase in 

building height from two to three stories and an increase in the maximum height from 30 to 34 

feet. A tentative map is proposed to subdivide the 2.67 acre into 31 separate lots and one common 

area space. Lastly, the project includes design review for the site plan, proposed architecture, and 

massing for the residential structures. The project would return to the Design Review Commission 

for a final design review action on landscaping, colors and materials.  

 

The project and its associated entitlement actions were reviewed against all applicable findings of 

approval specified in Chapter 9, Subdivision, and Chapter 19, Zoning, of the Novato Municipal 

Code. In all instances, the project and its associated entitlement actions were found to meet the 

required findings to approve a general plan amendment, master plan amendment, precise 

development plan, tentative map and site plan design review.  

 

Deed Restriction 

 

On April 18, 2005, the Department of the Navy (Grantor) transferred the project site (Hamilton 

Square Parcel) to Hamilton Square, LLC (Grantee) with certain deed restrictions on the use of the 

project site to protect human health as a result of the presence of hazardous materials on portions 

of the site.  

 

The deed restriction states that “the Property [project site] is subject to the provisions of a certain 

covenant to restrict use of property and environmental restriction for parcels 28, 29, and 30 (aka 

Exchange Triangle Parcel 1 – “Sale Area”) at Department of Defense Housing Facility, Novato 

(the “Covenant Agreement”) by and between the Grantor, as Covenantor, and the State of 

California acting by and through the Department of Toxic Substances Control (DTSC) and the San 

Francisco Bay Regional Water Quality Control Board (RWQCB), as Covenantees.” Although the 

Land Use Covenant prohibits the property from being redeveloped for residential purposes, the 

deed states that “the Grantee may request approval for, and the Grantor may at its discretion 

provide, a variance or termination of the Prohibited Uses.” The Grantee’s request would only be 

made after the Grantee had applied for and obtained written approval from DTSC and RWQCB 

for a variance or termination of the Prohibited Uses.  

 

Environmental Review 

 

The Main Gate project requires that the Planning Commission consider and the City Council take 

action on the environmental document (Mitigated Negative Declaration) in advance of taking 
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action on the project related entitlements (taking action on the general plan amendment, master 

plan amendments, precise development plan amendment, tentative map and design review). This 

uncoupling of the environmental document from the project components is required due to the 

remediation that needs to occur at the project site. As discussed in more detail below, the 

sequencing of the proposed project will require approval of the Mitigated Negative Declaration 

prior to consideration by the applicable regulatory bodies of a Remedial Action Plan (RAP) that 

has been prepared which details the specific steps for cleaning up the site and how these two 

documents work together. Subsequent to approval of the RAP by the regulatory bodies, the project 

proponent will seek authorization to complete remedial work at the project site.  Upon successful 

completion of the remedial work, the project proponent will seek approval of the DTSC, RWQCB, 

and the Department of the Navy, for release of the deed restriction on the project site.  In the event 

that the deed restriction is removed, the project will proceed to the City Council for consideration 

of the proposed general plan amendment, master plan amendments, precise development plan, 

tentative map, and design review. 

 

California Environmental Quality Act 

 

An Initial Study was prepared for the proposed project and its associated entitlement actions 

pursuant to the California Environmental Quality Act (CEQA) and the City of Novato 

Environmental Review Guidelines. This review was conducted to determine if the project would 

cause any significant physical impacts to the environment. The Initial Study concluded the project 

would not result in potentially significant impacts on the environment as a result of revisions to 

the project agreed to by the project proponent. Given the findings contained in the Initial Study, a 

Mitigated Negative Declaration is proposed to be adopted for the project. 

 

Remedial Action Plan (RAP) 

 

A deed restriction and land use covenant exists on the project site to prevent the site from being 

used for residential or other sensitive uses, such as a hospital, school or daycare facility without 

first obtaining approval from the state DTSC and RWQCB and the Department of the Navy to 

allow this use. Additionally, site work, such as groundwater extraction, or excavation or site 

development is not allowed to occur at the site without obtaining approval from the DTSC and 

RWQCB and the Department of the Navy to allow these activities. The mechanism to ensure that 

the project site has been remediated to allow residential use is a Remedial Action Plan (RAP). 

 

A Draft RAP has been prepared which addresses how the former gas station property can be 

remediated to improve subsurface soil and groundwater conditions to allow the site to be 

developed for residential use. A draft Sampling and Analysis Plan (SAP) is a companion document 

to the draft RAP. This draft and subsequent final RAP must be reviewed and approved (or found 

to be in concurrence) by the DTSC and RWQCB in order for the site remediation to begin. 

Additionally, the RWQCB will rely upon the City of Novato’s Mitigated Negative Declaration in 

order to approve the RAP so that the RWQCB will be in compliance with CEQA as a responsible 

agency.  

 

Once the site remediation work has been completed, the developer can ask that the deed restrictions 

and land use covenants be removed, which requires approval from the DTSC and RWQCB and 

the Department of the Navy. The developer must submit this proof or certification from these state 
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and federal agencies to the City of Novato, which demonstrates that the deed restriction and land 

use covenant has been removed. At that time, the City will return to the City Council to take action 

on the project specifics, namely, the general plan amendment, master plan amendments, precise 

development plan amendment, tentative map and design review.  

 

SITE DESCRIPTION 

 

The Main Gate Road and “C” Street Project ("Project”) is proposed at the northwest corner of 

Main Gate Road and “C” Street ("Project Site"), which is located on the southeast side of the City 

of Novato, just east of Highway 101 and within the former Hamilton Air Force Base. The Project 

is located in the Exchange Triangle Planning Area on the eastern edge of the Hamilton Field 

complex. The project site has frontage along Main Gate Road on the south and frontage along “C” 

Street on the east.  

 

The Exchange Triangle Planning Area is characterized by vacant parcels and sites that have been 

recently developed, including the North Bay Children’s Center and Novato Charter School (both 

one-story in height) to the east of “C” Street. The vacant parcel abutting the project site to the north 

is owned by Novato Unified School District. To the south of the project site is Meadow Park, a 

master-planned community featuring 700 units which include one- and two-story townhomes. 

Further southwest of the project site is Hamilton Elementary School (one story in height). Directly 

west of the project site is Lanham Village, a 154-unit townhome complex featuring two-story 

residential units and single-story carports. The project site is south of the Commissary Triangle 

Planning Area, which contains a mix of underdeveloped parcels and sites that have been recently 

developed, including the Next Key Center and a two-story, 32-room transitional housing facility. 

In 2013, a 48 unit senior apartment building was approved by the City Council at 801 State Access 

Road. Building permits have been submitted for the project, which is being reviewed by City staff.   

 

The project site is served by public transit with four Marin Transit bus routes and two Golden Gate 

Transit routes that stop within approximately 1,200 feet of the site, including commute Bus Route 

58 to downtown San Francisco. Other existing routes provide access to destinations within Novato 

and nearby cities of San Anselmo and San Rafael. A future Sonoma-Marin Area Rail Transit 

(SMART) rail station is located less than a ¼-mile east of the project site which will provide 

additional public transit access between the two counties. 

 

Figure 1 provides an aerial photo of the Project Site and its surroundings. 
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FIGURE 1 

PROJECT SITE AND SURROUNDINGS 
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The Project Site is 2.67-acres in area and is currently unoccupied. The site is generally level. It 

was previously developed with a gas station. The project site is surrounded by a chain link fence 

and is paved with some sparse vegetation growing in the cracks, including some grass and weeds. 

A culverted creek (Pacheco Creek) runs along the western border of the project site. 

 

PROJECT DESCRIPTION 
 

Release of a Deed Restriction and Covenant Agreement 

 

On April 18, 2005, the Department of the Navy (Grantor) transferred the project site (Hamilton 

Square Parcel) to Hamilton Square, LLC (Grantee) with certain deed restrictions on the use of the 

project site to protect human health as a result of the presence of hazardous materials on portions 

of the site.  

 

The deed restriction states that “the Property [project site] is subject to the provisions of a certain 

covenant to restrict use of property and environmental restriction for parcels 28, 29, and 30 (aka 

Exchange Triangle Parcel 1 – “Sale Area”) at Department of Defense Housing Facility, Novato 

(the “Covenant Agreement”) by and between the Grantor, as Covenantor, and the State of 

California acting by and through the Department of Toxic Substances Control (DTSC) and the San 

Francisco Bay Regional Water Quality Control Board (RWQCB), as Covenantees.” Although the 

Land Use Covenant prohibits the property from being redeveloped for residential purposes, the 

deed states that “the Grantee may request approval for, and the Grantor may at its discretion 

provide, a variance or termination of the Prohibited Uses.” The Grantee’s request would only be 

made after the Grantee had applied for and obtained written approval from DTSC and RWQCB 

for a variance or termination of the Prohibited Uses.  

 

The applicant submitted the Draft RAP to DTSC and RWQCB in November 2014 and April 2015. 

The Draft RAP proposes to improve site subsurface soil and groundwater conditions to meet 

residential human health standards in preparation for redevelopment. Once the final RAP is 

approved, and upon conclusion of the site remediation activities, the applicant would apply to 

DTSC and RWQCB for their consent to release the covenant to permit residential uses on the 

project site. If consent of the DTSC and RWQCB as Covenantees is approved, the applicant would 

thereafter request from the Department of the Navy a release of the deed restriction by Notice of 

Release or other appropriate instrument. 

 

Site Remediation 

 

As noted above, the project site was previously developed with a gas station. As a result, a Draft 

RAP was prepared for the site that includes the excavation and removal of soil impacted by the 

release of hazardous materials for off-site disposal. The Draft RAP and SAP for the project site 

consists of the following components (see Attachment No. 3): 

 

Soil and Groundwater Management Plan. A soil and groundwater management plan (SMP) and 

site-specific Health and Safety Plan (HSP) will be prepared for the project. The SMP and HSP will 

include provisions to protect workers and the general public from hazardous materials during the 

remedial process. 
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Excavation. Soils near and beneath the project site building containing petroleum contamination 

will be removed from the site. It is anticipated that soils to a depth of approximately 7 to 10 feet 

will be removed. Field screening will be performed during excavation using a photoionization 

detector and a mobile laboratory to assist in determining the depth of excavation required. 

 

Confirmation Sampling and Backfilling. Samples will be collected from the sidewalls and floor of 

the excavation and analyzed for contaminants of concern to ensure that the excavation removed 

all contaminated soils. After confirmation, the excavation will be backfilled with clean imported 

fill. 

 

Monitoring Well Replacement. Following confirmation sampling and backfilling, groundwater 

monitoring wells will be installed for the ongoing Navy basewide groundwater monitoring 

program. It is anticipated that three monitoring wells will be installed. 

 

Soil Vapor Sampling. A soil vapor sampling investigation and human health risk assessment will 

be conducted concurrently with monitoring well replacement. The soil vapor sampling is intended 

to demonstrate that the RAP has been successful and the project site is appropriate for residential 

development. 

 

Post-RAP Actions 

 

The applicant intends to petition the Navy, DTSC, and the RWQCB to remove the deed restriction 

at the project site. In accordance with California Health and Safety Code Section 25234, the 

applicant must demonstrate that hazardous materials at the site have been removed or altered to 

preclude any significant existing or potential future hazard to public health. 

 

Building Program 

 

The Project contemplates the construction of 31 townhome-style residential units in eight, three-

story buildings and one, two-story building. A rear and internal alleyway would provide vehicle 

access to tuck-under parking provided for each unit. The maximum building height is 

approximately 34 feet. There are six, three-story buildings that surround and face a common park 

space, two, three-story buildings with frontage on “C” Street, and 1 two-story building with 

frontage on Main Gate Road. The types of units include 21 three-bedroom and 10 four-bedroom 

townhomes, ranging from 1,387 to 1,929 square feet. 

 

Site Design & Landscaping 

 

Six of the Project’s eight, three-story buildings surround and face a main common park space that 

acts as the center of the Project plan. This large common park space (Hamilton Square) is designed 

for social gatherings and recreation among residents. Directly south of the park is a small plaza 

with a mail pavilion and an entry green that abuts the sidewalk on Main Gate Road. The remaining 

2 three-story buildings front on “C” Street, and the single two-story building fronts on Main Gate 

Road. The proposed site design includes landscaping along the frontage of Main Gate Road and 

“C” Street, the alleys within and around development, and within the interior park space. 

Additional front yards, upper-story balconies, and landscaped areas throughout the project site are 

also provided. 
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There are a total of three vehicular entry points proposed to connect an internal alley network 

within the project site. Two access points are located on “C” Street, leading to an alley that 

provides access to tuck under parking for the three buildings facing the street and the two buildings 

that wrap around the east end of the park. The third vehicular access point is located on Main Gate 

Road, leading to an alley that wraps around the perimeter of the project site. Each unit is provided 

with two tuck under parking spaces. There are 17 additional parking spaces along the internal 

alleyways. These internal parking spaces, combined with the 62 tuck under spots designed as part 

of the residential buildings, result in no visible parking on the project site.  

 

Architecture 

 

The architectural style of the Project is best described as Eclectic Spanish, which is reflective of 

the many historic buildings at Hamilton Field, including Hamilton Art Center (502 S. Palm Drive), 

the Unity in Marin Church (600 Palm Drive), and Coast Guard Spanish Housing (Sunset Drive). 

Key elements of the Spanish Eclectic style include: stucco siding, concrete barrel tile roofing, 

recessed windows, arched breezeways, and decorative metal railing and gate details. Project 

buildings are defined by massing that is broken at the eaves and upper story balconies, in order to 

draw attention to variations in elevation, and to minimize the mass and bulk of the three-story 

buildings.  

 

Street Frontage Improvements & Utilities 

 

Curbs, gutters, and sidewalks, along with added landscaping and hardscaping, would be 

constructed on “C” Street as part of the Project. This would improve pedestrian access in the area. 

These frontage improvements already exist along the project frontage with Main Gate Road, and 

are not included as part of the Project. The project would, however, enhance those existing 

improvements with new landscaping and hardscaping.  

The Project would connect to water (potable and recycled) and sewer services provided by the 

North Marin Water District (NMWD) and Novato Sanitary District (NSD), respectively. NMWD 

has confirmed that new connections to the water supply are currently available to serve the 

proposed project. However, the Project would construct new water distribution facilities (water 

meters, fire hydrants, and pipelines) before water service could be provided. The applicant would 

also be required to apply to the NMWD, enter into an agreement with the NMWD, and complete 

financial arrangements for the new facilities as a condition of permit approval.  

The NSD has indicated that the public sewer main is undersized and has inadequate capacity to 

serve this project. NSD is requiring the subject parcel to upgrade the undersized sewer main. This 

has been included as a Mitigation Measure in the Initial Study (UTL – 1) which requires the 

applicant to upgrade the undersized sewer main.   

Affordable Housing Component 

 

The applicant will make a total of six (6) units available for low and moderate income households, 

with three (3) units reserved for moderate incomes, and three (3) units reserved for low income 

households. The applicant will pay an in-lieu fee to cover a fractional affordable unit to achieve a 

20 percent affordability level for the Project.  
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Development Entitlement Requests 

 

The following development entitlements have been requested for the Project: 

 

General Plan Amendment: This action has been requested to amend the Project Site's land use 

designation from Neighborhood Commercial (CN) to Medium Density Multiple Family 

Residential (R10). The R10 land use designation has an allowable density range of 10.1 to 20.0 

dwelling units per acre. As currently proposed, the density of the Project is approximately 12 

dwelling units per acre. In addition, the R10 land use designation permits a variety of residential 

uses, including multiple-family dwellings, two-family dwellings, detached or attached single-

family dwellings, recreation, home occupations, community facilities, and other similar uses.  

 

Master Plan Amendments: The current zoning for the project site is PD, Planned District. Projects 

located in the PD zoning district require approval of a Master Plan and a Precise Development 

Plan. Development at the Project Site is subject to the provisions of the Hamilton Army Airfield 

Reuse Plan, which serves as the Master Plan for the project site. This Master Plan applies to a large 

portion of Hamilton Field, including what is referred to as the "Navy Property" in which the Project 

Site is located. The Master Plan labels the area in which the Project Site is located as the Exchange 

Triangle Planning Area, one of ten planning areas identified in the Master Plan. Language in 

Planning Area 5 for the Exchange Triangle restricts building heights to 30 feet. 

 

Two amendments to the Master Plan are necessary to permit the Project. The first amendment is 

to change the zoning from Neighborhood Commercial (CN) to Medium Density Multiple Family 

Residential (R10). As noted, the R10 zone has an allowable density range of 10.1 to 20.0 dwelling 

units per acre, and permits a variety of residential uses, including multiple-family dwellings, two-

family dwellings, detached or attached single-family dwellings, recreation, home occupations, 

community facilities, and other similar uses. 

 

A second amendment would amend the text of the Master Plan to allow two exceptions on the 

project site related to building height including: (a) allow an increase in building heights from two 

to three stories; and (b) allow an increase in maximum height from 30 to 34 feet. 

 

The proposed amendments would only apply to the Project Site. No other site or planning area 

subject to the Master Plan would be subject to a change in zoning or height restrictions. Any future 

proposal to change the CN land use category on any other property within the Master Plan area 

would require a General Plan amendment and Master Plan amendment, both of which would be 

subject to public review and discretionary action by the City Council. 

 

Precise Development Plan: The project also requires amending the existing Precise Development 

Plan for the project site, which was approved in 2007 for an office project. The project applicant 

proposes amending the Precise Development Plan to permit residential use, establish specific 

development standards for the proposed project, and to allow an increase in building height from 

two to three stories and an increase in the maximum height from 30 to 34 feet. 

 

Tentative Map: The project requests approval of a Tentative Map to create 31 airspace 

condominiums and one common parcel. The proposed Tentative Map and Precise Development 

Plan are Attachment 4 of the staff report.  
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Design Review: Design review is a mandatory component of the master plan and precise 

development plan process. Accordingly, the applicant has requested design review approval of the 

Project's basic site design, landscaping, and architectural concepts as part of the base development 

entitlements for the Project. Should the Project's base entitlements (e.g., general plan amendment, 

master plan amendments, tentative map and precise development plan) and site design, 

landscaping, and architectural concepts be approved by the City Council, the Project would return 

to the Design Review Commission for a final design review action on landscaping, colors and 

materials. 

 

NEED FOR PLANNING COMMISSION ACTION 

 

Conduct a public hearing and consider and possibly take action to adopt resolutions providing 

recommendations to the City Council regarding: 1) an initial study and mitigated negative 

declaration; 2) a general plan amendment; 3) master plan amendments; 4) precise development 

plan amendment; 5) tentative map; and 6) design review for a project consisting of 31 townhome-

style residential units in eight, three-story buildings and one, two-story building at 970 “C” Street, 

APN 157-980-05. The purpose of discussing the merits of the project and providing a 

recommendation on the project to the City Council is so that the public, Planning Commission and 

City Council understand how the environmental review and project components are connected.   

 

As previously discussed, the Main Gate project requires that the City Council take action on the 

environmental document (Mitigated Negative Declaration) in advance of taking action on the 

project related entitlements (taking action on the general plan amendment, master plan 

amendments, precise development plan amendment, tentative map and site plan design review). 

This uncoupling of the environmental document from the project components is required due to 

the remediation that needs to occur at the project site. Staff has outlined the series of steps for the 

whole of the project, including conduct a public hearing and consider and possibly take action to 

adopt resolutions providing recommendations to the City Council regarding: 1) an initial study and 

mitigated negative declaration; 2) a general plan amendment; 3) master plan amendments; 4) 

precise development plan amendment; 5) tentative map; and 6) design review: 

 

Order of proposed actions: 

 

 Planning Commission recommends the City Council take action on the proposed Negative 

Declaration. 

 City Council action on the proposed Mitigated Negative Declaration. 

 Consideration of and possible approval of the final RAP by the Department of Toxic 

Substances Control (DTSC) and Regional Water Quality Control Board (RWQCB). 

 Consideration and possible approval of grading permit to conduct soil remediation at the 

project site. 

 Soil remediation at the site pursuant to the final RAP. 

 The developer makes a request to the state Department of Toxic Substances Control 

(DTSC) and Regional Water Quality Control Board (RWQCB) to release the land use 

covenant and deed restriction to allow residential uses on the site. 

 Should the DTSC, RWQCB, and Department of the Navy release the covenant and deed 

restrictions, the project (GPA, MP amendments, PDP amendment, Tentative Map and 
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Design Review) can return to the City Council for consideration and possible action. The 

City of Novato will require proof of the release of the covenant and deed restriction from 

the DTSC, RWQCB, and Department of the Navy prior to taking action on any change to 

the General Plan, Zoning, Master Plan, Precise Development Plan, or approve a Tentative 

Map and Design review for the project.  

 

BACKGROUND 
 

Property Owner: Thompson Development, Inc. 

 

Assessor's Parcel No. 157-980-05 

 

Project Area: 2.67 acres 

 

General Plan Designation: Neighborhood Commercial (NC) 

 

Existing Zoning: Planned District (PD); Hamilton Army Airfield Reuse Plan. 

 

Existing Use: Vacant 

 

Adjacent Zoning/Uses:   

 

North- Planned District (PD); various uses 

 

South- Planned District (PD), Meadow Park community; Community Facilities (CF), 

Hamilton Elementary school 

 

East- Planned District (PD); North Bay Children’s Center, Novato Charter School 

 

West- Planned District (PD); Lanham Village 

 

ENVIRONMENTAL ASSESSMENT 
 

An Initial Study was prepared in compliance with the California Environmental Quality Act 

(CEQA) and the City of Novato Environmental Review Guidelines to determine if approval of the 

entitlement actions discussed above and the subsequent construction and operation of the Project 

would result in significant environmental impacts. The Initial Study determined that the Project 

will not have any significant effects on the environment because revisions to the project have been 

made by or agreed to by the project proponent which will reduce potential impacts to a less-than-

significant level. Therefore, a Mitigated Negative Declaration is recommended to be adopted for 

the Project. 

 

Table I below summarizes each potentially significant impact and its corresponding mitigation 

measure. A full discussion of each impact and mitigation measure is provided in Main Gate Road 

and “C” Street Project Initial Study (Attachment No. 2).  
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TABLE I 

IMPACT AND MITIGATION SUMMARY 

 

IMPACT MITIGATION 

Aesthetics Impact: The Project would create a new 

source of lighting and/or glare on the currently 

vacant site, with new windows and some reflective 

materials. (Mitigated Negative Declaration/Initial 

Study p. 14- 15). 

 

Mitigation Measure AES-1 requires the applicant to submit 

an exterior lighting plan including fixture and standard 

design, coverage and intensity, which provides that any 

outdoor night lighting proposed for the project is directed 

downward and shielded to prevent light spill onto 

surrounding properties, sky glow, and glare. The plan shall 

conform to the performance standards provided under 

Section 19.38.090 of the Zoning Code and shall be subject to 

the review and approval of the City review authority. 

Air Quality Impact: The Project has the potential 

to temporarily expose nearby sensitive receptors, 

(located adjacent to the site), to fugitive dust 

(PM10) during construction. (Mitigated Negative 

Declaration/Initial Study p. 22). 

 

Mitigation Measure AIR-1 requires the implementation of a 

dust control program, including, but not limited to measures 

such as watering exposed soil, minimizing vehicle speeds on 

unpaved surfaces, using water sweepers to clean roadways 

of dirt tracked off-site by construction vehicles, and 

conspicuously posting the name and contact number of the 

person assigned responsibility to address dust complaints. 

Air Quality Impact: The Project could result in a 

cumulatively considerable net increase of fugitive 

dust (PM10) during construction. (Mitigated 

Negative Declaration/Initial Study p. 23). 

Mitigation Measure AIR-1 requires the implementation of a 

dust control program, including, but not limited to measures 

such as watering exposed soil, minimizing vehicle speeds on 

unpaved surfaces, using water sweepers to clean roadways 

of dirt tracked off-site by construction vehicles, and 

conspicuously posting the name and contact number of the 

person assigned responsibility to address dust complaints. 

Air Quality Impact: The Project has the potential 

to expose existing sensitive receptors, including 

schools, to air pollutants, in the form of fugitive 

dust, during project construction. (Mitigated 

Negative Declaration/Initial Study p. 28-31). 

Mitigation Measure AIR-1 requires the implementation of a 

dust control program, including, but not limited to measures 

such as watering exposed soil, minimizing vehicle speeds on 

unpaved surfaces, using water sweepers to clean roadways 

of dirt tracked off-site by construction vehicles, and 

conspicuously posting the name and contact number of the 

person assigned responsibility to address dust complaints. 
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Cultural Resources Impact: Because the project 

site is in the vicinity of areas with recorded 

resources, there is a small chance that the Project 

could cause a substantial adverse change in the 

significance of an archaeological resource. 

(Mitigated Negative Declaration/Initial Study p. 

36 - 37). 

 

Mitigation Measure CULT-1 requires a work stoppage if 

archaeological remains are uncovered, until a qualified 

archaeologist can evaluate the finds. Prehistoric 

archaeological site indicators include: obsidian and chert 

flakes and chipped stone tools; grinding and mashing 

implements (e.g., slabs and handstones, and mortars and 

pestles); bedrock outcrops and boulders with mortar cups; 

and locally darkened midden soils. Midden soils may contain 

a combination of any of the previously listed items with the 

possible addition of bone and shell remains, and fire affected 

stones. Historic period site indicators generally include: 

fragments of glass, ceramic, and metal objects; milled and 

split lumber; and structure and feature remains such as 

building foundations and discrete trash deposits (e.g., wells, 

privy pits, dumps). 

 

Mitigation Measure CULT-2 requires a work stoppage in the 

vicinity of suspected human remains, contact and review by 

the Marin County Coroner, and contact and coordination 

with the Native American Heritage Commission to facilitate 

the treatment, with appropriate dignity, of the human 

remains and any grave goods as provided in California 

Public Resources Code Section 5097.98. 

Cultural Resources Impact: Although the project 

site is situated on fill material, and no unique 

resources recorded near the project site, there is 

the potential to encounter unknown 

paleontological resources in the project site during 

construction and grading. (Mitigated Negative 

Declaration/Initial Study p. 37-38). 

 

Mitigation Measure CULT-3 requires that if paleontological 

resources are encountered during project construction, all 

soil-disturbing activity within 100 feet of the find shall be 

temporarily halted until a qualified paleontologist can assess 

the significance of the find and provide proper management 

recommendations.  

Cultural Resources Impact: Although no human 

remains have been recorded at the project site, 

there remains a potential for discovering unknown 

human remains during excavation and site 

preparation. (Mitigated Negative 

Declaration/Initial Study p. 38). 

Mitigation Measure CULT-4 requires implementation of 

Mitigation Measure CULT-2, which includes procedures if 

human remains are unearthed on the project site during 

construction.  

Geology and Soils Impact: The Project may be 

exposed to strong seismic ground shaking during 

a significant seismic event that could lead to 

structure or foundation damage. (Mitigated 

Negative Declaration/Initial Study p. 40-41). 

 

Mitigation Measure GEO-1 requires that a design-level 

geotechnical investigation be prepared by a licensed 

professional and submitted to the City Engineer for review 

and approval, Prior to the issuance of any grading or 

construction permits. The investigation shall verify that the 

project plans comply with CBC and City requirements and 

incorporate the recommendations for design contained in the 

2007 geotechnical report for the project site. All design 

measures, recommendations, design criteria, and 

specifications set forth in the design-level geotechnical 

investigation shall be implemented as a condition of project 

approval.  
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Geology and Soils Impact: The Project may be 

exposed to seismic relate ground failure and 

liquefaction during a significant seismic event that 

could lead to structure or foundation damage. 

(Mitigated Negative Declaration/Initial Study p. 

41-42). 

 

Mitigation Measure GEO-1 requires that a design-level 

geotechnical investigation be prepared by a licensed 

professional and submitted to the City Engineer for review 

and approval, Prior to the issuance of any grading or 

construction permits. The investigation shall verify that the 

project plans comply with CBC and City requirements and 

incorporate the recommendations for design contained in the 

2007 geotechnical report for the project site. All design 

measures, recommendations, design criteria, and 

specifications set forth in the design-level geotechnical 

investigation shall be implemented as a condition of project 

approval.  

Geology and Soils Impact: Grading and 

earthmoving during project construction has the 

potential to result in dangerous erosion and loss of 

topsoil. (Mitigated Negative Declaration/Initial 

Study p. 42-43). 

 

Mitigation Measure GEO-2 requires the applicant to 

demonstrate compliance with Novato Grading Permit 

requirements, including Chapters 5-23, 6 and 19-20.050 of 

the Novato Municipal Code, as a condition of approval of 

grading and construction permits.  

 

Mitigation Measure HYD-1 requires the applicant to 

demonstrate compliance with current requirements of the 

Construction General Permit and MS4 Permit including 

preparation of a Stormwater Pollution Prevention Plan 

(SWPPP) and a Stormwater Control Plan (SCP), as a 

condition of approval for grading and construction permits 

for the project site.  

Geology and Soils Impact: The project may be 

located on a geologic unit or soil that is unstable, 

or that would become unstable as a result of the 

project, and potentially result in on- or off-site 

landslide, lateral spreading, subsidence, 

liquefaction or collapse. (Mitigated Negative 

Declaration/Initial Study p. 43). 

Mitigation Measure GEO-1 requires that a design-level 

geotechnical investigation be prepared by a licensed 

professional and submitted to the City Engineer for review 

and approval, Prior to the issuance of any grading or 

construction permits. The investigation shall verify that the 

project plans comply with CBC and City requirements and 

incorporate the recommendations for design contained in the 

2007 geotechnical report for the project site. All design 

measures, recommendations, design criteria, and 

specifications set forth in the design-level geotechnical 

investigation shall be implemented as a condition of project 

approval. 

Hazards Impact: Construction of the project will 

require disturbance of hazardous materials as a 

result of releases of petroleum products from the 

former gasoline station at the site. Construction 

workers will come into direct contact with these 

contaminants, and the contaminants could migrate 

via fugitive dust and affect nearby members of the 

general public. During operation of the project, 

future site residents and maintenance workers 

could be exposed to contaminants currently 

present in soil, soil gas, and groundwater. 

(Mitigated Negative Declaration/Initial Study p. 

56-57) 

Mitigation Measure HAZ-1 requires the applicant to provide 

the City with the Certificate of Completion for the Remedial 

Action Plan (RAP) for the site, issued by the Regional Water 

Board and/or DTSC, and the Notice of Release or other 

appropriate instrument on the deed restriction as issued by 

the Department of the Navy that shows the deed restriction 

has been removed, prior to the City considering approval of 

the proposed amendments to the General Plan, Master 

(Reuse) Plan or Zoning that would allow residential uses.  

 

Mitigation Measure HAZ-2 requires the applicant to provide 

the City with written documentation from the Regional 

Water Board and/or DTSC that the RAP has been approved 

before the City issues any permits for site remediation 

activity.  

Hazards Impact: Releases of hazardous materials 

from contaminated soil or groundwater, and lead- 

and asbestos-containing building materials could 

potentially migrate and affect the adjacent North 

Bay Children’s Center, the Novato Charter 

Mitigation Measure HAZ-1 requires the applicant to provide 

the City with the Certificate of Completion for the Remedial 

Action Plan (RAP) for the site, issued by the Regional Water 

Board and/or DTSC, and the Notice of Release or other 

appropriate instrument on the deed restriction as issued by 
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School, and a vacant Novato Unified School 

District property. (Mitigated Negative 

Declaration/Initial Study p. 57) 

the Department of the Navy that shows the deed restriction 

has been removed, prior to the City considering approval of 

the proposed amendments to the General Plan, Master 

(Reuse) Plan or Zoning that would allow residential uses.  

 

The RAP includes implementation of a Soil Management 

Plan and Health and Safety Plan, which will be reviewed and 

approved by the Regional Water Board and DTSC prior to 

remedial action, would reduce these impacts during remedial 

activities to a less-than-significant level. 

Hazards Impact: The project is listed on 

government hazardous material site databases due 

to releases from the former USTs at the project 

site. The residual contamination currently present 

at the site has the potential to create a significant 

hazard to the public and/or environment. 

(Mitigated Negative Declaration/Initial Study p. 

58) 

Mitigation Measure HAZ-1 requires the applicant to provide 

the City with the Certificate of Completion for the Remedial 

Action Plan (RAP) for the site, issued by the Regional Water 

Board and/or DTSC, and the Notice of Release or other 

appropriate instrument on the deed restriction as issued by 

the Department of the Navy that shows the deed restriction 

has been removed, prior to the City considering approval of 

the proposed amendments to the General Plan, Master 

(Reuse) Plan or Zoning that would allow residential uses 

Hydrology and Water Quality Impact: Although 

the Project would decrease the amount of 

impervious surfaces on the site, construction and 

operation activities could decrease stormwater 

runoff quality. (Mitigated Negative 

Declaration/Initial Study p. 60-62). 

 

Mitigation Measure HYD-1 requires the applicant to 

demonstrate compliance with current requirements of the 

Construction General Permit and MS4 Permit including 

preparation of a Stormwater Pollution Prevention Plan 

(SWPPP) and a Stormwater Control Plan (SCP), as a 

condition of approval for grading and construction permits 

for the project site.  

Hydrology and Water Quality Impact: A portion 

of the Project is located within FEMA’s 100-year 

flood hazard area, and could thus place housing 

within that hazard area. (Mitigated Negative 

Declaration/Initial Study p. 63-64). 

 

Mitigation Measure HYD-2 requires the applicant to submit 

documentation to the City Engineer demonstrating that the 

proposed project complies with all elements of Novato 

Municipal Code Chapter 5-31 for housing proposed within 

the 100-year flood zone, prior to the issuance of construction 

permits.  

Land Use and Planning Impact: The proposed 

project site has a deed restriction that prohibits the 

property from being redeveloped for residential 

purposes. The proposed project also exceeds the 

height and story limit identified in the General 

Plan and Master (Reuse) Plan and proposes a land 

use—multi-family residential—that is 

inconsistent with the CN land use designation 

identified in the General Plan and the zoning of the 

Master (Reuse) Plan. The Project is also 

inconsistent with the zoning and height standards 

established in the existing Precise Development 

Plan. (Mitigated Negative Declaration/Initial 

Study p. 66-70). 

Mitigation Measure LAND-1 requires that prior to the City 

considering approval of the proposed amendments to the 

General Plan, Master Plan (Reuse Plan) or Zoning that would 

allow residential uses, the applicant shall provide the City 

with the Certificate of Completion for the Remedial Action 

Plan (RAP) for the site, issued by the Regional Water Board 

and/or DTSC and the Notice of Release or other appropriate 

instrument on the deed restriction as issued by the 

Department of the Navy that shows the deed restriction has 

been removed.  

 

In addition, the Project requires City Council approval of 

General Plan, Master (Reuse) Plan and Precise Development 

Plan amendments.  

Noise Impact: The Project’s proximity to 

Highway 101, major roadways and SMART 

tracks would contribute to interior noise levels that 

exceed the maximum allowable interior sound 

level of 45 dBA Ldn without the incorporation of 

forced-air mechanical ventilation in the project’s 

design. (Mitigated Negative Declaration/Initial 

Study p. 75-77). 

 

 

 

Mitigation Measure NOI-1 requires the provision of a 

suitable form of forced-air mechanical ventilation, as 

determined by the City Engineer, for residential units 

throughout the site, so that windows could be kept closed at 

the occupant’s discretion to control noise and achieve the 45 

dBA Ldn interior noise standard. 
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Noise Impact: Residences and educational land 

uses bordering the site would be temporarily 

affected by construction noise. Maximum 

instantaneous noise levels resulting from the 

operation of construction equipment during the 

grading and excavation phase of construction 

would range from 85 dBA to 90 dBA Lmax at a 

distance of 50 feet. Average noise levels generated 

by grading activities associated with the project 

are calculated to reach 85 dBA Leq at a distance 

of 50 feet during busy periods. (Mitigated 

Negative Declaration/Initial Study p. 78-80). 

 

Mitigation Measure NOI-2 establishes that construction 

equipment be well-maintained and used judiciously to be as 

quiet as possible. This includes commitment to the following 

measures, where possible: 

  Equip all internal combustion engine-driven 

equipment with mufflers, which are in good 

condition and appropriate for the equipment.  

 Use "quiet" models of air compressors and other 

stationary noise sources where technology exists.  

 Locate stationary noise-generating equipment and 

construction staging areas as far as feasible from 

sensitive receptors when sensitive receptors adjoin 

or are near a construction area.  

 Prohibit unnecessary idling of internal combustion 

engines. 

 Designate a "construction liaison" that would be 

responsible for responding to any local complaints 

about construction noise. The liaison would 

determine the cause of the noise complaints (e.g., 

starting too early, bad muffler, etc.) and institute 

reasonable measures to correct the problem. 

Conspicuously post a telephone number for the 

liaison at the construction site. 

 Hold a pre-construction meeting with the job 

inspectors and the general contractor/on-site project 

manager to confirm that noise mitigation and 

practices (including construction hours, 

construction schedule, and noise coordinator) are 

completed. 

Utilities and Service Systems Impact: The 

increase in residents that would result from the 

project would incrementally increase the amount 

of wastewater generated on the project site. NSD 

has indicated the public sewer main is undersized 

and has inadequate capacity to serve this project. 

NSD will require the subject parcel (and tributary 

undeveloped parcels) to upgrade the undersized 

sewer main as a condition of approval for the 

project (Mitigated Negative Declaration/Initial 

Study p. 100). 

Mitigation Measure UTL-1 requires the applicant to submit 

improvement plans to the City for review and approval to 

increase the capacity of the sewer main to adequately serve 

the project site, prior to being issued a grading or other 

building permit.  

 

The Draft RAP and SAP (Sampling and Analysis Plan) provides a detailed discussion on the 

remediation activities that are to occur on the project site. This is included as Attachment No. 3. 

 

NEIGHBORHOOD MEETING 

 

On September 5, 2013 the applicant hosted a public workshop to introduce members of the public 

to the project and Site Plans. Approximately 10 members of the public attended the workshop, 

including the President of the Lanham Village HOA, who attended on behalf of all HOA members. 

Attendees’ comments focused mainly on traffic impacts related to safety and school crossings; the 

project’s perceived inconsistency with neighborhood character, design and density; height 

concerns and view impacts; and impacts to the visual quality and character of Main Gate frontages.  
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On June 10, 2015, an additional community meeting was held to update community members on 

Project progress, including the planning, entitlement and environmental review processes.  

Community Development Director Bob Brown participated in the meeting, as did representatives 

from the developer, Thompson Development, Inc. (TDI). Staff from TDI presented information 

about the demolition of the gas station, future site remediation, and responded to questions.   

  

DESIGN REVIEW RECOMMENDATION 

 

As noted earlier, the Project Site is zoned Planned District (PD). The PD Zoning District requires 

new development proposals to first be considered by the Design Review Commission at a public 

workshop and then a subsequent public hearing for a formal recommendation to the Planning 

Commission and City Council. The purpose of the DRC’s early review of new development 

proposals in the PD Zoning District is to inform the Planning Commission and City Council’s 

consideration of whether a given project's proposed land use, density, and design are suitable to 

its site and surrounding context.  

 

The Design Review Commission reviewed this proposal at five different meetings between 

October 2013 and May 2014, when the Commission recommended for approval the proposed site 

plan, massing and scale of the building, conceptual architecture and landscaping. A brief summary 

of the meetings is provided below.  

 

 

 

 

 

Meeting Date DRC Comments and Outcomes 

  

October 2, 2013 The site design, landscaping, and architectural concepts proposed for the 

Project was discussed at a public workshop. The DRC made several notable 

comments and suggestions regarding potential changes that could be 

incorporated in the Project to improve its design and function.  

 

  

December 4, 2013 The Design Review Commission conducted a public workshop to review 

the revised site design, landscaping, and architectural concepts proposed 

for the Project. The DRC provided suggestions regarding potential 

changes, most notably a variation in elevation that could be incorporated 

in the Project to improve its design and function. 

 

  

February 5, 2014 The Design Review Commission conducted a public hearing to discuss the 

revised site plan. The DRC comments expressed concern about multiple 

access points to Main Gate Road, as well as the “inward” or “walled” focus 

of the site design. 
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March 19, 2014 The DRC conducted a public hearing to consider a series of revised design 

plans responding to the Commission's comments of February 5, 2014. The 

DRC could not come to agreement on recommending one of four potential 

site plans”--“A”, “B”, “C” or “D”--presented by the applicant. 

 

  

May 7, 2014 The DRC conducted a public hearing to consider a revised set of design 

plans responding to the Commission's comments of March 19, 2014. The 

DRC was requested to consider making a formal recommendation 

regarding the Project's site design, massing/scale, landscape plan, and 

architectural concepts. The DRC was generally pleased with the most 

recent site plan presented to them. Accordingly, the DRC adopted a motion 

recommending the Planning Commission and City Council approve the site 

design, massing/scale, and general architectural and landscape concepts 

proposed for the Project. 

 

 

If ultimately approved by the City Council, the project will return to the DRC at a noticed public 

hearing to review the final details of the Project's design, including finish materials, colors, and 

landscaping. 

 

STAFF ANALYSIS 

 

General Plan Amendment 

 

The Project Site is currently assigned the Neighborhood Commercial (CN) land use designation 

of the Novato General Plan. This designation was assigned to the Project Site to accommodate 

resident-serving uses which would serve the local residential population and nearby community 

facilities and civic uses (i.e., North Bay Children’s Center and Novato Charter School).  

 

The CN land use designation offers a range of permitted land uses that are intended to meet the 

retail and service needs of nearby residents, such as retail stores, dry cleaners, professional services 

& offices, and restaurants. While the CN land use designation permits multi-family housing that 

is integrated into commercial uses, it does not permit purely residential projects. Given this 

circumstance, a general plan amendment is requested by the applicant to assign a land use 

designation that would permit the Project.  

 

The proposed general plan amendment would change the land use designation assigned to the 

Project Site from Neighborhood Commercial (CN) to Medium Density Multiple Family 

Residential (R10). The R10 land use designation permits a variety of residential uses, including 

multiple-family dwellings, two-family dwellings, detached or attached single-family dwellings, 

recreation, home occupations, community facilities, and other similar uses. The R10 land use 

designation has an allowable density range of 10.1 to 20.0 dwelling units per acre.  

 

The Project contemplates the construction of 31 townhomes on a 2.67-acre parcel. This level of 

development represents a density of approximately 12 dwelling units per acre. As proposed, the 
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Project would meet the land use definition and density level permitted under the R10 land use 

designation. 

 

The findings of Section 19.56.070.A. of the Novato Municipal Code must be made to approve an 

amendment to the Novato General Plan Land Use Map. These findings are listed below for 

Planning Commission reference. 

 

1. The proposed amendment is internally consistent with the general plan; 

 

2. The proposed amendment would not be detrimental to the public interest, health, safety, 

convenience, or welfare of the city; 

 

3. The proposed amendment would further the goals, objectives, policies and programs of the 

general plan; and 

 

4. The site is physically suitable (including consideration of physical constraints, access, 

compatibility with adjoining land uses, and provision of utilities) for the 

requested/anticipated land use.  

 

Master Plan Amendment 

 

The Project Site is assigned the Planned District (PD) zoning district classification. In this instance, 

the Project Site is subject to an already adopted master plan, the Hamilton Army Airfield Reuse 

Plan. 

 

The Hamilton Reuse Plan was approved in October 1995 and later amended in November 1996. 

The Hamilton Reuse Plan was a comprehensive planning study prepared to review the constraints, 

opportunities, land uses, development standards, and design policies representing the preferred 

development alternative for the Department of Defense Housing Facility (DODHF) property at 

Hamilton Field. The Reuse Plan was later adopted in July 1998 as the Redevelopment Plan for 

Hamilton. In November 1999 the City Council adopted the Reuse Plan as the Master Plan for the 

DODHF property. The Master Plan is the controlling document for development of the lands 

within the former DODHF area at Hamilton Field, including the Project Site. A link to the Master 

Plan (Reuse Plan) can be found at this address on the City’s website:   

http://novato.org/government/community-development/planning-division/documents and look for 

Hamilton Army Airfield Reuse Plan under Hamilton Field.  

 

The Master Plan divides the DODHF property into ten distinct planning areas, each assigned 

various land use categories, development types, development standards, and design guidelines. In 

this instance, the Project Site is identified as being located in the Exchange Triangle Planning Area, 

(Planning Area 5). According to Exhibit 17, Land Use Plan, in Section 3.5 of the Master Plan (p. 

3-17), parcels in the southwest corner of the Exchange Triangle, including the Project Site, are 

assigned the Neighborhood Commercial (NC) land use classification of the Master Plan. The 

Master Plan provides the following definition/explanation for the NC land use designation: 

 

 

http://novato.org/government/community-development/planning-division/documents
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"The NC designation in this Planning Area is intended to accommodate resident-serving 

uses which would serve the local residential population and CFCU [Community Facility 

and Civic Uses] uses. The Land Use Plan provides for a maximum of 2.2 acres of NC uses 

in this Planning Area; the NC uses may be located anywhere along the northern side of 

Main Gate Road.” 

 

The Project would not be permitted under the NC designation. Given this circumstance, a Master 

Plan amendment is requested by the applicant to assign a land use designation under which the 

Project would be allowed.  

 

The proposed Master Plan amendments would change the designation assigned to the Project Site 

from Neighborhood Commercial (NC) to Medium Density Multiple Family Residential 

(MDMFR). According to Section 3.4.1 Residential Uses (p 3-8), of the Master Plan, the MDMFR 

designation as an allowable density range of 10.1 to 20.0 dwelling units per acre. In addition:  

 

"The MDMFR category is assigned to existing residential areas which are characterized 

by this density of residential development (such as Hillside Housing portion of Capehart 

Housing) and in new residential areas which would abut non-residential land uses. The 

residential home types which could be developed under this designation could range from 

attached units such as duplexes or townhomes to six-plexes. This category can 

accommodate special housing types such as seniors housing.  

 

Land uses to be permitted include single-family detached and attached dwellings, home 

occupations, public parks and playgrounds, family size care facilities, family size day care 

homes, group care…attached units, nurseries and greenhouses.  

 

Both common and private open space would be integrated into neighborhoods in this 

designation. Building heights would be limited to two stories.” 

 

The Project contemplates the construction of 31 townhomes on a 2.67-acre parcel. This level of 

development represents a density of approximately 12 dwelling units per acre. As proposed, the 

Project would meet the land use definition and density level permitted under MDMFR designation. 

Moreover, the Project is consistent with the designation in terms of surrounding residential uses, 

including 700-unit Meadow Park, the 154-unit Lanham Village townhome complex, and the 

recently developed, two-story, 32-room transitional housing facility. The townhome-oriented 

design and centralized common-space of the site plan is also consistent with the above permitted 

land uses.  

 

However, the proposed height of the Project would not be consistent with the above height 

restriction for the MDMFR designation. As noted under Building Program, above, the project 

includes eight, three-story buildings with a maximum building height of approximately 34 feet. 

Therefore, a second amendment is proposed by the applicant which would amend the text of the 

Master Plan to allow two exceptions on the project site related to building height. These 

amendments would (a) allow an increase in building heights from two to three stories; and (b) 

allow an increase in maximum height from 30 to 34 feet. 
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Section 3.4.1 Residential Uses (p 3-8), of the Master Plan is proposed to be amended as follows to 

increase the permitted height of buildings in areas designated Medium Density Multiple Family 

Residential from two stories to three stories only in Planning Area 5 and for this project at this 

location: 

 

“The MDMFR category is assigned to existing residential areas which are characterized by 

this density of residential development (such as Hillside Housing portion of Capehart 

Housing) and in new residential areas which would abut non-residential land uses. The 

residential home types which could be developed under this designation could range from 

attached units such as duplexes or townhomes to six-plexes. This category can 

accommodate special housing types such as seniors housing.  

 

Land uses to be permitted include single-family detached and attached dwellings, home 

occupations, public parks and playgrounds, family size care facilities, family size day care 

homes, group care…attached units, nurseries and greenhouses.  

 

Both common and private open space would be integrated into neighborhoods in this 

designation. Building heights would be limited to two stories with the exception of the 

Main Gate and “C” Street parcel APN 157-980-05 which would allow up to three stories. 

 

There are approximately 20.9 23.6 acres of MDMFR designated in the Reuse Plan. 

Planning Area with MDMFR designations include Rafael Village and, Capehart Housing, 

and Exchange Triangle, Planning Areas 1 and, 2, and 5, respectively. Rafael Village multi-

family residential will be limited to seniors housing.” 

 

In addition, Exchange Triangle Policy 3.6.2.5.2 (p 3-31), of the Master Plan is proposed to be 

amended as follows to increase the height to which buildings in Planning Area 5 are restricted: 

 

  “3.6.2.5.2  Restrict building heights to 30 feet with the exception of the Main Gate 

and “C” Street parcel APN 157-980-05 which would allow up to 34 feet.”  

 

The proposed Master Plan amendments would only apply to the Project Site; no other properties 

that are subject to the Master Plan process would have the land use designation change from NC 

to MDMFR. No other MDMFR-designated properties would be allowed to have an increase in 

building height from two to three stories, and on no other properties in Planning Area 5 would be 

allowed to have building heights be increased to 34 feet. Future proposals to change land use 

designations or height limits in the Master Plan would require a General Plan amendment and 

Master Plan amendment, both of which would be subject to public review and discretionary action 

by the City Council.  

 

The findings of Section 19.042.060E.3 of the Novato Municipal Code must be made to approve 

the proposed amendments to the Master Plan. These findings are listed below for Planning 

Commission reference. 

 

1. The proposed Master Plan development is in conformance with the applicable goals 

and policies of the General Plan and any applicable specific plan; 
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2. The site is physically suitable (including consideration of physical constraints, access, 

compatibility with adjoining land uses, and provision of utilities) for the 

requested/anticipated land use.  

 

3. The proposed Master Plan development can be adequately, conveniently, and 

reasonably served by public conveniences, facilities, services, and utilities. 

 

4. The proposed Master Plan development concepts are reasonably suited to the specific 

characteristics of the site and the surrounding neighborhood; and 

 

5. The location, access, density/building intensity, size and type of uses proposed in the 

Master Plan are compatible with the existing and future land uses in the surrounding 

neighborhood. 

 

Precise Development Plan 

 

The Project Site is zoned Planned District (PD). The PD zoning classification requires the approval 

of a precise development plan to establish the specific design and operational characteristics of a 

given project, consistent with the project site's underlying General Plan land use designation and 

applicable Master Plan provisions. In this instance, the Project's precise development plan proposal 

is represented by the design plans submitted for the Project, including conceptual site design, 

utility/grading/drainage, landscaping, and architectural details.  

 

A Precise Development Plan allows a project to be designed in a manner reflecting the 

characteristics and constraints of its site and surrounding context. That is, a project requiring a 

Precise Development Plan does not necessarily need to comply with the traditional development 

standards (e.g., setbacks, lot coverage, etc.) of the Novato Zoning Ordinance. In this instance, the 

Project has been found to comply with most of the traditional development standards of the Novato 

Zoning Ordinance that would normally apply to new multi-family residential developments, 

including providing landscaping, and solid waste/recycling storage. The Project's only noted direct 

deviation from traditional zoning standards are reduced rear setbacks.  

 

The Novato Zoning Ordinance requires that multi-family projects in the traditional R10 zoning 

district provide a 20-foot front setback and a rear setback of 15-feet. While the Project provides a 

20-foot front setback, it provides a 10-foot rear setback. The Project's reduced rear setbacks is 

considered to be a minor departure from the Zoning Ordinance's traditional setback standards. A 

rear setback of 10-feet in this case would not adversely affect the adjacent property, the vacant 

Novato Unified School District parcel abutting the project site to the north.  

 

It should also be noted that the Novato Zoning Ordinance does not establish parking requirement 

standards for four-bedroom attached units. The Project provides 79 total spaces, enough to provide 

the 46 parking spaces required for the 21 three-bedroom units, as well as the 10 spaces required 

for guest parking. The remaining 23 parking spaces results in 2.3 spaces per four-bedroom unit, 

slightly more than the 2.2 units required by the Zoning Ordinance for three-bedroom units. Given 

that the project site is served by four Marin Transit bus routes and two Golden Gate Transit routes 

that stop within approximately 1,200 feet of the site, as well as the proximity of the project site to 
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the future Sonoma-Marin Area Rail Transit (SMART) rail station, this parking total is deemed 

sufficient for the Project.  

 

The Master Plan applicable to the Project Site includes relatively few specific development 

standards applicable to the Project. In this instance, the Master Plan restricts the height of new 

development in Exchange Triangle Planning Area to 30 feet. As explained above, the Project, as 

designed, does not complies with this height limit. For that reason, the above amendment to the 

Policy 3.6.2.5.2 of the Master Plan would be required for the Project. In addition, the Master Plan 

includes an extensive set of design guidelines to guide the design of development within the Master 

Plan area. The Project has been reviewed against the Master Plan's design guidelines. In all 

instances the Project was found to comply with the design guidelines as listed in Section 8.0 of the 

Master Plan. 

 

The findings of Section 19.042.060F.3 of the Novato Municipal Code must be made to approve 

the proposed precise development plan for the Project. These findings are listed below for Planning 

Commission reference. 

 

a. The proposed precise development plan is consistent with the general plan, any 

applicable specific plan, and the approved master plan;  

 

b. The proposed precise development plan would produce a comprehensive 

development of superior quality (e.g., appropriate variety of structure placement and 

orientation opportunities, appropriate mix of land uses and structure sizes, high 

quality architectural design, increased amounts of landscaping and open space, 

improved solutions to the design and placement of parking facilities, etc.) than might 

otherwise occur from more traditional development applications;  

 

c. The design, location, shape, size, operating characteristics, and the provision of 

public and emergency vehicle access and public services and utilities (e.g., drainage, 

fire protection, sewers, water, etc.), would ensure that the proposed development 

would not endanger, jeopardize, or otherwise be detrimental to the public health, 

safety, or general welfare, or injurious to the property or improvements in the vicinity 

and zoning district in which the property is located;  

 

d. The proposed precise development plan standards are reasonably suited to the 

specific characteristics of the site, and are compatible with the existing and future 

land uses in the surrounding neighborhood;  

 

e. The subject site is: 

 

(1) Physically suitable for the type and density/intensity of development being 

proposed; 

 

(2) Adequate in shape and size to accommodate the use and all fences and walls, 

landscaping, loading, parking, yards, and other features required by this title; 

and  
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(3) Served by streets and pedestrian facilities adequate in width and pavement 

type to carry the quantity and type of traffic expected to be generated by the 

proposed development.  

 

Tentative Map 

 

The Project applicant proposes to subdivide the 2.67 acre parcel in order to create 31 airspace 

condominiums and one common space area.  

 

Section 9-7.002e.2 of the Novato Municipal Code specifies the following findings for tentative 

map applications:  

 

(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.  

 

(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 on 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.  
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(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).  

 

Design Review 

 

As discussed earlier, design review is required for new development proposals on lands zoned 

Planned District. Accordingly, the Project has been reviewed by the Design Review Commission 

(DRC), first at a public workshop and subsequently at a series of public hearings to make a formal 

recommendation to the Planning Commission and City Council regarding the Project. The intent 

of the DRC's review and recommendation is to assist the Planning Commission and City Council's 

consideration of whether the proposed general plan, Master Plan, and precise development plan 

amendments, as well as the Project proposals, are compatible with the Project Site and surrounding 

area. 

 

The DRC, at its public hearing on May 7, 2014, recommended the Planning Commission and City 

Council approve the Project's site design, landscape, and architectural concepts, recognizing the 

Project's well-resolved site plan, appropriate mass/scale, and generally acceptable architectural 

design concepts. The DRC's recommendation was based on the findings necessary to grant design 

review approval as specified in Section 19.42.030.F. of the Novato Municipal Code. 

 

Section 19.42.030.F. of the Novato Municipal Code specifies the following findings for design 

review applications: 

 

1. The design, layout, size, architectural features and general appearance of the proposed 

project is consistent with the general plan, and any applicable specific plan and with 

the development standards, design guidelines and all applicable provisions of this code, 

including this title and any approved master plan and precise development plan.  

 

2. Design Review Finding No. 2: The proposed project would maintain and enhance the 

community's character, provide for harmonious and orderly development, and create a 

desirable environment for the occupants, neighbors, and visiting public. 

 

3. Design Review Finding No. 3: The proposed development would not be detrimental to 

the public health, safety, or welfare; is not materially injurious to the properties or 

improvements in the vicinity; does not interfere with the use and enjoyment of 

neighboring existing or future developments and does not create potential traffic, 

pedestrian or bicycle hazards.  

 

COMMISSION ALTERNATIVES 
 

1. Recommend the City Council adopt a Mitigated Negative Declaration only and return the 

remainder of the requested entitlements to the Planning commission for recommendation 

after approval of the final RAP, completion of the remediation work and release of the 

residential deed restriction.     
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2. Recommend additional environmental review be completed prior to making a 

recommendation to the City Council regarding the requested general plan amendment, 

Master Plan amendments, precise development plan amendment, tentative map and design 

review for the Project; 

 

3. Recommend the City Council adopt a Mitigated Negative Declaration and deny the requested 

general plan amendment, Master Plan amendments, precise development plan amendment, 

tentative map and design review for the Project; 

 

4. Recommend the City Council not adopt a Mitigated Negative Declaration and deny the 

requested general plan amendment, Master Plan amendments, precise development plan, 

tentative map and design review for the Project; 

 

5. Continue the public hearing with direction to staff. 

 

RECOMMENDATION 

 

Recommend the City Council adopt a Mitigated Negative Declaration. Provide a recommendation 

to the City Council on the merits of the project with a subsequent City Council hearing to take 

action on the project once the following activities have occurred: 

 

 City Council action on the proposed Mitigated Negative Declaration 

 Consideration of and possible approval of the final RAP by the Department of Toxic 

Substances Control (DTSC) and Regional Water Quality Control Board (RWQCB) 

 Consideration and possible approval of grading permit to conduct soil remediation at the 

project site. 

 Soil remediation at the site pursuant to the final RAP 

 The developer makes a request to the state DTSC and RWQCB to release the land use 

covenant and deed restriction to allow residential uses on the site. 

 Should the DTSC, RWQCB, and Department of the Navy release the covenant and deed 

restrictions, the project (general plan amendment, Master Plan amendment, precise 

development plan amendment, tentative map and design review) can return to the City 

Council for consideration and possible action. The City of Novato will require proof of the 

release of the covenant and deed restriction from the DTSC, RWQCB, and Department of 

the Navy prior to taking action on any change to the general plan, Master Plan, precise 

development plan, or approving a tentative map and design review for the project.  

 

ATTACHMENTS 
 

1. Resolution recommending adoption of a Mitigated Negative Declaration 

2. Initial Study for Main Gate Road and “C” Street 

3. Draft Remedial Action Plan and Sampling and Analysis Plan, April 2015 

4. Project Plans 
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 PLANNING COMMISSION RESOLUTION 

 

 RESOLUTION NO. 15-02 

 

RESOLUTION OF THE NOVATO PLANNING COMMISSION 

RECOMMENDING THE NOVATO CITY COUNCIL ADOPT A 

MITIGATED NEGATIVE DECLARATION AND MITIGATION 

MONITORING REPORTING PROGRAM FOR THE MAIN 

GATE ROAD AND “C” STREET PROJECT LOCATED AT 

MAIN GATE ROAD AND “C” STREET, APN 157-980-05.  THE 

PROJECT ENTITLEMENTS INCLUDE A GENERAL PLAN 

AMENDMENT, MASTER PLAN AMENDMENTS, PRECISE 

DEVELOPMENT PLAN AMENDMENT, TENTATIVE MAP 

AND DESIGN REVIEW 

 

 

WHEREAS, the City of Novato ("City") received applications for a general plan 

amendment, master plan amendments, precise development plan amendment, tentative map and 

design review to permit the development of the Main Gate Road and “C” Street project 

(hereafter "Project"), a 31-unit residential townhome proposal, located at Main Gate Road and 

“C” Street (hereafter "Project Site"), APN 157-980-05; and 

  

WHEREAS, the general plan amendment application (P2013-040) requests the City 

amend the General Plan Land Use Map (Land Use Map LU 1) to change the land use designation 

assigned to the Project Site from Neighborhood Commercial (CN) to Medium Density Multiple 

Family Residential (R10) to permit the Project; and 

 

WHEREAS, the Master Plan applicable to the Project Site is the Hamilton Army Airfield 

Reuse Plan, which was adopted as the Master Plan for a portion of Hamilton Field by the City 

Council on November 9, 1999, by adoption of Ordinance No. 1419; and 

 

 WHEREAS, the master plan amendment application (P2013-040) requests the City 

amend the Master Plan to: a) change the Project Site's land use category from Neighborhood 

Commercial (CN) to the proposed MDMFR land use category; and b) amend the text to allow 

two exceptions on the Project Site related to building height including: (1) allow an increase in 

building heights from two to three stories; and (2) allow an increase in maximum height from 30 

to 34 feet; and  

 

WHEREAS, the precise development plan amendment application (P2013-040) requests 

the City approve a precise development plan amendment for the Project, consisting of the 

Project's design plans, addressing the design and operation of the Project; and 

 

WHEREAS, the tentative map (P2013-040) request the City allow the 2.67 acre parcel to 

be subdivided into 31 airspace condominiums and one common area parcel to allow the Project 

to be developed: and 

 

 WHEREAS, on October 2, 2013, the Novato Design Review Commission conducted a 

publicly noticed workshop to review the conceptual site plan proposed for the Project; and 

tkbrown
Typewritten text
Agenda Item 2 - Attachment 1
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 WHEREAS, on December 4, 2013, the Novato Design Review Commission conducted a 

publicly noticed workshop to review the updated conceptual site plan proposed for the Project; and 

 

 WHEREAS, on February 5, 2014, the Novato Design Review Commission conducted a 

publicly noticed workshop to review the updated conceptual site plan, massing/scale, and 

architectural theme proposed for the Project; and  

 

WHEREAS, on March 19, 2014, the Novato Design Review Commission conducted a 

publicly noticed workshop to review four site plan scenarios, massing/scale, and architectural theme 

proposed for the Project; and 

 

WHEREAS, on May 7, 2014, the Novato Design Review Commission conducted a 

publicly noticed hearing to consider providing a recommendation to the Planning Commission 

and City Council regarding the Project's site plan, massing/scale, and architectural theme to assist 

the Planning Commission and City Council in considering whether the Project is compatible 

with the Project Site and its surroundings; and 

 

WHEREAS, on May 7, 2014, the Design Review Commission adopted a motion 

recommending the Planning Commission and City Council approve the site design proposed for 

the Project, recognizing the Project's well resolved site plan, appropriate mass/scale, and 

generally acceptable design treatments. This recommendation was based on the observation the 

Project would be compatible with the characteristics of the Project Site and surrounding area; 

and 

 

WHEREAS, the City determined the Project and its associated actions are subject to the 

environmental review requirements of the California Environmental Quality Act (CEQA); and 

 

WHEREAS, the project design reviewed and recommended for approval by the Design 

Review Commission at its public hearing of May 7, 2014, served as the project to be analyzed 

pursuant to CEQA; and 

 

WHEREAS, an Initial Study was prepared in compliance with the provisions of CEQA, 

the CEQA guidelines as promulgated by the State Secretary of Resources, and the procedures for 

review set forth in the City of Novato Environmental Review Guidelines. The Initial Study 

considered the Project Site and its setting and the potential effects of assigning the Medium 

Density Residential Multi Family (MDMFR) R10 land use designation to the Project Site, the 

effect of amending the Master Plan to accommodate the Project, and the construction and 

operation the Project itself (as represented by the Project's master plan amendment, precise 

development plan amendment, tentative map and design documents) on the basis of the technical 

subjects (e.g., aesthetics, biological resources, air quality) included in the environmental 

checklist form provided in Appendix G of the CEQA Guidelines; and 

 

WHEREAS, the Initial Study determined the Project and it associated actions could result 

in potentially significant impacts in the CEQA topical areas of Air Quality, Cultural Resources, 

Geology and Soils, Hazards, Hydrology and Water Quality, Land Use and Planning, Noise, and 

Utilities and Service Systems. However, feasible mitigation measures were identified that will 

reduce all potentially significant impacts to a less-than-significant level; and 
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WHEREAS, on the basis of the findings of the Initial Study, the City has prepared a 

Mitigated Negative Declaration in compliance with the California Environmental Quality Act 

(CEQA), the CEQA guidelines as promulgated by the State Secretary of Resources, and the 

procedures for review set forth in the City of Novato Environmental Review Guidelines, finding 

that although the Project and its associated actions could have a significant effect on the 

environment, there will not be a significant effect in this case due to the implementation of the 

mitigation measures identified in the Mitigated Negative Declaration/Initial Study; and 

 

 WHEREAS, public notices describing the City's intent to adopt a Mitigated Negative 

Declaration for the Project and announcing a 30-day public and agency review period beginning 

on July 1, 2015, and ending on July 31, 2015, were sent to all affected property owners within 

600-feet of the boundaries of the Project Site, all property owners within the Lanham Village 

neighborhood, all public agencies potentially serving the Project or having some oversight of the 

Project's construction, all responsible and trustee agencies, the county clerk of the County of 

Marin, and all persons requesting notice pursuant to Section 19.58.020 of the Novato Municipal 

Code, and published in the Marin Independent Journal, a newspaper of local circulation, on July 

3, 2015; and 

 

 WHEREAS, public notices describing the Planning Commission's public hearing on the 

proposed Mitigated Negative Declaration/Initial Study prepared for the Project and its associated 

actions were sent to all affected property owners within 600-feet of the boundaries of the Project 

Site, all property owners within the Lanham Village neighborhood, all public agencies 

potentially serving the Project or having some oversight of the Project's construction, and all 

persons requesting notice pursuant to Section 19.58.020 of the Novato Municipal Code, and 

published in the Marin Independent Journal, a newspaper of local circulation, on July 3, 2015; 

and 

 

 WHEREAS, the Planning Commission held a public hearing on July 13, 2015 and 

considered all oral and written comments on the Mitigated Negative Declaration, its 

accompanying Initial Study, the Project, and the actions associated with the Project. 

 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission does hereby 

recommend the City Council adopt a Mitigated Negative Declaration for the Project and its 

associated actions based on the following findings: 

 

Section 1. Record 
 

 The Record of Proceedings ("Record") upon which the Planning Commission bases its 

recommendation includes, but is not limited to: (1) the Initial Study/Mitigated Negative 

Declaration and the appendices and technical reports cited in and/or relied upon in preparing the 

Mitigated Negative Declaration/Initial Study, (2) the staff reports, City files and records and 

other documents, prepared for and/or submitted to the City relating to the Mitigated Negative 

Declaration/Initial Study, the Project, and the Project's associated development entitlement 

requests (3) the evidence, facts, findings and other determinations set forth in this resolution, (4) 

the City of Novato 1996 General Plan and its related EIR and the Novato Municipal Code, (5) all 

designs, plans, studies, data and correspondence submitted to the City in connection with the 

Initial Study/Mitigated Negative Declaration, the Project, and the Project's associated 
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development entitlement requests (6) all documentary and oral evidence received at public 

workshops, meetings, and hearings or submitted to the City during the comment period relating 

to the Initial Study/Mitigated Negative Declaration, the Project, and the Project's associated 

development entitlement requests (7) all other matters of common knowledge to the City 

including, but not limited to, City, state, and federal laws, policies, rules, regulations, reports, 

records and projections related to development within the City of Novato and its surrounding 

areas. 

 

 The location and custodian of the records is the Novato Community Department, 922 

Machin Ave., Novato, California, 94945. 

 

Section 2.  Mitigated Negative Declaration/Initial Study Considered and Recommended 

 

 Based upon information in the Mitigated Negative Declaration/Initial Study for Main 

Gate Road and “C” Street, dated June 2015, the Record as described above, and all other matters 

deemed material and relevant prior to adopting this resolution, the Planning Commission hereby 

recommends the adoption of a Mitigated Negative Declaration for the Project and its associated 

development entitlements based on the following findings: 

 

a. The Proposed Mitigated Negative Declaration/Initial Study has been completed in 

 compliance with the California Environmental Quality Act (California Public 

 Resources Code § 21000 - 21178) and the City of Novato Environmental Review 

 Guidelines; and 

 

b. The Proposed Mitigated Negative Declaration/Initial Study was presented to the  

 Planning Commission, which, at a hearing before the public, reviewed and 

 considered the information contained in the Mitigated Negative Declaration/Initial 

 Study prior to making a recommendation to the City Council regarding the Project 

 and its associated development entitlements; and 

 

c. The Mitigated Negative Declaration reflects the City's independent judgment and 

analysis as Lead Agency. 

 

Section 3. CEQA Findings 

 

 The Planning Commission hereby adopts and recommends to the City Council the 

adoption of the Statement of Findings and Facts set forth in Exhibit A attached hereto and 

incorporated herein by reference, and based thereon and on the Record as a whole, the Planning 

Commission hereby finds and recommends that the City Council find that all significant 

environmental effects of the Project and its associated development entitlement actions have 

been reduced to a less-than-significant level in that all significant environmental effects have 

been eliminated or substantially lessened as set forth in Exhibit A. Based upon the foregoing, the 

Planning Commission finds, determines, and recommends that the City Council find and 

determine that the Project and its associated actions will not have a significant effect upon the 

environment. 
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Section 4. The draft Remedial Action Plan 

 

In addition to the Initial Study/Mitigation Negative Declaration, the Planning 

Commission hereby finds that it has considered the draft Remedial Action Plan (RAP), and 

associated documents which have been prepared to addresses how the former gas station 

property can be remediated to improve subsurface soil and groundwater conditions to allow the 

site to be developed for residential use. This draft and subsequent final RAP must be reviewed 

and approved (or found to be in concurrence) by the state Department of Toxic Substances 

Control (DTSC) and Regional Water Quality Control Board (RWQCB) in order for the site 

remediation to begin and prior to any final action of the requested development entitlements.  

 

Section 5. Release of Deed Restriction and Land Use Covenant 

 

The Planning Commission hereby finds and acknowledges that release of the deed 

restrictions and land use covenants, which requires approval from the state Department of Toxic 

Substances Control (DTSC) and Regional Water Quality Control Board (RWQCB) and the 

Department of the Navy are a necessary prerequisite to the approval of the requested land use 

entitlements.  The Planning Commission hereby, specifically finds and declares that its 

recommendation regarding approval of the Initial study/mitigated negative declaration in no way 

commits the City to any course of action with regard to the requested development entitlements, 

nor does said action either expressly or impliedly approve any or all of said requested 

development entitlements.  Subsequent consideration of and any possible approval of said 

development entitlements by the City Council, will not take place unless and until release of the 

land use covenant and deed restriction by the Department of the Navy has taken place.  The City 

retains full discretion to act to approve, approve with conditions or deny the requested 

development entitlements when the same are considered subsequent to release of the land use 

covenant and deed restriction if any  

 

Section 6. Mitigation, Monitoring, and Reporting Program 

 

The Planning Commission hereby recommends the City Council adopt the mitigation 

measures set forth in the Mitigated Negative Declaration/Initial Study and its accompanying 

Mitigation, Monitoring, and Reporting Program ("MMRP") (see Exhibit B) pursuant to Public 

Resources Code Section 21081.6, which is a program designed to ensure compliance with the 

project changes and mitigation measures imposed to avoid or substantially lessen the significant 

effects identified in the Mitigated Negative Declaration/Initial Study and said mitigation 

measures are described in the MMRP included therein and incorporated herein by reference.  

 

Section 7. Indemnity and Time Limitations 

 

1. Indemnity and Time Limitations 

 

a. The developer and any successor in interest, whether in whole or in part, shall defend, 

indemnify, and hold harmless the City and its agents, officers, attorneys, and 

employees from any claim, action, or proceeding brought against the City or its 

agents, officers, attorneys, or employees to attack, set aside, void, or annul the 

Planning Commission’s recommendation to the City Council at issue herein. This 

indemnification shall include damages or fees awarded against the City, if any, costs 
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of suit, attorney’s fees, and other costs and expenses incurred in connection with such 

action whether incurred by the developer, the City, and/or parties initiating or 

bringing such action. 
 

b. The developer and any successor in interest, whether in whole or in part, shall defend, 

indemnify, and hold harmless the City, its agents, employees, and attorneys for all 

costs incurred in additional investigation of or study of, or for supplementing, 

preparing, redrafting, revising, or amending any document, if made necessary by said 

legal action and the developer desires to pursue securing such approvals, after 

initiation of such litigation, which are conditioned on the approval of such documents 

in a form and under conditions approved by the City Attorney. 

 

c.  In the event that a claim, action, or proceeding described in no. a or b above is 

brought, the City shall promptly notify the developer of the existence of the claim, 

action, or proceeding, and the City will cooperate fully in the defense of such claim, 

action, or proceeding. Nothing herein shall prohibit the City from participating in the 

defense of any claim, action, or proceeding; the City shall retain the right to 

(i) approve the counsel to so defend the City, (ii) approve all significant decisions 

concerning the manner in which the defense is conducted, and (iii) approve any and 

all settlements, which approval shall not be unreasonably withheld. The City shall 

also have the right not to participate in said defense, except that the City agrees to 

cooperate with the developer in the defense of said claim, action, or proceeding. If the 

City chooses to have counsel of its own to defend any claim, action, or proceeding 

where the developer has already retained counsel to defend the City in such matters, 

the fees and expenses of the counsel selected by the City shall be paid by the 

developer. 
 

d. The developer and any successor in interest, whether in whole or in part, indemnifies 

the City for all the City’s costs, fees, and damages which the City incurs in enforcing 

the above indemnification provisions. 
 

e. Unless a shorter limitation period applies, the time within which judicial review of 

this decision must be sought is governed by California Code of Civil Procedure, 

Section 1094.6. 
 

f. The conditions of project approval set forth herein include certain fees, dedication 

requirements, reservation requirements, and other exactions. Pursuant to Government 

Code Section 66020(d)(1), the conditions constitute written notice of a statement of 

the amount of such fees and a description of dedications, reservations, and other 

exactions. You are hereby further notified that the 90-day approval period in which 

you may protest these fees, dedications, reservations, and other exactions pursuant to 

Government Code Section 66020(a), has begun. If you fail to file a protest within this 

90-day period complying with all of the requirements of Section 66020, you will be 

legally barred from later challenging such exactions. 
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Passed and adopted at a regular meeting of the Planning Commission of the City of Novato held 

on the 13th day of July, 2015, by the following vote: 

 

AYES:   

 

NOES:   

 

ABSTAIN:  

 

ABSENT:  

 

*  *  *  *  *  * 

 

I HEREBY CERTIFY that the foregoing is a full, true and correct copy of the resolution which 

was adopted by the Planning Commission, City of Novato, County of Marin, State of California, 

on the 13th day of July, 2015. 

 

 
_______________________________ 
Chair 
 

 

Attachment:  Exhibit A – Main Gate and “C” Street Statement of CEQA Findings and Facts 

   Exhibit B – Mitigation, Monitoring, and Reporting Program (MMRP) 
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EXHIBIT "A" 

 

MAIN GATE ROAD AND “C” STREET 

STATEMENT OF CEQA FINDINGS AND FACTS 

 

CEQA requires that if a Mitigated Negative Declaration/Initial Study identifies one or more 

potentially significant environmental effects for a proposed project, then the lead agency must 

make certain findings for each of those potentially significant effects. These findings must be 

accompanied by a brief explanation of the facts supporting each finding. 

 

The Findings and Facts set forth below do not repeat the full discussion of impacts and 

mitigation measures contained in the document comprising the Mitigated Negative Declaration, 

Initial Study, and the Record for the Project and its associated development entitlement actions. 

Instead, the Findings provide a brief summary description of impacts, along with a reference to 

the location in the Mitigated Negative Declaration that describes in detail the setting and 

potentially significant impacts. The Facts that follow in turn reference the specific mitigation 

measures for such impacts. All Mitigation Measures are set forth in full in the MMRP included 

in the Mitigated Negative Declaration/Initial Study and are incorporated herein by reference. 

 

(1) FINDINGS REGARDING POTENTIALLY SIGNIFICANT IMPACTS THAT 

WILL BE AVOIDED OR REDUCED TO A LESS-THAN-SIGNIFICANT LEVEL 

BY THE IMPLEMENTATION OF MITIGATION MEASURES. 

 

 A. Aesthetic Impact: The Project has the potential to create a new source of lighting 

and/or glare on the currently vacant site, with new windows and some reflective 

materials. (Mitigated Negative Declaration/Initial Study p. 14-15). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to the Project's potential to create a new source of lighting and/or glare, by 

implementation of the Mitigation Measure identified in the Mitigated Negative 

Declaration/Initial Study as Mitigation Measure AES-1.  

 

  Facts in Support of Finding: Mitigation Measure AES-1 has been proposed in 

the Mitigated Negative Declaration/Initial to reduce and/or avoid the Project's 

potential to create a new source of lighting and/or glare. Mitigation Measure 

AES-1 requires the applicant to submit an exterior lighting plan including fixture 

and standard design, coverage and intensity, which provides that any outdoor 

night lighting proposed for the project is directed downward and shielded to 

prevent light spill onto surrounding properties, sky glow, and glare. The plan shall 

conform to the performance standards provided under Section 19.38.090 of the 

Zoning Code and shall be subject to the review and approval of the City review 

authority. 
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 B. Air Quality Impact: The Project has the potential to temporarily expose nearby 

sensitive receptors to fugitive dust (PM10) during construction. (Mitigated 

Negative Declaration/Initial Study p. 22). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to the Project's potential to temporarily expose sensitive receptors to 

fugitive dust (PM10) during construction, by implementation of the Mitigation 

Measure identified in the Mitigated Negative Declaration/Initial Study as 

Mitigation Measure AIR-1.  

 

  Facts in Support of Finding: Mitigation Measure AIR-1 has been proposed in 

the Mitigated Negative Declaration/Initial to reduce and/or avoid the Project's 

potential to temporarily expose sensitive receptors to fugitive dust (PM10) during 

construction. Mitigation Measure AIR-1 requires the implementation of a dust 

control program, including, but not limited to measures such as watering exposed 

soil with recycled water, minimizing vehicle speeds on unpaved surfaces, using 

water sweepers to clean roadways of dirt tracked off-site by construction vehicles, 

and conspicuously posting the name and contact number of the person assigned 

responsibility to address dust complaints. 

 

 C. Air Quality Impact: The Project could result in a cumulatively considerable net 

increase of fugitive dust (PM10) during construction. (Mitigated Negative 

Declaration/Initial Study p. 23). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to the Project's potential to result in a cumulatively considerable net 

increase of fugitive dust (PM10) during construction, by implementation of the 

Mitigation Measure identified in the Mitigated Negative Declaration/Initial Study 

as Mitigation Measure AIR-1.  

 

  Facts in Support of Finding: Mitigation Measure AIR-1 has been proposed in 

the Mitigated Negative Declaration/Initial to reduce and/or avoid the Project's 

potential to temporarily expose sensitive receptors to fugitive dust (PM10) during 

construction. Mitigation Measure AIR-1 requires the implementation of a dust 

control program, including, but not limited to measures such as watering exposed 

soil with recycled water, minimizing vehicle speeds on unpaved surfaces, using 

water sweepers to clean roadways of dirt tracked off-site by construction vehicles, 

and conspicuously posting the name and contact number of the person assigned 

responsibility to address dust complaints. 

 

 D. Air Quality Impact: The Project has the potential to expose existing sensitive 

receptors, including schools, to air pollutants, in the form of fugitive dust, during 

project construction. (Mitigated Negative Declaration/Initial Study p. 28-31). 
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Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to the Project's potential to expose existing sensitive receptors, including 

schools, to air pollutants, in the form of fugitive dust, during project construction, 

by implementation of the Mitigation Measure identified in the Mitigated Negative 

Declaration/Initial Study as Mitigation Measure AIR-1.  

 

  Facts in Support of Finding: Mitigation Measure AIR-1 has been proposed in 

the Mitigated Negative Declaration/Initial to reduce and/or avoid the Project's 

potential to temporarily expose existing sensitive receptors, including schools, to 

air pollutants, in the form of fugitive dust, during project construction. Mitigation 

Measure AIR-1 requires the implementation of a dust control program, including, 

but not limited to measures such as watering exposed soil with recycled water, 

minimizing vehicle speeds on unpaved surfaces, using water sweepers to clean 

roadways of dirt tracked off-site by construction vehicles, and conspicuously 

posting the name and contact number of the person assigned responsibility to 

address dust complaints. 

 

 E. Archeological Impact: Construction of the Project could result in the discovery 

and potential disturbance of unrecorded archeological resources (Mitigated 

Negative Declaration/Initial Study p. 36 - 37). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to the potential disturbance of unknown buried archeological resources 

due to construction of the Project, by implementation of the Mitigation Measure 

identified in the Mitigated Negative Declaration/Initial Study as Mitigation 

Measure CULT-1 and CULT-2.  

 

  Facts in Support of Finding: Mitigation Measure CULT-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to ensure the protection of 

unknown buried archeological resources that could be encountered during 

construction of the Project. Mitigation Measure CULT-1 requires work stoppage 

at the place of discovery and the retention of a qualified archeologist to evaluate 

the finds. Mitigation Measure CULT-2 has been proposed in the Mitigated 

Negative Declaration/Initial Study to ensure the protection of unknown human 

remains that could be encountered during construction of the Project. Mitigation 

Measure CULT-2 requires a work stoppage in the vicinity of suspected human 

remains, contact and review by the Marin County Coroner, and contact and 

coordination with the California Native American Heritage Commission to 

facilitate the treatment, with appropriate dignity, of the human remains and any 

grave goods as provided in California Public Resources Code Section 5097.98. 

 

 F. Archeological Impact: Construction of the Project could directly or indirectly 

destroy unique paleontological resource or unique geologic feature (Mitigated 

Negative Declaration/Initial Study p. 37-38). 
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Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to the potential destruction of unique paleontological resources or unique 

geologic features due to construction of the Project, by implementation of the 

Mitigation Measure identified in the Mitigated Negative Declaration/Initial Study 

as Mitigation Measure CULT-3.  

 

  Facts in Support of Finding: Mitigation Measure CULT-3 has been proposed in 

the Mitigated Negative Declaration/Initial Study to ensure the protection of 

unique paleontological resources or unique geologic features that could be 

encountered during construction of the Project. Mitigation Measure CULT-3 

requires a temporary work stoppage of all soil disturbing activity within 100 feet 

of the find and the retention of a qualified paleontologist to assess the significance 

of the find and provide proper management recommendations. The City shall then 

review and incorporate the management recommendations into the Project as 

feasible. 

 

 G. Archeological Impact: Construction of the Project could disturb unknown 

human remains (Mitigated Negative Declaration/Initial Study p. 38). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to the potential disturbance of unknown human remains due to 

construction of the Project, by implementation of the Mitigation Measure 

identified in the Mitigated Negative Declaration/Initial Study as Mitigation 

Measure CULT-4 which implements Mitigation Measure CULT-2.  

 

  Facts in Support of Finding: Mitigation Measure CULT-2 has been proposed in 

the Mitigated Negative Declaration/Initial Study to ensure the protection of 

unknown human remains that could be encountered during construction of the 

Project. Mitigation Measure CULT-2 requires a work stoppage in the vicinity of 

suspected human remains, contact and review by the Marin County Coroner, and 

contact and coordination with the California Native American Heritage 

Commission to facilitate the treatment, with appropriate dignity, of the human 

remains and any grave goods as provided in California Public Resources Code 

Section 5097.98. 

 

 H. Geology and Soils: The Project may be exposed to strong seismic shaking and 

seismic-related ground failure during a significant seismic event that could lead to 

structure or foundation damage (Mitigated Negative Declaration/Initial Study p. 

40-42). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 
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related to strong seismic shaking and seismic-related ground failure by 

implementation of the Mitigation Measure identified in the Mitigated Negative 

Declaration/Initial Study as Mitigation Measure GEO-1.  

 

  Facts in Support of Finding: Mitigation Measure GEO-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to reduce or avoid the potential 

for the Project to be exposed to strong seismic shaking and seismic-related ground 

failure during a significant seismic event. Mitigation Measure GEO-1 requires a 

licensed professional to prepare a design-level geotechnical investigation of the 

Project Site and submit to the City Engineer for review and approval. The 

investigation shall verify that the project plans comply with CBC and City 

requirements and incorporate the recommendations for design contained in the 

2007 geotechnical report for the project site. All design measures, 

recommendations, design criteria, and specifications set forth in the design-level 

geotechnical investigation shall be implemented as a condition of project 

approval.  

 

 I. Geology and Soils: The Project may be exposed to seismic relate ground failure 

and liquefaction during a significant seismic event that could lead to structure or 

foundation damage. (Mitigated Negative Declaration/Initial Study p. 41-42). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to seismic relate ground failure and liquefaction during a significant 

seismic event, by implementation of the Mitigation Measure identified in the 

Mitigated Negative Declaration/Initial Study as Mitigation Measure GEO??-1.  

 

  Facts in Support of Finding: Mitigation Measure GEO-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to reduce or avoid the potential 

for the Project to be exposed to seismic relate ground failure and liquefaction 

during a significant seismic event. Mitigation Measure GEO-1 requires a licensed 

professional to prepare a design-level geotechnical investigation of the Project 

Site and submit to the City Engineer for review and approval. The investigation 

shall verify that the project plans comply with CBC and City requirements and 

incorporate the recommendations for design contained in the 2007 geotechnical 

report for the project site. All design measures, recommendations, design criteria, 

and specifications set forth in the design-level geotechnical investigation shall be 

implemented as a condition of project approval.  

   

 J. Geology and Soils: Grading and earthmoving during Project construction has the 

potential to result in erosion and loss of topsoil. (Mitigated Negative 

Declaration/Initial Study p. 42-43; 62). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to erosion and loss of topsoil, by implementation of the Mitigation 



pcres1028; 07/13/2015 13   

Measure identified in the Mitigated Negative Declaration/Initial Study as 

Mitigation Measure GEO-2 and HYD-1.  

 

  Facts in Support of Finding: Mitigation Measure GEO-2 has been proposed in 

the Mitigated Negative Declaration/Initial Study to reduce or avoid the potential 

for the Project to be exposed to erosion and loss of topsoil during grading and 

earthmoving. Mitigation Measure GEO-2 requires the applicant to demonstrate 

compliance with Novato Grading Permit requirements, including Chapters 5-23, 6 

and 19-20.050 of the Novato Municipal Code. This shall include a description of 

required silt, mud, and siltation control measures that will be implemented during 

construction and necessary erosion control measures on any cut and fill slopes 

following construction. HYD-1 requires the applicant to demonstrate compliance 

with current requirements of the Construction General Permit and MS4 Permit 

including preparation of a Stormwater Pollution Prevention Plan (SWPPP) and a 

Stormwater Control Plan (SCP). 

  

 K. Geology and Soils: The Project may be located on a geologic unit or soil that is 

unstable, or that would become unstable as a result of the Project, and potentially 

result in on- or off-site landslide, lateral spreading, subsidence, liquefaction or 

collapse. (Mitigated Negative Declaration/Initial Study p. 43). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

related to potential exposure to on- or off-site landslide, lateral spreading, 

subsidence, liquefaction or collapse, by implementation of the Mitigation 

Measure identified in the Mitigated Negative Declaration/Initial Study as 

Mitigation Measure GEO-1.  

 

  Facts in Support of Finding: Mitigation Measure GEO-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to reduce or avoid potential 

exposure to on- or off-site landslide, lateral spreading, subsidence, liquefaction or 

collapse. Mitigation Measure GEO-1 requires a licensed professional to prepare a 

design-level geotechnical investigation of the Project Site and submit to the City 

Engineer for review and approval. The investigation shall verify that the project 

plans comply with CBC and City requirements and incorporate the 

recommendations for design contained in the 2007 geotechnical report for the 

project site. All design measures, recommendations, design criteria, and 

specifications set forth in the design-level geotechnical investigation shall be 

implemented as a condition of project approval.  

  

 L. Hazards: Project construction activities at the Project Site could release 

hazardous materials into the environment, including petroleum products found in 

soils, groundwater, and soil gases from the former gasoline station at the site. In 

addition, future site residents and maintenance workers could be exposed to these 

contaminants during operation of the Project (Mitigated Negative 

Declaration/Initial Study p. 56-57). 
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Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or reduce the potentially significant physical environmental impacts relating 

to the potential release of petroleum products during construction and operation of 

the Project, by implementation of the Mitigation Measure identified in the 

Mitigated Negative Declaration/Initial Study as HAZ-1 and HAZ-2.  

 

  Facts in Support of Finding: Mitigation Measure HAZ-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to address the potentially 

significant impacts related to the potential hazardous materials into the 

environment, including petroleum products found in soils, groundwater, and soil 

gases during construction of the Project. Mitigation Measure HAZ-1 requires the 

applicant provide the City with the Certificate of Completion for the Remedial 

Action Plan (RAP) for the Project Site, issued by the Regional Water Board 

and/or DTSC and the Notice of Release or other appropriate instrument on the 

deed restriction as issued by the Department of the Navy that shows the deed 

restriction has been removed, prior to the City considering approval of the 

proposed amendments to the General Plan, Master (Reuse) Plan or Zoning that 

would allow residential uses. Mitigation Measure HAZ-2 requires the applicant to 

provide the City with written documentation from the Regional Water Board 

and/or DTSC that the RAP has been approved prior to the City issuing any 

permits for site remediation activity on the Project Site. 

 

 M. Hazards: Releases of hazardous materials from contaminated soil or 

groundwater, and lead- and asbestos-containing building materials could 

potentially migrate and affect the adjacent North Bay Children’s Center, the 

Novato Charter School, and a vacant Novato Unified School District property. 

(Mitigated Negative Declaration/Initial Study p. 57) 

  

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or reduce the potentially significant physical environmental impacts relating 

to the potential releases of hazardous materials from contaminated soil or 

groundwater, and lead- and asbestos-containing building materials, by 

implementation of the Mitigation Measure identified in the Mitigated Negative 

Declaration/Initial Study as HAZ-1.  

 

  Facts in Support of Finding: Mitigation Measure HAZ-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to address the potentially 

significant impacts related to the potential hazardous materials into the 

environment, including petroleum products found in soils, groundwater, and soil 

gases during construction of the Project. Mitigation Measure HAZ-1 requires the 

applicant provide the City with the Certificate of Completion for the Remedial 

Action Plan (RAP) for the Project Site, issued by the Regional Water Board 

and/or DTSC and the Notice of Release or other appropriate instrument on the 

deed restriction as issued by the Department of the Navy that shows the deed 

restriction has been removed, prior to the City considering approval of the 

proposed amendments to the General Plan, Master (Reuse) Plan or Zoning that 
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would allow residential uses. The RAP includes implementation of a Soil 

Management Plan and Health and Safety Plan, which will be reviewed and 

approved by the Regional Water Board and DTSC prior to remedial action. 

 

 N. Hazards: The Project is listed on government hazardous material site databases 

due to releases from the former USTs at the project site. The residual 

contamination currently present at the site has the potential to create a significant 

hazard to the public and/or environment. (Mitigated Negative Declaration/Initial 

Study p. 58). 

  

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or reduce the potentially significant physical environmental impacts relating 

to the potential create a significant hazard to the public and/or environment, by 

implementation of the Mitigation Measure identified in the Mitigated Negative 

Declaration/Initial Study as HAZ-1.  

 

  Facts in Support of Finding: Mitigation Measure HAZ-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to address the potentially 

significant impacts related to the potential create a significant hazard to the public 

and/or environment. Mitigation Measure HAZ-1 requires the applicant provide 

the City with the Certificate of Completion for the Remedial Action Plan (RAP) 

for the Project Site, issued by the Regional Water Board and/or DTSC and the 

Notice of Release or other appropriate instrument on the deed restriction as issued 

by the Department of the Navy that shows the deed restriction has been removed, 

prior to the City considering approval of the proposed amendments to the General 

Plan, Master (Reuse) Plan or Zoning that would allow residential uses. Mitigation 

Measure  

 

 O. Hydrology and Water Quality: Although the Project would decrease the amount 

of impervious surfaces on the site, construction and operation activities could 

decrease stormwater runoff quality. (Mitigated Negative Declaration/Initial Study 

p. 60-62). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impacts 

resulting from possible water quality impacts during construction and operation of 

the Project by implementation of the Mitigation Measure identified in the 

Mitigated Negative Declaration/Initial Study as Mitigation Measure HYD-1. 

 

  Facts in Support of Finding: Mitigation Measure HYD-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to avoid or substantially lessen 

the potentially significant environmental impacts resulting from possible water 

quality impacts during construction and operation of the Project. Mitigation 

Measure HYD-1 requires the applicant to demonstrate compliance with current 

requirements of the Construction General Permit and MS4 Permit including 
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preparation of a Stormwater Pollution Prevention Plan (SWPPP) and a 

Stormwater Control Plan (SCP). 

 

 P. Hydrology and Water Quality: The Project could be exposed to potential 

flooding hazards as the southwestern corner of the project site, adjacent to the 

culverted Pacheco Creek, is located within the 100-year flood hazard area as 

mapped by the Federal Emergency Management Agency (FEMA). (Mitigated 

Negative Declaration/Initial Study p. 63-64). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

resulting from the possibility of flooding hazards by implementation of the 

Mitigation Measure identified in the Mitigated Negative Declaration/Initial Study 

as Mitigation Measure HYD-2.  

 

  Facts in Support of Finding: Mitigation Measure HYD-2 has been proposed in 

the Mitigated Negative Declaration/Initial Study to avoid or substantially lessen 

the potentially significant environmental impact resulting from potential flooding 

hazards. Mitigation Measure HYD-2 requires the applicant to submit 

documentation to the City Engineer to demonstrate that the proposed project 

complies with all elements of Novato Municipal Code Chapter 5-31 for housing 

proposed within the 100-year flood zone. 

 

 Q. Land Use and Planning: The Project is anticipated to conflict with a deed 

restriction on the Project Site that prohibits the property from being redeveloped 

for residential purposes (Mitigated Negative Declaration/Initial Study p. 66-70). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

resulting from a conflict with a deed restriction on the Project Site that prohibits 

the property from being redeveloped for residential purposes by implementation 

of the Mitigation Measure identified in the Mitigated Negative Declaration/Initial 

Study as Mitigation Measure LAND-1.  

 

  Facts in Support of Finding: Mitigation Measure LAND-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to avoid or substantially lessen 

the potentially significant environmental impact resulting from a conflict with a 

deed restriction on the Project Site that prohibits the property from being 

redeveloped for residential purposes. Mitigation Measure LAND-1 requires 

applicant to provide the City with the Certificate of Completion for the Remedial 

Action Plan (RAP) for the site, issued by the Regional Water Board and/or DTSC 

and the Notice of Release or other appropriate instrument on the deed restriction 

as issued by the Department of the Navy that shows the deed restriction has been 

removed. 
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R. Noise: The Project’s proximity to Highway 101, major roadways and SMART 

tracks could result in interior noise levels that exceed the maximum allowable 

interior sound level of 45 dBA Ldn. (Mitigated Negative Declaration/Initial Study 

p. 75-77). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

resulting from interior noise levels that exceed the maximum allowable interior 

sound level of 45 dBA Ldn, by implementation of the Mitigation Measures 

identified in the Mitigated Negative Declaration/Initial Study as Mitigation 

Measures NOI-1. 

 

Facts in Support of Finding: Mitigation Measures NOI-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to avoid or substantially lessen 

the potentially significant environmental impacts resulting from interior noise 

levels that exceed the maximum allowable interior sound level of 45 dBA Ldn. 

Mitigation Measure NOI-1 requires the Project to provide a forced air mechanical 

ventilation system so that windows may be kept closed at occupant discretion to 

control interior noise and achieve the interior noise standard of 45 dBA Ldn.  

 

S. Noise: The Project would temporarily increase ambient noise in the project 

vicinity during construction above levels without the Project (Mitigated Negative 

Declaration/Initial Study p. 78-80). 

 

Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

resulting from the temporary increase in ambient noise during construction of the 

Project by implementation of the Mitigation Measure identified in the Mitigated 

Negative Declaration/Initial Study as Mitigation Measure NOI-2.  

 

  Facts in Support of Finding: Mitigation Measure NOI-2 has been proposed in 

the Mitigated Negative Declaration/Initial Study to avoid or substantially lessen 

the potentially significant environmental impact resulting from the temporary 

increase in ambient noise during construction of the Project. Mitigation Measure 

NOI-2 requires measures to minimize construction related noise, including 

maintaining the muffler system of all engine-driven equipment in good working 

order, locating noise emitting equipment as far away from nearby sensitive 

receptors as possible, prohibiting the unnecessary idling of engine-driven 

equipment, and conspicuously posting the name and contact number of the person 

responsible for dealing with construction noise complaints. 

 

 T. Utilities and Service Systems: The increase in residents from the Project is 

anticipated to result in an undersized sewer main that will not provide adequate 

capacity to serve the Project (Mitigated Negative Declaration/Initial Study p. 63-

64). 
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Finding: Based on the Record, the Planning Commission finds that changes or 

alterations have been required in, or incorporated into, the Project which will 

avoid or substantially lessen the potentially significant environmental impact 

resulting from the possibility of an undersized sewer main by implementation of 

the Mitigation Measure identified in the Mitigated Negative Declaration/Initial 

Study as Mitigation Measure UTL-1.  

 

  Facts in Support of Finding: Mitigation Measure UTL-1 has been proposed in 

the Mitigated Negative Declaration/Initial Study to avoid or substantially lessen 

the potentially significant environmental impact resulting from a potential 

undersized sewer main. Mitigation Measure UTL-1 requires the applicant to 

submit improvement plans to the City for review and approval to increase the 

capacity of the sewer main to adequately serve the project site. 
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1. PROJECT DESCRIPTION  

1. Project Title: Main Gate Road and “C” Street Project 

2. Lead Agency Name and Address: 
City of Novato 
Planning Division 
922 Machin Ave. 
Novato, CA 94945 

3. Contact Person and Phone Number: 
Elizabeth Dunn, AICP 
Planning Manager 
edunn@novato.org 
(415) 493-4711 
 
Carla Violet 
Contract Planner 
cviolet@up-partners.com 
(510) 251-8210  

4. Project Location: 
The project site is located at the Northwest Corner of Main Gate Road and “C” Street in 
the City of Novato, Marin County. 

5. Project Sponsor’s Name and Address: 
Casey Clement, Development Manager 
Thompson Development, Inc. 
250 Bel Marin Keys Blvd., Building A 
Novato, CA 94949 

6. General Plan Designation: 
Neighborhood Commercial (CN) 

7. Zoning: 
Planned District (PD); Hamilton Army Airfield Reuse Plan 

8. Description of Project: 
The following project description details the location of the project site, surrounding 
land uses, project components, and background about the regulatory requirements to 
complete the project as proposed. 
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Project Site  

The project site lies on the southeast side of the City of Novato, just east of Highway 101 
and within the former Hamilton Air Force Base as shown in Figure 1.  

The project site is comprised of approximately 2.7 acres (Assessor’s Parcel Number 157-
980-05) on the northwest corner of Main Gate Road and “C” Street and is currently 
unoccupied. The site is generally level. It was previously developed with a gas station. The 
project site is surrounded by a chain link fence and is paved with some sparse vegetation 
growing in the cracks, including some grass and weeds. A culverted creek (Pacheco Creek) 
runs along the western border of the project site. 

The project site has frontage along Main Gate Road on the south and frontage along “C” 
Street on the east. Immediately north is vacant Novato Unified School District property and 
immediately west is Lanham Village residential. Further east across “C” Street are 
educational uses, including North Bay Children’s Center, Novato Charter School, and two 
vacant lots owned by Novato Unified School District. Figure 2 shows the Architectural Site 
Plan prepared by Opticos Design, Inc. dated June 11, 2014.  

Project Components  

The proposed project includes excavation of soil impacted by the release of hazardous 
materials and replacement of 3 active monitoring wells as described in the Draft Remedial 
Action Plan (Draft RAP) (West Yost Associates, 2015). Following the remediation process, 
construction of 31 townhome-style residential units with tuck-under parking in 8 three-
story buildings and 1 two-story building would commence. A rear and internal alleyway 
would provide vehicle access to tuck-under parking for each unit. The maximum building 
height is approximately 34 feet and a rear alleyway surrounds the project. There are 6 
three-story buildings that surround and face a common park space, 2 three-story 
buildings with frontage on “C” Street, and 1 two-story building with frontage on Main Gate 
Road. There would be a fence along the perimeter of the rear alleyway to screen tuck-
under parking garages and a low wall on Main Gate Road and “C” Street to partially screen 
units facing the street. 

The proposed project includes the elements listed below and detailed in Table 1. 

 Residential Units: A total of 31 units are proposed. The types of units include 21 
three-bedroom and 10 four-bedroom townhomes. Unit sizes range from 1,387 to 
1,929 square feet.  



JUNE 2015  MAIN GATE ROAD AND “C” STREET PROJECT

   
 

3 

 
 

FIGURE 1 PROJECT SITE AND VICINITY 
Project 
Site 
Rail 

Hamilton Parkway 
Hamilton 
School 
Main Gate Road 
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FIGURE 2 ARCHITECTURAL SITE PLAN 
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 Common Spaces and Amenities: The proposed townhome project includes a 
large central common park space (Hamilton Square) for social gatherings and 
recreation among residents. Directly south of the park is a small plaza with a mail 
pavilion and an entry green that abuts the sidewalk on Main Gate Road. Additional 
front yards, upper-story balconies, and landscaped areas throughout the project 
site are also provided.  

 Circulation and Parking: There are a total of three vehicular entry points 
proposed to connect an internal alley network within the project site. Two access 
points are located on “C” Street, leading to an alley that provides access to tuck-
under parking for the three buildings facing the street and the two buildings that 
wrap around the east end of the park. The third vehicular access point is located 
on Main Gate Road, leading to an alley that wraps around the perimeter of the 
project site. Each unit is provided with two tuck-under parking spaces. There are 
17 additional parking spaces along the internal alleyways (a minimum of 10 guest 
spaces are required).  

 

TABLE 1 PROJECT COMPONENTS   

Use Amount 

Residential, by Type Units 

Three-Bedroom 21 

Four-Bedroom 10 

Total 31 

Common Spaces/Community Amenities Square Feet 

Hamilton Square 11,940 

Mail Pavilion Plaza 2,720 

Entry Green at Main Gate Road 1,720 

Total 16,380 

Residential Parking Spaces 

Off-street Enclosed 62 

Off-street Open 17 

Total 79 

Source: Opticos Design, Inc., Architectural Plans, dated June 11, 2014
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BACKGROUND 

Deed Restriction and Covenant Agreement 

On April 18, 2005, the Department of the Navy (Grantor) transferred the project site 
(Hamilton Square Parcel) to Hamilton Square, LLC (Grantee) with certain deed restrictions 
on the use of the project site to protect present and future human health and safety as a 
result of the presence of hazardous materials on portions of the project site. The deed 
states that “the Property [project site] is subject to the provisions of a certain covenant to 
restrict use of property and environmental restriction for parcels 28, 29, and 30 (aka 
Exchange Triangle Parcel 1 – “Sale Area”) at Department of Defense Housing Facility, 
Novato (the “Covenant Agreement”) by and between the Grantor, as Covenantor, and the 
State of California acting by and through the Department of Toxic Substances Control 
(DTSC) and the San Francisco Bay Regional Water Quality Control Board (Regional Water 
Board), as Covenantees”. Although the Land Use Covenant prohibits the property from 
being redeveloped for residential purposes, the deed states that “the Grantee may request 
approval for, and the Grantor may at its discretion provide, a variance or termination of 
the Prohibited Uses”. The Grantee’s request would only be made after the Grantee had 
applied for and obtained written approval from DTSC and Regional Water Board for a 
variance or termination of the Prohibited Uses.  

The applicant submitted the Draft Remedial Action Plan (Draft RAP) to DTSC and Regional 
Water Board in November 2014 and April 2015 (West Yost Associates, 2015). The Draft 
RAP proposes to improve site subsurface soil and groundwater conditions to meet 
residential human health standards in preparation for redevelopment. Once the Draft RAP 
is approved, the applicant would apply to DTSC and Regional Water Board for their 
consent to release the covenant to permit residential uses on the project site. If consent of 
the DTSC and Regional Water Board as Covenantees is approved, the applicant would 
thereafter request from the Department of the Navy a release of the deed restriction by 
Notice of Release or other appropriate instrument. 

General Plan, Hamilton Reuse Plan, and Zoning Designations 

In order to proceed with the project as proposed, the applicant is requesting amendments 
to the City of Novato General Plan (General Plan), the Hamilton Army Airfield Reuse Plan  
(specifically the Main Gate Road and “C” Street parcel located in the Exchange Triangle), 
and the existing Precise Development Plan for the site.  

General Plan 
The General Plan designates the project site as Neighborhood Commercial (CN) which is 
inconsistent with the proposed use of multi-family residential. In light of this 
inconsistency, the project includes a request for a General Plan Amendment to change the 
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land use designation to Medium Density Multiple Family Residential (R10) to 
accommodate the proposed project. The R10 land use designation permits a variety of 
residential uses, including multiple-family dwellings, two-family dwellings, detached or 
attached single-family dwellings, recreation, home occupations, community facilities, and 
other similar uses. The R10 land use designation has an allowable density range of 10.1 
to 20.0 dwelling units per acre. As currently proposed, the density of the project is 
approximately 12 dwelling units per acre.  

Zoning Designation, Master Plan and Precise Development Plan  
The current zoning for the project site is PD, Planned District. Projects located in the PD 
zoning district require approval of a Master Plan and a Precise Development Plan.  

The Hamilton Army Airfield Reuse Plan was adopted as the Master Plan for a portion of 
Hamilton Field by the Novato City Council in November 1999 through the adoption of 
Ordinance No. 1419 and serves as the master plan for the proposed project site. The 
Master (Reuse) Plan currently declares the zoning for the site as Neighborhood 
Commercial (CN) which is consistent with the General Plan land use designation.  

The Master (Reuse) Plan splits the 1,672.3 acre Reuse Plan area into 10 Planning Areas, a 
Runway Parcel and the New Hamilton Partnership Master Plan area. The proposed project 
is located in the Exchange Triangle Planning Area on the eastern edge of the Hamilton 
Field complex (Planning Area 5). Language in Planning Area 5 for the Exchange Triangle 
restricts building heights to 30 feet.  

In order to proceed with the project as proposed, the applicant needs to apply for two site 
specific amendments to the Master (Reuse) Plan that would apply only to the Main Gate 
Road and “C” Street parcel: 1) change the zoning from CN to R10; 2) amend the text of the 
Master (Reuse) Plan to allow two exceptions on the project site related to building height 
including: (a) allow an increase in building heights from two to three stories; and (b) allow 
an increase in maximum height from 30 to 34 feet. 

In addition, in order to allow a residential use at this location, the existing Precise 
Development Plan must also be amended. The existing Precise Development Plan for the 
project site, approved in 2007 was for an office project. The current proposed project 
includes amending the Precise Development Plan to permit residential use, establish 
specific development standards for the proposed project, and to allow an increase in 
building height from two to three stories and an increase in the maximum height from 30 
to 34 feet.  

These requests will be reviewed by the Planning Commission and a recommendation will 
be forwarded to the City Council which has final decision-making authority over the 
General Plan, Master (Reuse) Plan, and Precise Development Plan amendments.  
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9. Surrounding Land Uses and Setting: 
The Exchange Triangle Planning Area is characterized by vacant parcels and sites that 
have been recently developed, including the North Bay Children’s Center and Novato 
Charter School (both one-story in height) to the east of “C” Street. The vacant parcel 
abutting the project site to the north is owned by Novato Unified School District. To the 
south of the project site is Meadow Park, a master-planned community featuring 700 
affordable units which include one- and two-story townhomes. Further southwest of the 
project site is Hamilton Elementary School (one story in height). Directly west of the 
project site is Lanham Village, a 154-unit townhome complex featuring two-story 
residential units and single-story carports. The project site is south of the Commissary 
Triangle Planning Area, which contains a mix of underdeveloped parcels and sites that 
have been recently developed, including the Next Key Center and a two-story, 32-room 
transitional housing facility.  

Highway 101, west of the project site runs north/south. The on-ramp from the Alameda 
Del Prado exit and off-ramp from the Hamilton Field Nave Avenue exit provide the closest 
freeway access points to the proposed project and are located south and west of the site.  

The project site is served by public transit with four Marin Transit bus routes and two 
Golden Gate Transit routes that stop within approximately 1,200 feet of the site, including 
commute Bus Route 58 to downtown San Francisco. Other existing routes provide access 
to destinations within Novato and nearby cities of San Anselmo and San Rafael. A future 
Sonoma-Marin Area Rail Transit (SMART) rail station is located less than 0.25 miles east of 
the project site which will provide additional public transit access between the two 
counties.  
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10. Requested Applications:  

Lead Agency Permit/Approval 

City of Novato 

Amendment to the General Plan 
Amendment to the Master (Reuse) Plan 
Amendment to the Precise Development Plan 
Tentative Map 
Design Review 

Responsible Agencies  

DTSC Regional Water Board 

United States 
Department of the Navy  

 

11. Other public agencies whose approval may be required (e.g., permits, financing 
approval, or participation agreement):  

North Marin Water District 
Novato Fire Protection District 
Novato Sanitary District 
Marin County Flood Control District & Water Conservation District 
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3. ENVIRONMENTAL CHECKLIST 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 

Impact 

I. AESTHETICS     
Would the project:     
a) Have a substantial adverse effect on a scenic 

vista? 
  ■  

b) Substantially damage scenic resources, including, 
but not limited to, trees, rock outcroppings, and 
historic buildings within a State scenic highway?  

   ■ 

c) Substantially degrade the existing visual character 
or quality of the site and its surroundings?  

  ■  

d) Create a new source of substantial light or glare 
which would adversely affect day or nighttime 
views in the area?  

 ■   

 

Affected Environment 

The visual landscape surrounding the project site is mostly developed, consisting 
primarily of residential and institutional uses. The site is surrounded by a mix of two-story 
residential townhomes, a charter school and children’s center, and two vacant parcels 
owned by Novato Unified School District. Further south from the site across Main Gate 
Road are one-story townhomes and Hamilton Elementary School. To the east of the project 
site is Highway 101. 

Discussion 

a) Have a substantial adverse effect on a scenic vista? 

Less Than Significant. The General Plan identifies several ridgelines and other scenic 
resources, most notably Mt. Burdell, Pinheiro Ridge, Big Rock Ridge, hills east of Highway 
101 and south of Hamilton Field, Bay plains, and Bay shorelines. These visual resources 
provide buffers between residential areas and offer an attractive backdrop for developed 
areas. The General Plan contains objectives and policies that seek to protect views of 
these natural assets including:  

EN Objective 7 Protect visual values on hillsides, ridgelines, and other scenic resources. 
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EN Policy 27 Scenic Resources. Protect visual values on hillsides, ridgelines, and other scenic 
resources. 

Main Gate Road is lined with mature trees (about 20 feet high) and low shrubs that 
significantly cover the fenced-off project site. If the project is built, views from Main Gate 
Road across the site would consist of a low wall that wraps around the perimeter of the 
site, trees, and an entry green which would provide views of the Mail Pavilion plaza and 
larger park area within the project site. The two-story townhome building would be visible 
through and above the trees along Main Gate Road. Views from “C” Street across the 
project site consist of the fenced-off site, telephone poles, and street lights. Views of the 
hills east of Highway 101 are also visible. Currently there are no trees or landscaping that 
screen views of the site; however, trees would be planted once the project is built. The 
three-story townhomes would then be visible through and above trees along “C” Street. 

The project is located in an urbanized portion of Hamilton Field and is not highly visible 
from any nearby scenic vista locations. Moreover, the project would blend in with other 
two-story, multi-family residential uses nearby the project site. The project would be 
visible from some private viewpoints on “C” Street, including the North Bay Children’s 
Center and the Novato Charter School; however, the project would not substantially affect 
views of the hillside to the west because there are already mature trees (ranging from 10 
to 20 feet high) along the western edge of the project site which partially block views of 
neighboring Lanham Village and the hillside. The project would also not significantly 
affect private views from the next closest residential area to the east of “B” Street because 
these homes are more than 900 feet away from the project site. From the right of way on 
“C” Street, views of the hillside would be blocked in front of the project site; however, this 
isolated area would not result in a substantial loss of a scenic vista from “C” Street. 
Existing partial public views of the hillside would still be visible from Main Gate Road, the 
main roadway in the vicinity of the project. Aside from public views along the right of way 
on “C” Street in front of the project site, no major views of the hills would be affected by 
the two and three-story project.  

The changes in views resulting from the project would not significantly alter views from 
public viewpoints, nor would they degrade public views of any ridgelines or other visual 
resources identified in the General Plan, and therefore, would have a less-than-significant 
impact on scenic vistas. 

b) Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a State Scenic Highway? 

No Impact. California’s Scenic Highway Program serves to protect and enhance 
California’s natural scenic beauty and to protect the social and economic values provided 
by the State’s scenic resources. Highway 101 is the closest highway to the project site; 
although the site is not visible from Highway 101. Additionally, Highway 101 is not 
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designated as a Scenic Highway, according to California Scenic Highway mapping system 
(CalTrans, 2014). As a result, the project would not substantially damage scenic resources 
within a State Scenic Highway and no impact would occur. 

c) Substantially degrade the existing visual character or quality of the site and its 
surroundings? 

Less Than Significant. The visual character of the project site would substantially change 
with the introduction of a two and three-story townhome development, sidewalks, and 
increased landscaping in place of a vacant lot, but it would not substantially degrade the 
existing visual character. The existing site is considered an eyesore because it is 
surrounded by a chain link fence and appears derelict and abandoned. The proposed 
development would improve the visual character and appearance of the properties along 
Main Gate Road and “C” Street with complementary Eclectic Spanish architectural style and 
no visible parking. The area is undergoing change with several projects that were recently 
approved, consistent with both the General Plan and Master (Reuse) Plan. 

The 2015-2023 Housing Element highlights themes of high-quality compatible design and 
pedestrian-scaled street frontages, specifically: 

HO Policy 3.2 Design that Fits into the Neighborhood Context. It is the City’s intent that 
neighborhood identity and sense of community will be enhanced by designing all new 
housing to have a transition of scale and compatibility in form to the surrounding area. 
 
HO Policy 3.3 Housing Design Principles. The intent in the design of new housing is to 
provide stable, safe, and attractive neighborhoods through high quality architecture, site 
planning, and amenities that address the following principles:  
 

a) Reduce the perception of building bulk. In multi-unit buildings, encourage designs 
that break up the perceived bulk and minimize the apparent height and size of new 
buildings, including, for example, the use of upper story stepbacks and 
landscaping. Application of exterior finish materials, including siding, trim, 
windows, doors and colors, are important elements of building design and an 
indicator of overall building quality. 
 

b) Recognize existing street patterns. Where appropriate, encourage transitions in 
height and setbacks from adjacent properties to respect adjacent development 
character and privacy. Design new housing so that, where appropriate, it relates to 
the existing street pattern.  

 
c) Enhance the “sense of place” by incorporating focal areas where appropriate.  

Design new housing around natural and/or designed focal points, emphasized 
through pedestrian/pathway or other connections.  
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d) Minimize the visual impact of parking areas and garages. Discourage home designs 
in which garages dominate the public façade of the home (e.g. encourage driveways 
and garages to be located to the side or rear of buildings, or recessed, or along rear 
alleyways or below the building in some higher density developments).  

 
From a bulk and massing perspective, the proposed project’s two-story building is 
reflective of the predominant pattern of development in the project area, which is 
characterized by two-story structures with single-story elements, including development 
at Meadow Park and Lanham Village. However, the proposed three-story buildings may be 
noticeably higher than the surrounding development. Recognizing this circumstance, the 
project proposes placing the two-story building at the most visible corner of Main Gate 
Road and “C” Street and stepping up the building heights toward the middle of the site. 
Moreover, the architectural concepts include massing broken at the eaves and upper story 
balconies to draw attention to variations in elevation and minimize the mass and bulk of 
the three-story buildings. These design features also add articulation to the buildings and 
minimize what otherwise could be a flat and linear building elevation.  

Overall, the site plan, building orientation, massing, and front stoops along the sidewalks 
would create a presence and sense of activity at the street edge that would improve the 
feeling of a neighborhood identity along Main Gate Road and “C” Street; and create a more 
active streetscape. The park within the project site is visible from the street which further 
activates the public sidewalk. The architectural design and finishes are reflective of the 
Spanish eclectic architecture found throughout Hamilton Field and tuck-under parking is 
provided for all units accessible by an internal and rear alley to minimize the visual impact 
of parking. 

The project would improve the overall visual character of the existing vacant site and be 
complementary to surrounding developments. As a result, it would not substantially 
degrade the existing visual character of the site or its surroundings; thus the potential 
impact is less than significant. 

d) Create a new source of substantial light or glare which would adversely affect day or 
nighttime views in the area? 

Less Than Significant with Mitigation Incorporated. The site is currently vacant with no 
on-site lighting. The project would increase the amount of lighting to provide for the 
comfort, safety, and security of residents and visitors. The project does not yet include a 
detailed lighting plan. Building materials include windows and some light corrugated 
metal, but do not include substantial amounts of reflective materials. The following 
mitigation measure would reduce the potential impact of a substantial light or glare 
source that would adversely affect views to a less-than-significant level. 
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Mitigation Measure AES-1 – Lighting Plan: Prior to issuance of a building permit, 
the applicant shall submit an exterior lighting plan including fixture and standard 
design, coverage and intensity, which provides that any outdoor night lighting 
proposed for the project is directed downward and shielded to prevent light spill 
onto surrounding properties, sky glow, and glare. The plan shall conform to the 
performance standards provided under Section 19.38.090 of the Zoning Code and 
shall be subject to the review and approval of the City review authority.
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 Potentially 

Significant 
Impact 

Less Than 
Significant 
with 

Mitigation 
Incorporated 

Less Than 

Significant 
Impact 

No 
Impact 

II. AGRICULTURAL AND FOREST 
RESOURCES 

    

In determining whether impacts to agricultural 
resources are significant environmental effects, lead 
agencies may refer to the California Agricultural Land 
Evaluation and Site Assessment Model (1997) 
prepared by the California Dept. of Conservation as an 
optional model to use in assessing impacts on 
agriculture and farmland. In determining whether 
impacts to forest resources, including timberland, are 
significantly environmental effects, lead agencies may 
refer to information compiled by the California 
Department of Forestry and Fire Protection regarding 
the state’s inventory of forest land, including the 
Forest and Range Assessment Project and the Forest 
Legacy Assessment project; and forest carbon 
measurement methodology provided in Forest 
Protocols adopted by the California Air Resources 
Board. Would the project: 

    

a) Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the 
California Resources Agency, to a non-agricultural 
use? 

   ■ 

b) Conflict with existing zoning for agricultural use, 
or a Williamson Act contract?  

   ■ 

c) Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland (as 
defined by Public Resources Code section 4526), 
or timberland zoned Timberland Production (as 
defined by Governmental Code section 51104(g))? 

   ■ 

d) Result in the loss of forest land or conversion of 
forest land to non-forest use? 

   ■ 

e) Involve other changes in the existing environment 
which, due to their location or nature, could result 
in conversion of Farmland to non-agricultural use 
or conversion of forest land to non-forest use? 

   ■ 

 

No Impact. The project site was previously developed as a gasoline and automobile 
service station and does not include agricultural or forest resources. As a result, the 
project would not convert any Prime Farmland, Unique Farmland, or Farmland of Statewide 
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Importance to nonagricultural use, nor would the project result in the loss of forest land 
or convert forest land to non-forest use. Therefore, the project would not result in impacts 
related to agricultural and forest resources. 
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 Potentially 

Significant 
Impact 

Less Than 
Significant 
with 

Mitigation 
Incorporated 

Less Than 

Significant 
Impact 

No 
Impact 

III. AIR QUALITY     
Where available, the significance criteria established 
by the applicable air quality management or air 
pollution control district may be relied upon to make 
the following determinations. Would the project: 

    

a) Conflict with or obstruct implementation of the 
applicable air quality plan? 

  ■  

b) Violate any air quality standard or contribute 
substantially to an existing or projected air quality 
violation? 

 ■   

c) Result in a cumulatively considerable net increase 
of any criteria pollutant for which the project 
region is non-attainment under an applicable 
federal or State ambient air quality standard 
(including releasing emissions which exceed 
quantitative thresholds for ozone precursors)? 

 ■   

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

 ■   

e) Create objectionable odors affecting a substantial 
number of people? 

  ■  

 

Affected Environment 

Ambient air quality standards have been established at both the State and federal level. 
The Bay Area is considered a non-attainment area for ground-level ozone and fine 
particulate matter (PM2.5) under both the Federal Clean Air Act (CAA) and the California 
CAA. The area is also considered non-attainment for respirable particulates or particulate 
matter with a diameter of less than 10 micrometers (PM10) under the California CAA. The 
area has attained both State and federal ambient air quality standards for carbon 
monoxide.  

High ozone levels are caused by the cumulative emissions of reactive organic gases (ROG) 
and nitrogen oxides (NOX). These precursor pollutants react under certain meteorological 
conditions to form high ozone levels. Controlling the emissions of these precursor 
pollutants is the focus of reducing ground-level ozone levels. The highest ozone levels in 
the Bay Area occur in the eastern and southern inland valleys, in areas that are downwind 
of air pollutant sources. High ozone levels aggravate respiratory and cardiovascular 
diseases, reduce lung function, and increase coughing and chest discomfort. 
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Particulate matter is another problematic air pollutant in the Bay Area. Particulate matter is 
assessed and measured in terms of respirable particulate matter or particles that have a 
diameter of 10 micrometers or less (PM10), and fine particulate matter where particles 
have a diameter of 2.5 micrometers or less (PM2.5). Elevated concentrations of PM10 and 
PM2.5 are the result of both region-wide (or cumulative) emissions and localized 
emissions. High particulate matter levels aggravate respiratory and cardiovascular 
diseases, reduce lung function, increase mortality (e.g., lung cancer), and result in 
reduced lung function growth in children. 

Toxic air contaminants (TACs) are a broad class of compounds known to cause morbidity 
or mortality (usually because they cause cancer) and include, but are not limited to, the 
criteria air pollutants listed above. TACs are found in ambient air, especially in urban 
areas, and are caused by industry, agriculture, fuel combustion, and commercial 
operations (e.g., dry cleaners). TACs are typically found in low concentrations, even near 
their source (e.g., diesel particulate matter near a freeway). Because chronic exposure can 
result in adverse health effects, TACs are regulated at the regional, State, and federal 
level. 

Diesel exhaust is the predominant TAC in urban air and is estimated to represent about 
three-quarters of the cancer risk from TACs (based on the Bay Area average). According to 
the California Air Resources Board (CARB), diesel exhaust is a complex mixture of gases, 
vapors, and fine particles. This complexity makes the evaluation of health effects of diesel 
exhaust a complex scientific issue. Some of the chemicals in diesel exhaust, such as 
benzene and formaldehyde, have been previously identified as TACs by the CARB and are 
listed as carcinogens either under the State's Proposition 65 or the federal hazardous air 
pollutants programs. 

CARB has adopted and implemented a number of regulations for stationary and mobile 
sources to reduce emissions of diesel particulate matter (DPM). Several of these regulatory 
programs affect medium- and heavy-duty diesel trucks that represent the bulk of DPM 
emissions from California highways. These regulations include the solid waste collection 
vehicle (SWCV) rule, in-use public and utility fleets, and the heavy-duty diesel truck and 
bus regulations. In 2008, the CARB approved a new regulation to reduce emissions of 
DPM and nitrogen oxides from existing on-road heavy-duty diesel-fueled vehicles. The 
regulation requires affected vehicles to meet specific performance requirements between 
2011 and 2023, with all affected diesel vehicles required to have 2010 model-year 
engines or equivalent by 2023. These requirements are phased in over the compliance 
period and depend on the model year of the vehicle.  

The Bay Area Air Quality Management District (BAAQMD) is the regional agency tasked 
with managing air quality in the region. CARB (a part of the California Environmental 
Protection Agency [Cal/EPA]) oversees regional air district activities and regulates air 
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quality at the State level. The BAAQMD CEQA Air Quality Guidelines (BAAQMD, 2011a) 
were used in this assessment to evaluate air quality impacts of the proposed project.  

In June 2010, BAAQMD adopted thresholds of significance to assist in the review of 
projects under CEQA. These Thresholds were designed to establish the level at which 
BAAQMD believed air pollution emissions would cause significant environmental impacts 
under CEQA and were posted on BAAQMD’s website and included in the Air District's 
updated CEQA Guidelines (updated May 2011).  

BAAQMD’s adoption of the significance thresholds contained in the 2011 CEQA Air Quality 
Guidelines was challenged in California Building Industry Association (CBIA) v. BAAQMD 
(Alameda Superior Court Case No. RGI0548693). By an order issued March 5, 2012, 
BAAQMD was required to set aside its approval of the thresholds until it conducted 
environmental review under CEQA. The ruling made in the case concerned the 
environmental impacts of adopting the thresholds and how the thresholds would 
indirectly affect land use development patterns. In August 2013, the Appellate Court 
struck down the lower court’s order to set aside the thresholds. However, this litigation 
remains pending as the California Supreme Court recently accepted a portion of CBIA's 
petition to review the appellate court's decision. The specific portion of the argument to 
be considered is in regard to whether CEQA requires consideration of the effects of the 
environment on a project (as contrasted to the effects of a proposed project on the 
environment). Therefore, the significance thresholds contained in the 2011 CEQA Air 
Quality Guidelines are applied to this project. 

Discussion 

a) Conflict with or obstruct implementation of the applicable air quality plan? 

Less than Significant. The most recent clean air plan is the Bay Area 2010 Clean Air Plan 
that was adopted by the BAAQMD in September 2010. The proposed project would not 
conflict with the latest clean air planning efforts because the project would have 
emissions well below the BAAQMD thresholds (see Items (b) and (c) below), and 
development would be near existing transit with regional connections. The project is too 
small to incorporate project-specific transportation control measures listed in the latest 
Clean Air Plan (i.e., Bay Area 2010 Clean Air Plan). Therefore, the project’s impact is 
considered less than significant. 

b) Violate any air quality standard or contribute substantially to an existing or projected 
air quality violation? 

Less Than Significant with Mitigation Incorporated. As part of an effort to attain and 
maintain ambient air quality standards for ozone and particulate matter, BAAQMD has 
established thresholds of significance for these air pollutants and their precursors. These 
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thresholds are for ozone precursor pollutants (ROG and NO
X
), PM

10
, and PM

2.5
 and apply to 

both construction-period and operational-period impacts. Projects that have emissions 
below these thresholds are not considered to cause or contribute to the violations of 
ozone, PM

10
, or PM

2.5
 standards in the Bay Area. Note that in developing thresholds of 

significance for air pollutant emissions, BAAQMD considered the emissions levels for 
which a project’s individual emissions would be cumulatively considerable. Therefore, a 
project that has emissions below the significance thresholds would not have a cumulative 
significant impact with respect to the region’s existing air quality conditions for ozone, 
PM

10,
 and PM

2.5
. 

Due to the project size, construction and operational period emissions would be less than 
significant. In its 2011 CEQA Air Quality Guidelines, the BAAQMD identifies screening 
criteria for the sizes of land use projects that could result in significant air pollutant 
emissions. For construction impacts, the condo/townhouse size is identified at 240 
dwelling units. For operational impacts, the screening project size is identified at 451 
dwelling units. Condominium/townhouse projects of a smaller size would be expected to 
have less-than-significant impacts with respect to construction- and operational-period 
emissions. Since the project proposes construction and operation of 31 dwelling units, it 
is concluded that emissions would be below the BAAQMD significance thresholds for both 
construction and operational periods. The project is of a size that does not meet or 
exceed BAAQMD screening criteria and, by default, such projects are considered to have 
less-than-significant project-level or cumulative impacts. Therefore, detailed modeling is 
not necessary to conclude that impacts would be less than significant. Stationary sources 
of air pollution (e.g., back-up generators) have not been identified for this project.  

Carbon monoxide emissions from traffic generated by the project would be the pollutant 
of greatest concern at the local level. Congested intersections with a large volume of 
traffic have the greatest potential to cause high, localized concentrations of carbon 
monoxide. Air pollutant monitoring data indicate that carbon monoxide levels have been 
at healthy levels (i.e., below State and federal standards) in the Bay Area since the early 
1990s. As a result, the region has been designated as attainment for the standard. There 
is an ambient air quality monitoring station in San Rafael that measures carbon monoxide 
concentrations. The highest measured level over any 8-hour averaging period during the 
last 3 years was 1.2 parts per million (ppm), compared to the ambient air quality standard 
of 9.0 ppm. The BAAQMD CEQA Air Quality Guidelines state that projects would have a 
less-than-significant impact with respect to carbon monoxide concentrations if project 
traffic would not increase volumes at affected intersections to more than 44,000 vehicles 
per hour. The project would generate a small amount of new traffic - 16 trips during the 
peak PM hour, according to data provided for this study by W-Trans, so the contribution of 
project-generated traffic to these levels would be very small. Therefore, the project would 
not cause or contribute to a violation of an ambient air quality standard and this impact is 
considered less than significant. 
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Fugitive Dust During Construction 

The project would construct new residential units. Construction activities could 
temporarily expose nearby sensitive receptors (located adjacent to the project site) to 
substantial pollutant concentrations, principally PM

10
, from fugitive dust sources. This is a 

potentially significant impact. However, implementation of Mitigation Measure AIR-1, 
which would ensure compliance with BAAQMD BMPs for fugitive dust control, would 
reduce the impact to a less-than-significant level.  

Mitigation Measure AIR-1: The project applicant shall institute a dust control program. 
Elements of the dust control program shall include, but not necessarily be limited to, 
the following: 

 All exposed surfaces (i.e., parking areas, staging areas, soil piles, graded areas, 
and unpaved access roads) shall be watered using recycled water as necessary to 
control dust. 

 All haul trucks transporting soil, sand, or other loose material off-site shall be 
covered. 

 All visible mud or dirt tracked out onto adjacent public roads shall be removed 
using wet power vacuum street sweepers at least once per day. The use of dry 
power sweeping shall be prohibited. 

 All vehicle speeds on unpaved roads shall be limited to 15 miles per hour. 

 All paving shall be completed as soon as possible. The building pad shall be laid 
as soon as possible after grading unless seeding or soil binders are used. 

 Idling times shall be minimized either by shutting equipment off when not in use 
or reducing the maximum idling time to 5 minutes (as required by the California 
airborne toxics control measure Title 13, Section 2485 of California Code of 
Regulations [CCR]). Clear signage shall be provided for construction workers at all 
access points. 

 All construction equipment shall be maintained and properly tuned in accordance 
with the manufacturer’s specifications. All equipment shall be checked by a 
certified mechanic and determined to be running in proper condition prior to 
operation. 

 A publicly visible sign shall be posted with the telephone number and person 
representing the project sponsor to contact regarding dust complaints. This 
person shall respond and take corrective action within 48 hours. The Bay Area Air 
Quality Management District (BAAQMD) phone number shall also be visible to 
ensure compliance with applicable regulations. 

 

Compliance with these regulations would reduce the potential for public health hazards 
associated with fugitive dust to a less-than-significant level. 
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c) Result in a cumulatively considerable net increase of any criteria pollutant for which 
the project region is non-attainment under an applicable federal or state ambient air 
quality standard (including releasing emissions which exceed quantitative thresholds 
for ozone precursors)? 

Less Than Significant with Mitigation Incorporated. As described in Item (b) above, 
both construction and operation emissions would be below the BAAQMD screening size, 
which indicates the project would have less-than-significant emissions of ozone precursor 
pollutants, PM

10
 and PM

2.5
. Implementation of Mitigation Measure AIR-1 would be 

required to reduce the impact from construction fugitive dust emissions to a less-than-
significant level. As a result, the project would not result in a cumulatively considerable 
net increase of any criteria pollutant for which the project region is non-attainment under 
an applicable federal or State ambient air quality standard. Also as discussed in Item (b) 
above, the project would not cause or contribute to violations of a carbon monoxide 
standard. Therefore, the project’s contribution to cumulative air pollution in the region 
would be less than significant with implementation of Mitigation Measure AIR-1. 

d) Expose sensitive receptors to substantial pollutant concentrations? 

Less Than Significant with Mitigation Incorporated. The BAAQMD-adopted “Thresholds 
of Significance” for local community risk and hazard impacts apply to both the siting of a 
new source and to the siting of a new receptor. Local community risk and hazard impacts 
are associated with TACs and PM

2.5
 because emissions of these pollutants can have 

significant health impacts at the local level. BAAQMD guidelines recommend the following 
thresholds: 

 If emissions of TACs or PM
2.5

 exceed any of the Thresholds of Significance listed 
below, the proposed project would result in a significant impact. 

- Non-compliance with a qualified risk reduction plan; or  

- An excess cancer risk level of more than 10 in 1 million, or a non-cancer (i.e., 
chronic or acute) hazard index greater than 1.0 would be a cumulatively 
considerable contribution; An incremental increase of greater than 0.3 micrograms 
per cubic meter (μg/m3) annual average PM2.5 would be a cumulatively 
considerable contribution. 

Exposure of New Sensitive Receptors (Project Residents) to Pollutants 

Stationary sources of TACs commonly include gas-dispensing facilities and back-up power 
generators and are typically only a concern when they are within 1,000 feet of sensitive 
receptors. Using the BAAQMD's Stationary Screening Tool, it was determined that there 
are no stationary sources of TACs within 1,000 feet of the project site.  
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Traffic on high volume roadways is a source of TAC emissions that may adversely affect 
sensitive receptors that reside in close proximity. In the vicinity of the project area U.S. 
Highway 101 has 165,000 average daily trips (ADT), as reported by Caltrans (Caltrans 
2013a).  

The project site is located 800 feet or farther east of U.S. Highway 101. According to the 
BAAQMD Highway Screening Analysis Tool (BAAQMD, 2011b) at a distance of 750 feet and 
6 foot elevation (receptor height) cancer risk is 15.6 in one million, annual PM

2.5
 

concentration is 0.15 μg/m3, and the Hazard Index is 0.015. Since the screening cancer 
risk exceeds 10 in one million, a refined analysis of the impacts of TACs and PM

2.5
 is 

necessary to evaluate potential cancer risks to new residents from U.S. Highway 101.  

The refined analysis involved the development of DPM, organic TAC, and PM
2.5

 emissions 
for traffic on U.S. Highway 101 using the CARB EMFAC2011 emission factor model and 
the traffic mix developed from Caltrans traffic data. EMFAC2011 is the most recent 
version of the CARB motor vehicle emission factor model. DPM emissions are projected 
to decrease in the future and are reflected in the EMFAC2011 emissions data. CARB 
regulations require on-road diesel trucks to be retrofitted with particulate matter controls 
or replaced to meet new 2010 engine standards that have much lower DPM and PM

2.5
 

emissions than prior years. This regulation will substantially reduce these emissions 
between 2013 and 2023, with the greatest reductions occurring in 2013 through 2015. 
While new trucks and buses will meet strict federal standards, this measure is intended to 
accelerate the rate at which the fleet either turns over so there are a greater number of 
cleaner vehicles on the road, or retrofitted to meet similar standards. With this 
regulation, older, more polluting trucks would be removed from the roads much more 
quickly.  

Emission factors were developed for the year 2016 (first possible full year of 
occupancy) using a calculated mix of cars and trucks on U.S. Highway 101. Default 
EMFAC2011 vehicle model year distributions for Marin County were used in calculating 
emissions for 2016. Average daily traffic volumes and truck percentages for U.S. Highway 
101 were based on Caltrans data (Caltrans 2013a, 2013b). Traffic volumes were assumed 
to increase 1 percent per year. Average hourly traffic distributions for Marin County 
roadways were developed using the EMFAC model,1 which were then applied to the 
average daily traffic volumes in the site vicinity to obtain estimated hourly traffic volumes 
and emissions for U.S. Highway 101.  

For all hours of the day on U.S. Highway 101, other than during peak AM and PM periods, 
an average speed of 65 mph was assumed for all vehicles other than trucks which were 

                                               
1 The Burden output from EMFAC2007, CARB’s previous version of the EMFAC model, was used for this since the 
current web-based version of EMFAC2011 does not include Burden type output with hour by hour traffic volume 
information.  
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assumed to travel at a speed of 60 mph. For 2-hour periods during the peak am and peak 
pm periods, average travel speeds of 30 mph were used for northbound and southbound 
traffic (TAM, 2013).  

For PM
2.5

, emissions from all vehicles were used rather than just the diesel powered 
vehicles used for DPM emissions because all vehicle types (i.e., gasoline and diesel 
powered) produce PM

2.5
. Additionally, PM

2.5
 emissions from vehicle tire and brake wear 

were included in the overall PM
2.5

 emissions.  

Emissions of total organic gas (TOG) were also calculated for 2016 using the 
EMFAC2011 model. These TOG emissions were then used in modeling the risks from 
organic TACs. TOG emissions from exhaust and for running evaporative loses from 
gasoline vehicles were calculated using EMFAC2011 default model values for Mar in  
County along with the traffic volumes and vehicle mixes for U.S. Highway 101.  

Use of 2016 emissions as being representative of future conditions over the 70-year 
period used for calculating cancer risks is a conservative assumption since, as discussed 
above, overall vehicle emissions, and in particular diesel truck emissions, will decrease in 
the future. The hourly traffic distributions and emission rates used in the analysis are 
shown in Appendix 1. 

Dispersion modeling of DPM and PM
2.5

 emissions was conducted using the CAL3QHCR 
model, which is recommended by the BAAQMD for this type of analysis. A 5-year set of 
hourly meteorological data (2001 - 2005) for the Sonoma Baylands obtained from 
BAAQMD was used in the modeling. The Sonoma Baylands monitoring station is about 5 
miles northeast of the project site. Other inputs to the model included road geometry, 
hourly traffic volumes, and emission factors. North- and south-bound traffic on U.S. 
Highway 101 within about 1,000 feet of the project site was evaluated with the 
model. The modeling used a grid of receptors with receptors spaced every 10 meters 
(about 33 feet) within the proposed residential area. Receptor heights of 1.5 and 4.5 
meters were used to represent breathing heights of residents on first and second floor 
levels of the residential units. Figure 2 shows the roadway links and residential receptor 
locations used in the modeling. 

Using the annual average TAC concentrations, the individual cancer risks were 
computed using the most recent methods recommended by BAAQMD (BAAQMD, 2010). 
The factors used to compute cancer risk are highly dependent on modeled concentrations, 
exposure period or duration, and the type of receptor. The exposure level is determined 
by the modeled concentration; however, it has to be averaged over a representative 
exposure period. The averaging period is dependent on many factors, but mostly the type  
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FIGURE 3 PROJECT SITE, ROADWAY LINKS, AND PROJECT SENSITIVE RECEPTOR 

LOCATIONS 
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of sensitive receptor being evaluated. This assessment conservatively assumed long-term 
residential exposures. BAAQMD has developed exposure assumptions for typical types of 
sensitive receptors. These include nearly continuous exposures of 70 years for residences. 
It should be noted that the cancer risk calculations for 70-year residential exposures 
reflect use of BAAQMD’s most recent cancer risk calculation method, adopted in January 
2010. This method applies BAAQMD-recommended Age Sensitivity Factors to the cancer 
risks for residential exposures, accounting for age sensitivity to toxic air contaminants. 
Age-sensitivity factors reflect the greater sensitivity of infants and children to cancer 
causing TACs. The cancer risk calculations were based on applying the BAAQMD 
recommended 70 year average age sensitivity factor of 1.7 to the maximum modeled TAC 
concentrations based on 2016 emissions.  

The maximum increased cancer risk from traffic on U.S. Highway 101 was computed as 
5.5 in one million. This was modeled at the residential receptor along the eastern border 
of the project’s residential area and is shown on Figure 2. Cancer risks from U.S. Highway 
101 at other locations within the project site would be lower than the maximum risk. The 
maximum increased cancer risk is below the BAAQMD’s threshold of 10 in one million 
excess cancer cases per million.  

Potential non-cancer health effects due to chronic exposure to DPM were also evaluated. 
The chronic inhalation reference exposure level (REL) for DPM is 5 μg/m3. The maximum 
predicted annual DPM concentration from U.S. Highway 101 traffic was 0.009 μg/m3, 
which is much lower than the REL. The Hazard Index (HI), which is the ratio of the annual 
DPM concentration to the REL, is 0.002. This HI is much lower than the BAAQMD 
significance criterion of a HI greater than 1.0.  

In addition to evaluating the health risks from TACs, potential impacts from PM
2.5

 
emissions from vehicles traveling on U.S. Highway 101 were evaluated. To evaluate 
potential non-cancer health effects due to PM

2.5
, the BAAQMD adopted a significance 

threshold of an annual average PM
2.5

 concentration greater than 0.3 μg/m3.  

Based on the dispersion modeling of U.S. Highway 101 traffic emissions, the maximum 
annual average PM

2.5
 concentration occurred at the same location that had maximum 

cancer risks, as shown on Figure 2. The maximum average annual concentration was 0.10 
μg/m3. This PM

2.5
 concentration is below the BAAQMD’s threshold of 0.3 μg/m3.  

The project would be located about 500 feet from a rail line. This rail line does not include 
freight trains. The Sonoma-Marin Area Rail Transit (SMART) trains would use this rail line 
and there would be fewer than 10 train passages per day. The trains would be modern 
diesel-powered trains, which are expected to have relatively low emissions. The SMART 
Train Draft Environmental Impact Report (DEIR) predicted PM

2.5
 concentrations of well 

below 0.1 μg/m3 and excess cancer risk of less than 1 per million at 30 feet from tracks  
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(SMART, 2005). Emissions of diesel exhaust from train passages near the site are not 
expected to cause significant exposures for future project residents. 

Exposure of Existing Sensitive Receptors (Nearby Residents and School Children) to 
Pollutants from Project Construction 

The main exposure of existing sensitive receptors to air pollutants from the project would 
occur during project construction. Sensitive receptors, which include residences north of 
Main Gate Road between U.S. Highway 101 and the eastern boundary of the project site 
and residences southwest of the project site on the south side of Main Gate Road, would 
be temporarily affected by construction activities. Additionally, there are two schools, 
Hamilton Elementary School located about 400 feet southwest of the project site and the 
Novato Charter School located to the east of the project site across C Street that would be 
affected by construction activities. The locations of these sensitive receptors are shown on 
Figure 3. Project operations would not generate significant air pollutants.  

Health Risk from Construction-Period Emissions 
Construction-period emissions were calculated using the CalEEMod model developed by 
the South Coast Air Quality Management District with assistance from other air districts in 
California including the BAAQMD (SCAQMD, 2013).2 Inputs to the model included project 
size, location, construction schedule, and proposed pieces of construction equipment for 
use supplied by the project applicant. 1,200 tons of soil is anticipated to be removed from 
the site during the grading phase.  

Construction emissions were input to the United States Environmental Protection Agency 
(U.S. EPA) ISCST3 dispersion model to predict concentrations of DPM and PM

2.5
 at the 

existing nearby residences and schools. The ISCST3 dispersion model is a BAAQMD-
recommended model for use in modeling analysis of these types of emission activities for 
CEQA projects (BAAQMD, 2012). A 5-year set of hourly meteorological data (2001 - 2005) 
for the Sonoma Baylands obtained from BAAQMD was used in the modeling. The ISCST3 
modeling of construction activities used two area sources to represent the on-site 
construction emissions, one for DPM exhaust emissions and the other for fugitive PM

2.5
 

dust emissions. To represent the construction equipment exhaust emissions, an emission 
release height of 6 meters was used for the area source. The elevated source height 
reflects the height of the equipment exhaust pipes and buoyancy of the exhaust plume. 
For modeling fugitive PM

2.5
 emissions, a near ground level release height of 2 meters was 

used for the area source. Emissions from vehicle travel around the project site 

                                               
2 CalEEMod is a statewide land use emissions computer model designed to provide a uniform platform for lead 
agencies, land use planners, and environmental professionals to quantify potential criteria pollutant and 
greenhouse gas (GHG) emissions associated with both construction and operation from a variety of land use 
projects.  
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 FIGURE 4  PROJECT SITE, CONSTRUCTION AREA, AND OFF-SITE RESIDENTIAL 

RECEPTORS 
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were included in the modeled area sources. Construction emissions were modeled as 
occurring daily between 7 a.m. and 4 p.m.  

Modeled receptor locations were positioned at residential dwelling units and in nearby 
school areas. For residential receptor locations two receptor heights were evaluated, 1.5 
meters and 4.5 meters above ground level, representative of first and second story levels. 
For school child receptors a receptor height of 1.25 meters above the ground was used. 
Figure 3 shows the construction area modeled and locations of nearby residential and 
school receptors.  

Increased cancer risks were calculated using the maximum annual concentration and 
BAAQMD-recommended risk assessment methods for both a child exposure (third 
trimester through 2 years of age) and for an adult exposure. This method included the 
application of age sensitivity factors that account for the greater susceptibility of infants 
and smaller children to cancer-causing TACs. Since the modeling was conducted under the 
assumption that emissions occur daily for a full year during each construction year, the 
default BAAQMD exposure period of 350 days per year was used (BAAQMD, 2010). This 
assumes that residents are only present 350 days of the year. Additionally, increased 
cancer risks at the nearby school were calculated using modeled DPM concentrations at 
the schools and a child breathing rate. It was conservatively assumed that the students 
would also be exposed for the 350 days of the year during the construction period. 

Results of this assessment indicate a maximum incremental residential child cancer risk of 
3.8 excess cancer cases per million and a maximum adult incremental residential cancer 
risk of 0.2 excess cancer cases per million. Child cancer risk is based on the assumption 
that the Maximally Exposed Individual (MEI) sensitive receptor would be a location where 
an infant is present and would reside at that location almost continuously throughout the 
construction period. Adult cancer risk assumes that an adult, who is far less sensitive to 
TACs, would reside at that location almost continuously throughout the construction 
period. The maximum increased school child cancer risk of 2.1 excess cancer cases per 
million would occur at the Novato Charter School. The maximum increased school child 
cancer risk at the Hamilton Elementary School would be 0.2 in one million. Figure 3 shows 
the locations of the maximum residential and school child cancer risks. 

Under the BAAQMD CEQA Air Quality Guidelines, an incremental risk of greater than 10.0 
cases per million from a single source at the MEI would be a significant impact. The 
project’s lifetime cancer risks to both adults and children are below the BAAQMD’s cancer 
risk threshold. Appendix 1 includes the emission calculations used for the modeling and 
the cancer risk calculations.  

Potential non-cancer health effects due to chronic exposure to DPM were also evaluated. 
The chronic inhalation REL for DPM is 5 μg/m3. The maximum predicted annual DPM 
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concentration from construction activities is 0.04 μg/m3, which is much lower than the 
REL. The Hazard Index based on this DPM concentration is 0.008, which is much lower 
than the BAAQMD significance criterion of a Hazard Index greater than 1.0.  

The maximum annual PM
2.5

 concentrations from construction would be 0.19 μg/m3 for a 
school child exposure and 0.035 μg/m3 for a residential exposure, both of which would 
be below the BAAQMD significance threshold of 0.3 μg/m3.  

Fugitive Dust During Construction 
As discussed above under Item (b), the project would pose a potentially significant impact 
from construction period fugitive dust. However, implementation of Mitigation Measure 

AIR-1, which would ensure compliance with BAAQMD BMPs for fugitive dust control, would 
reduce the impact to a less-than-significant level.  

Cumulative TAC Exposure 

The BAAQMD CEQA Air Quality Guidelines include significance thresholds for cumulative 
TAC exposure. A project would have a cumulatively considerable impact if the aggregate 
total of all past, present, and foreseeable future sources within a 1,000-foot radius of the 
fence line of a source or from the location of a receptor would exceed the following 
thresholds:  

 An excess cancer risk level of more than 100 in one million or a chronic non-cancer 
hazard index (from all local sources) greater than 10.0.  

 0.8 μg/m3 annual average PM
2.5

. 
 
For new sensitive receptors (i.e., residences), the only considerable source of TAC 
exposure is U.S. Highway 101 traffic. The cancer risks and non-cancer health effects of 
that source would be well below the significance thresholds for cumulative exposures 
described above. Exposure from SMART trains would not contribute measurably to the 
cumulative exposures. 

Conclusion 

With implementation of Mitigation Measure AIR-1, project construction would not be 
expected to expose sensitive receptors to substantial pollutant concentrations, violate any 
air quality standard, or contribute to an existing or projected air quality violation. 
Therefore, construction impacts would be considered less than significant with mitigation. 

e) Create objectionable odors affecting a substantial number of people? 

Less than Significant. As a general matter, the types of land use development that pose 
potential odor problems include wastewater treatment plants, refineries, landfills, 
composting facilities, transfer stations, and sometimes restaurants. No such uses would 
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occupy the project site. BAAQMD considers five confirmed odor complaints per year to 
represent a significant odor impact. Odors resulting from the combustion of diesel during 
project construction could create objectionable odors. However, these odors would 
subside once project construction is concluded and are not anticipated to result in five 
confirmed odor complaints. Therefore, the project would not create objectionable odors 
that would affect a substantial number of people. Also, there are no existing odor sources 
in the vicinity of the project site that would significantly affect the project occupants. Odor 
impacts are therefore considered less than significant. 

Cumulative Impacts 

This air quality analysis uses thresholds that were developed by BAAQMD in its 2011 
CEQA Air Quality Guidelines. In developing thresholds of significance for air pollutants, 
BAAQMD considered the emission levels for which a project's individual emissions would 
be cumulatively considerable. If a project exceeds the identified significance thresholds, 
its emissions would be cumulatively considerable, resulting in significant adverse air 
quality impacts on the region's existing air quality conditions. Therefore, the analysis 
provided addresses both project and cumulative impacts. Additional analysis to assess 
cumulative impacts is not necessary. Construction of the project is anticipated to result in 
a potentially significant impact due to localized emissions of fugitive dust. Mitigation 

Measure AIR-1 would reduce these impacts to a less-than-significant level. Cumulative 
TAC impacts were addressed and found to be less than significant. Thus, the proposed 
project with Mitigation Measure AIR-1 would not result in or contribute to any significant 
cumulative air quality impacts.
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No 
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IV. BIOLOGICAL RESOURCES     

Would the project:     

a) Have a substantial adverse effect, either directly 
or through habitat modifications, on any species 
identified as a candidate, sensitive, or special 
status species in local or regional plans, 
policies, or regulations, or by the California 
Department of Fish and Game or U.S. Fish and 
Wildlife Service? 

   ■ 

b) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community 
identified in local or regional plans, policies, 
regulations or by the California Department of 
Fish and Game or US Fish and Wildlife Service? 

   ■ 

c) Have a substantial adverse effect on federally 
protected wetlands as defined by Section 404 of 
the Clean Water Act (including, but not limited 
to, marsh, vernal pool, coastal, etc.) through 
direct removal, filling, hydrological interruption, 
or other means? 

   ■ 

d) Interfere substantially with the movement of any 
native resident or migratory fish or wildlife 
species or with established native resident or 
migratory wildlife corridors, or impede the use 
of native wildlife nursery sites? 

   ■ 

e) Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

   ■ 

f) Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural Community 
Conservation Plan or other approved local, 
regional, or state habitat conservation plan? 

   ■ 

 

No Impact. The project site is located within a developed area of Novato. The project site 
is currently vacant and has no natural vegetation, habitat for special-status species, 
wetlands, or riparian habitats. There are also no jurisdictional wetlands or waters which 
occur within the project site and no known wildlife corridors on the site. The project does 
not have a Bayland overlay and no other policy designations are associated with the site. 
No trees would be removed as part of the proposed project. There is no habitat 
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conservation plan, natural community conservation plan or related plan that governs the 
developed area of Hamilton Field. The site is currently completely paved. The project will 
add open space and landscaping to the site, increasing the total amount of pervious 
surfaces.  
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V. CULTURAL RESOURCES     
Would the project:     
a) Cause a substantial adverse change in the 

significance of a historical resource as defined in 
§15064.5? 

  ■  

b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

 ■   

c) Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

  ■  

d) Disturb any human remains, including those 
interred outside of formal cemeteries? 

 ■   

 

Affected Environment 

The analysis considers the project’s impact to historic architectural, archeological 
resources and human remains, and paleontological resources on the project site.  

Discussion 

a) Would the project cause a substantial adverse change in the significance of a 
historical resource as defined in Section 15064.5? 

Less than Significant. The area of Hamilton Field commonly known as the Exchange 
Triangle, which contains the subject property, is within the section identified as Base 
Industry 2 in the Historic American Building Survey (HABS) documentation (Maniery, 
1995). Base Industry 2 was one of two industrial areas developed at Hamilton Field during 
World War II.  

Due to numerous significant alterations undertaken after 1993, it was determined that 
only three areas (mostly in the southwest area of Hamilton Field) within the original 
proposed district boundaries retained sufficient integrity to remain eligible for listing on 
the National Register of Historic Places (NRHP) (NRHP, 2014) (PAR, 1997). A nomination 
was prepared and the Hamilton Army Air Field Discontiguous Historic District was listed 
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on the NRHP in 1998. The Exchange Triangle, including the project site, was excluded 
from boundaries of the National Register Historic District (Maniery, 1998).  

The project site contains no historical resources as defined in CEQA Guidelines Section 
15064.5; therefore the project would have a less-than-significant impact on historical 
resources.  

b) Would the project cause a substantial adverse change in the significance of an 
archaeological resource pursuant to Section 15064.5? 

Less Than Significant with Mitigation Incorporated. Although the likelihood of 
encountering archaeological resources on the project site is low, the project site is in the 
vicinity of areas with recorded resources. The mitigation measures below would reduce 
this potential impact to a less-than-significant level.  

The City’s Cultural Resources Ordinance (No. 923) guides the process for preserving and 
studying valuable cultural resources. The Cultural Resources Ordinance requires an 
archaeological investigation permit prior to commencement of work and prior to issuance 
of any building or grading permit whenever construction or other activities are proposed 
which will disturb a recorded or otherwise previously encountered cultural resource or a 
cultural site. 

There is a very low possibility of unrecorded buried cultural resources in this area, as the 
project area is entirely on fill material. Archival research found that two studies cover 
Hamilton Field, including the project site (ACRS 1987a; Maniery 1992). Seventeen other 
studies have been conducted within a 1/4-mile radius of the project site. The nearest 
recorded cultural resource is located about 1/8-mile away from the project site. No other 
resources are recorded within a 1/4-mile radius of the project site. 

The ethnographic village of pūyū'kū was reported as being either one mile south of 
Ignacio or near Pacheco, five miles southwest of Ignacio (Barrett 1908; Kelly 1978; and 
Kroeber 1925). If the first report is accurate, it is possible that the village was located near 
the project site, however the lack of detail and agreement on its location make it difficult 
to place. Review of historical maps found two buildings within the study area in 1954 and 
a third L-shaped building in 1968 (Dodge 1892; General Land Office 1862; USACE 1942; 
USGS 1914, 1954a, 1954b; Whitney 1873). 

Based on the distribution of known cultural resources and their environmental settings, it 
was anticipated that prehistoric archaeological sites could be found within the study area. 
Prehistoric archaeological site indicators expected to be found in the region include but 
are not limited to: obsidian and chert flakes and chipped stone tools; grinding and 
mashing implements such as slabs and handstones, and mortars and pestles; bedrock 
outcrops and boulders with mortar cups; and locally darkened midden soils containing 
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some of the previously listed items plus fragments of bone, shellfish, and fire affected 
stones. Historic period site indicators generally include: fragments of glass, ceramic, and 
metal objects; milled and split lumber; and structure and feature remains such as building 
foundations and discrete trash deposits (e.g., wells, privy pits, dumps). 

Should resources be uncovered during earth disturbing activities, Mitigation Measure 

CULT-1 shall be followed. If human remains are uncovered, Mitigation Measure CULT-2 
shall be followed. 

Mitigation Measure CULT-1 Archaeological Deposits: In keeping with the CEQA 
guidelines, if archaeological remains are uncovered, work at the place of discovery 
should be halted immediately until a qualified archaeologist can evaluate the finds 
(§15064.5 [f]). Prehistoric archaeological site indicators include: obsidian and 
chert flakes and chipped stone tools; grinding and mashing implements (e.g., 
slabs and handstones, and mortars and pestles); bedrock outcrops and boulders 
with mortar cups; and locally darkened midden soils. Midden soils may contain a 
combination of any of the previously listed items with the possible addition of 
bone and shell remains, and fire affected stones. Historic period site indicators 
generally include: fragments of glass, ceramic, and metal objects; milled and split 
lumber; and structure and feature remains such as building foundations and 
discrete trash deposits (e.g., wells, privy pits, dumps). 

Mitigation Measure CULT-2 Human Remains: The following actions are 
promulgated in Public Resources Code 5097.98 and Health and Human Safety 
Code 7050.5, and pertain to the discovery of human remains. If human remains 
are encountered, excavation or disturbance of the location must be halted in the 
vicinity of the find, and the county coroner contacted. If the coroner determines 
the remains are Native American, the coroner will contact the Native American 
Heritage Commission. The Native American Heritage Commission will identify the 
person or persons believed to be most likely descended from the deceased Native 
American. The most likely descendent makes recommendations regarding the 
treatment of the remains with appropriate dignity.  

The proposed project would not result in any additional cumulative impacts to any 
cultural resources because the site’s integrity had already been significantly diminished. 
Implementation of Mitigation Measures CULT-1 and CULT-2 would reduce potential 
impacts on archaeological deposits and human remains to less-than-significant levels. 

c) Would the project directly or indirectly destroy a unique paleontological resource or 
site or unique geologic feature? 

Less than Significant. The project site is situated on fill material and no paleontological 
sites, unique resources, or unique geological features have been recorded on or adjacent 
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to the project site (Carrasco, M.A., B.P. Kraatz, E.B. Davis, and A.D. Barnosky. 2005). The 
closest recorded paleontological site is located approximately 13 miles east of the project 
site. Although unlikely, the potential to encounter unknown paleontological resources on 
the project site during grading and construction still exists. Therefore, in order to reduce 
potential impacts to paleontological resources, Mitigation Measure CULT-3 shall be 
implemented. 

Mitigation Measure CULT-3 – Paleontological Resources: If paleontological 
resources are encountered during project construction activities, all soil-disturbing 
activity within 100 feet of the find shall be temporarily halted until a qualified 
paleontologist can assess the significance of the find and provide proper 
management recommendations. The City shall review and incorporate the 
management recommendations into the project as feasible. 

Implementation of Mitigation Measure CULT-2 would reduce potential impacts on 
paleontological deposits to a less-than-significant level. 

d) Would the project disturb any human remains, including those interred outside of 
formal cemeteries? 

Less Than Significant with Mitigation Incorporated. Although no human remains are 
recorded at the project site, there remains a potential for discovering unknown human 
remains during excavation and site preparation. Implementation of Mitigation Measure 

CULT-4—which implements Mitigation Measure CULT-2—would reduce potential impacts 
on archaeological deposits and human remains to less-than-significant levels. 

Mitigation Measure CULT-4: Implementation of Mitigation Measure CULT-2, which 
includes procedures if human remains are unearthed on the project site during 
construction. 
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VI. GEOLOGY AND SOILS     
Would the project:     
a) Expose people or structures to potential 

substantial adverse effects, including the risk of 
loss, injury, or death involving: 

    

i. Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the 
State Geologist for the area or based on other 
substantial evidence of a known fault? Refer to 
Division of Mines and Geology Special 
Publication 42. 

  ■  

ii. Strong seismic ground shaking?  ■   

iii. Seismic-related ground failure, including 
liquefaction? 

 ■   

iv. Landslides?   ■  

b) Result in substantial soil erosion or the loss of 
topsoil? 

 ■   

c) Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the project, and potentially result in on- 
or off-site landslide, lateral spreading, subsidence, 
liquefaction or collapse? 

 ■   

d) Be located on expansive soil, as defined in Table 
18-1-B of the Uniform Building Code (1994), 
creating substantial risks to life or property? 

  ■  

e) Have soils incapable of adequately supporting the 
use of septic tanks or alternative waste water 
disposal systems where sewers are not available 
for the disposal of waste water? 

   ■ 

Affected Environment 

Information regarding geology and soils for the project is based on a geotechnical report 
conducted for the project site in 2007 (Miller Pacific, 2007), as well as available public 
agency geologic hazard maps. No changes at the project site have occurred since that 
time that would affect the findings of the 2007 geotechnical report. 

The project site is located within the Coast Range Geomorphic Province of California. The 
topography of the project site is relatively flat, with elevations ranging from 42.5 to 41.0 
feet above mean sea level, sloping gently to the northwest (Miller Pacific, 2007). Soils at 
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the site are mapped as Xerorthents-Urban Land Complex (NRCS, 2014). This soil unit is 
comprised of fills and reworked soils associated with developed urban areas. Soils in this 
unit have been altered to the extent that their original characteristics are no longer 
present. The soils are well drained, have varying water capacities, prone to very rapid 
runoff, and have a high hazard of water erosion (NRCS, 2014). Soils in the project region 
are underlain by sedimentary, igneous, and metamorphic bedrock of the Franciscan 
Complex, a Jurassic-Cretaceous (65-190 million years ago) formation common throughout 
the California Coast Ranges (Miller Pacific, 2007). 

Discussion 

a) Expose people or structures to potential substantial adverse effects, including the risk 
of loss, injury, or death involving: 

i. Rupture of a known earthquake fault, as delineated on the most recent Alquist-
Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or 
based on other substantial evidence of a known fault? Refer to Division of Mines 
and Geology Special Publication 42.  

Less than Significant. No portion of the proposed project site is within an Alquist-Priolo 
Earthquake Fault Zone (A-PEFZ) (CGS, 2008), and no active faults have been mapped on 
the project site by the United States Geological Survey (USGS) or the California Geological 
Survey (CGS) (USGS and CGS, 2010). Fault rupture of the surface typically occurs along 
existing faults that have ruptured the surface in the past. Since faults with known surface 
rupture have been mapped in California, and none are known to occur at the project site, 
the potential for the proposed project to result in impacts due to fault rupture is less than 
significant. 

ii. Strong seismic ground shaking?  

Less Than Significant with Mitigation Incorporated. Ground shaking is likely to occur 
within the life of the project as a result of future earthquakes. The project site is located 
approximately 9 miles west of the Hayward and Rodgers Creek Faults and 14.5 miles east 
of the San Andreas Fault. The Working Group on California Earthquake Probabilities and 
the USGS have predicted a 31-percent probability of a 6.7 magnitude or greater 
earthquake on the Hayward/Rodgers Creek Fault system between 2007 and 2036, a 21-
percent chance on the San Andreas Fault system, and a total probability of 63 percent that 
an earthquake of that magnitude will occur on one of the regional San Francisco Bay Area 
faults during that time (CGS, 2008).  

The geotechnical report for the project site identified a peak ground acceleration of 0.30g 
for a significant earthquake on the Hayward or San Andreas faults, and a peak ground 
acceleration of 0.26g for an earthquake on the Rodgers Creek Fault (Miller Pacific, 2007). 
The Association of Bay Area Governments (ABAG) has classified the Modified Mercalli 
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Intensity Shaking Severity Level of ground shaking in the vicinity of the project site due to 
an earthquake on either of these faults as “VIII-Very Strong” (ABAG, 2013), indicating a 
peak ground acceleration between 0.34g and 0.65g. Very strong shaking would be 
expected to result in extensive damage to unreinforced masonry buildings, including 
partial collapse, fall of some masonry walls, twisting and falling of chimneys and 
monuments, and shifting of unbolted wood structures on their foundations.  

The City of Novato has formally adopted the 2013 California Building Code (CBC) (Novato 
Municipal Code (NMC) Chapter 4-1.3). The CBC includes seismic safety provisions to 
ensure that structures are able to resist minor earthquakes undamaged, resist moderate 
earthquakes without significant structural damage, and resist severe earthquakes without 
collapse. The geotechnical report for the project site includes calculations of seismic 
design parameters in accordance with Chapter 16 of the CBC, based on site-specific 
ground movement created by the maximum credible earthquake at the project site. 

The geotechnical report concluded that no significant geologic or geotechnical hazards at 
the site were present that would pose a constraint to development (Miller Pacific, 2007). 
However, the report recommended that a design-level geotechnical investigation be 
performed once the plans have been completed for the project to ensure that seismic and 
other geologic hazards are addressed in project design. Mitigation Measure GEO-1, 
which requires the project applicant to incorporate the recommendations of the 
geotechnical investigation in project design would ensure that building designs reduce the 
potential for strong seismic shaking impacts to less-than-significant levels.  

Mitigation Measure GEO-1: Prior to the issuance of any grading or construction 
permits, a design-level geotechnical investigation shall be prepared by a licensed 
professional and submitted to the City Engineer for review and approval. The 
investigation shall verify that the project plans comply with CBC and City requirements 
and incorporate the recommendations for design contained in the 2007 geotechnical 
report for the project site. All design measures, recommendations, design criteria, and 
specifications set forth in the design-level geotechnical investigation shall be 
implemented as a condition of project approval. 

iii. Seismic-related ground failure, including liquefaction? 

Less Than Significant with Mitigation Incorporated. Liquefaction of soils can occur 
when ground shaking causes saturated soils to lose strength due to an increase in pore 
pressure. ABAG has identified the liquefaction hazard within the project vicinity as 
“moderate” (ABAG, 2003). 

The geotechnical report for the project site noted that silty and clayey sand layers up to 
30 feet in thickness were present beneath the project site, which could have a potential to 
liquefy during a seismic event. The report recommended that the potential for liquefaction 
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be more clearly defined in a design-level geotechnical investigation (Miller Pacific, 2007). 
Should the design-level geotechnical investigation identify a significant potential for 
liquefaction, modifications to project design, such as deep foundations or subsurface 
ground improvement could be required (Miller Pacific, 2007). Mitigation Measure GEO-1, 
which requires incorporation of geotechnical report recommendations as part of the 
design-level geotechnical review to be prepared for the proposed project, would address 
the liquefaction hazard at the site and reduce any potential impacts to a less-than-
significant level. 

iv. Landslides? 

Less than Significant. Slope stability issues can result in either slow slumping earth 
movements or rapid landslide events. The project site is level and is not located within a 
mapped landslide or landslide hazard area, or within an official zone of required 
investigation for seismically induced landsliding. Project improvements do not include 
substantial mounding of earth or other substantive changes to grade that would create 
slope instability hazards. Therefore, the landslide impact would be less than significant. 

b) Result in substantial soil erosion or the loss of topsoil? 

Less Than Significant with Mitigation Incorporated. Grading and earthmoving during 
project construction has the potential to result in erosion and loss of topsoil. Exposed 
soils could be entrained in stormwater runoff and transported off the project site. 
However, this impact would be mitigated to a less-than-significant level through 
implementation of existing grading and stormwater requirements.  

Project construction would be subject to requirements of the Novato Grading Permit, 
which include Chapters 5-23, 6, and 19-20.050 of the NMC. NMC Chapter 5-23 requires 
that grading activities incorporate dust, mud, and siltation control so that no “irritation or 
harm” are caused beyond the boundaries of the construction site. It further requires 
erosion control measures on cut and fill slopes to prevent erosion following construction. 

A Stormwater Pollution Prevention Plan (SWPPP) will be required for construction at the 
project site. Although designed primarily to protect storm water quality, the SWPPP would 
incorporate Best Management Practices (BMPs) to minimize erosion. Additional details 
regarding the SWPPP are provided in Section IX, Hydrology and Water Quality of this Initial 
Study. 

Implementation of Mitigation Measure GEO-2, below, implementing grading permit 
requirements and Mitigation Measure HYD-1, requiring a SWPPP would reduce any 
potential soil erosion impacts to a less-than-significant level. 
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Mitigation Measure GEO-2: As a condition of approval of grading and construction 
permits, the applicant shall demonstrate compliance with Novato Grading Permit 
requirements, including Chapters 5-23, 6 and 19-20.050 of the Novato Municipal 
Code. This shall include a description of required silt, mud, and siltation control 
measures that will be implemented during construction and necessary erosion control 
measures on any cut and fill slopes following construction.  

c) Be located on a geologic unit or soil that is unstable, or that would become unstable as 
a result of the project, and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

Less Than Significant with Mitigation Incorporated. As noted above, under Liquefaction 
and Seismically-Related Ground Failure, liquefaction and/or seismic-induced ground 
settlement could occur at the site. The geotechnical report did not identify any other 
potential hazards due to unstable soils (Miller Pacific, 2007). If the design-level 
geotechnical investigation identifies potential hazards related to unstable soils, 
modifications to project design, such as deep foundations or subsurface ground 
improvement could be required (Miller Pacific, 2007). Mitigation Measure GEO-1, which 
requires incorporation of geotechnical report recommendations as part of the design-level 
geotechnical review to be prepared for the proposed project, would address the potential 
for unstable soils to create a hazard at the site and reduce any potential impacts to a less-
than-significant level. 

d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code 
(1994), creating substantial risks to life or property? 

Less than Significant. Expansive soils expand and contract in response to changes in soil 
moisture, most notably when near surface soils change from saturated to dry, and back 
again. Clayey soils, such as the soils identified at the project site, have the potential to 
shrink and swell, which could potentially cause damage to building foundations, 
roadways, and other project improvements.  

The geotechnical report noted that the lack of desiccation cracks observed in soil areas 
suggested that expansive soil potential is minimal and no changes to project design 
would be required (Miller Pacific, 2007). Therefore, potential impacts from expansive soils 
are considered less than significant. 

e) Have soils incapable of adequately supporting the use of septic tanks or alternative 
waste water disposal systems where sewers are not available for the disposal of waste 
water? 

No Impact. The proposed project does not include the installation or use of septic or on-
site wastewater disposal systems, and the proposed buildings would be connected to the 
City sanitary sewer system. Therefore, no geologic or soils impact would occur.
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VII. GREENHOUSE GAS EMISSIONS     
Would the project:     
a) Generate greenhouse gas emissions, either 

directly or indirectly, that may have a significant 
impact on the environment? 

  ■  

b) Conflict with an applicable plan, policy or 
regulation adopted for the purpose of reducing 
the emissions of greenhouse gases? 

  ■  

Affected Environment 

Global temperatures are affected by naturally occurring and anthropogenic-generated 
(generated by humankind) atmospheric gases, such as water vapor, carbon dioxide (CO

2
), 

methane (CH
4
), and nitrous oxide (Intergovernmental Panel on Climate Change, 2007). 

Gases that trap heat in the atmosphere are called greenhouse gases (GHGs). Solar 
radiation enters the earth’s atmosphere from space, and a portion of the radiation is 
absorbed at the surface. The earth emits this radiation back toward space as infrared 
radiation. GHGs, which are mostly transparent to incoming solar radiation, are effective in 
absorbing infrared radiation and redirecting some of this back to the earth’s surface. As a 
result, this radiation that otherwise would have escaped back into space is now retained, 
resulting in a warming of the atmosphere. This is known as the “greenhouse effect.” The 
greenhouse effect helps maintain a habitable climate. Emissions of GHGs from human 
activities, such as electricity production, motor vehicle use, and agriculture, are elevating 
the concentration of GHGs in the atmosphere and are reported to have led to a trend of 
unnatural warming of the earth’s natural climate, known as global warming or global 
climate change. The term “global climate change” is often used interchangeably with the 
term “global warming,” but “global climate change” is preferred because it implies that 
there are other consequences to the global climate in addition to rising temperatures. 
Other than water vapor, the primary GHGs contributing to global climate change include 
the following gases: 

 CO
2
, primarily a byproduct of fuel combustion;  

 Nitrous oxide (N
2
O), a byproduct of fuel combustion that is also associated with 

agricultural operations such as the fertilization of crops;  

 CH
4
, commonly created by off-gassing from agricultural practices (e.g. livestock), 

wastewater treatment, and landfill operations;  
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 Chlorofluorocarbons (CFCs), which were used as refrigerants, propellants, and 
cleaning solvents, although their production has been mostly prohibited by 
international treaty;  

 Hydrofluorocarbons (HFCs), which are now widely used as a substitute for 
chlorofluorocarbons in refrigeration and cooling; and  

 Perfluorocarbons (PFCs) and sulfur hexafluoride (SF
6
), emissions of which are 

commonly created by industries such as aluminum production and semiconductor 
manufacturing. 
 

These gases vary considerably in terms of Global Warming Potential (GWP), a term 
developed to compare the propensity of each GHG to trap heat in the atmosphere relative 
to another GHG. GWP is based on several factors, including the relative effectiveness of a 
gas to absorb infrared radiation and the length of time of gas remains in the atmosphere. 
The GWP of each GHG is measured relative to CO

2
. Accordingly, GHG emissions are 

typically measured and reported in terms of CO
2
 equivalent (CO

2
e). For instance, sulfur 

hexafluoride (SF
6
) is 22,800 times more intense in terms of global climate change 

contribution than CO
2
. 

Discussion 

a) Would the project generate greenhouse gas emissions, either directly or indirectly, 
that may have a significant impact on the environment?  

GHG emissions associated with development of the proposed project would occur over the 
short term from construction activities, consisting primarily of emissions from equipment 
exhaust and worker and vendor trips. There would also be long-term operational 
emissions associated with vehicular traffic within the project vicinity, energy and water 
usage, and solid waste disposal. Emissions estimates for the proposed project are 
discussed below and were assessed using the methodology recommended in the 
BAAQMD’s CEQA Air Quality Guidelines (BAAQMD, 2011). 

Construction Impacts 

Construction-period GHG emissions were calculated using the CalEEMod model developed 
by the South Coast Air Quality Management District with assistance from other air districts 
in California including the BAAQMD (SCAQMD, 2013).3 Inputs to the model included 
project size, location, construction schedule, and proposed pieces of construction 
equipment for use supplied by the project applicant. 1,200 tons of soil is anticipated to be 
removed from the site during the grading phase.  

                                               
3 CalEEMod is a statewide land use emissions computer model designed to provide a uniform platform for lead 
agencies, land use planners, and environmental professionals to quantify potential criteria pollutant and 
greenhouse gas (GHG) emissions associated with both construction and operation from a variety of land use 
projects.  
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GHG emissions associated with construction were computed to be 84 metric tons (MT) of 
CO

2
e over the entire construction period. Neither the BAAQMD nor the City of Novato has 

an adopted a threshold of significance for construction-related GHG emissions, however, 
this would be well below the lowest project threshold of 1,100 MT of CO

2
e annually 

established by BAAQMD and this impact is considered less than significant. The BAAQMD 
encourages the incorporation of best management practices (BMPs) to reduce GHG 
emissions during construction where feasible and applicable. BMPs may include, but are 
not limited to, using alternative-fueled (e.g., biodiesel, electric) construction 
vehicles/equipment for at least 15 percent of the fleet, using at least 10 percent local 
building materials, and recycling or reusing at least 50 percent of construction waste 
materials. 

Operational Impacts 

Due to the project size, operational-period GHG emissions would be less than significant. 
In its May 2011 update to the CEQA Air Quality Guidelines, the BAAQMD identified 
screening criteria for the sizes of land use projects that could result in significant GHG 
emissions. For operational impacts, the screening project size is identified at 78 dwelling 
units. Condominium/townhouse development projects of smaller size would be expected 
to have less-than-significant impacts with respect to operational period emissions. Since 
the project proposes 31 dwelling units, it is concluded that emissions would be below the 
BAAQMD significance threshold of 1,100 metric tons (MT) of CO

2
e annually and, therefore, 

this impact is considered less than significant. Note that in developing thresholds of 
significance for GHG emissions, BAAQMD considered the emissions levels for which a 
project’s individual emissions would be cumulatively considerable. Therefore, a project 
that has emissions below the significance threshold would not have a cumulative 
significant impact with respect to the environmental impact of global climate change. 

b) Would the project conflict with an applicable plan, policy or regulation adopted for the 
purpose of reducing the emissions of greenhouse gases?  

Federal Regulations 

The U.S. has historically had a voluntary approach to reducing GHG emissions. However, 
on April 2, 2007, the U.S. Supreme Court ruled that the United States Environmental 
Protection Agency (U.S. EPA) has the authority to regulate CO

2
 emissions under the federal 

Clean Air Act (CAA). There are currently no federal regulations that apply to GHG 
emissions from construction or operation of the project. 

State Regulations 

The California Air Resources Board (CARB) is the lead agency for implementing climate 
change regulations in the State. Since its formation, CARB has worked with the public, the 
business sector, and local governments to find solutions to California’s air pollution 
problems. Assembly Bill (AB) 32 and Senate Bill (SB) 375, discussed below, are the primary 



JUNE 2015   MAIN GATE ROAD AND “C” STREET PROJECT

   
 

47 

 
 

pieces of legislation regulating GHG emissions in the State; however, there are no State 
regulations that directly apply to the proposed project. 

Assembly Bill 32 (2006), California Global Warming Solutions Act 
AB 32 aims to reduce GHG emissions to 1990 levels by 2020. The CARB has established 
the level of GHG emissions in 1990 at 427 million metric tons (MMT) of CO

2
e. The 

emissions target of 427 MMT requires the reduction of 169 MMT from the State’s 
projected “business-as-usual” 2020 emissions of 596 MMT. On December 11, 2008, CARB 
approved a Scoping Plan that includes measures to address GHG emission reduction 
strategies related to energy efficiency, water use, and recycling and solid waste (CARB, 
2008). 

Senate Bill 375 (2008) 
SB 375 enhanced CARB’s ability to reach AB 32 goals by developing regional GHG 
emissions reduction targets for automobiles and light trucks. CARB is working with 
California’s 18 metropolitan planning organizations to align their regional transportation, 
housing, and land use plans and prepare “Sustainable Communities Strategies” to reduce 
the number of vehicle miles traveled and attain GHG reduction targets. In the Bay Area, 
the Association of Bay Area Governments (ABAG) and Metropolitan Transportation 
Commission (MTC) are fulfilling the “Sustainable Communities Strategy” requirement with 
the “Plan Bay Area.”  

Project Impacts 

The adopted AB 32 Scoping Plan includes proposed GHG reductions from direct 
regulations, alternative compliance mechanisms, monetary and non-monetary incentives, 
voluntary actions, and market-based mechanisms such as cap-and-trade systems. The 
project would be subject to all applicable permit and planning requirements in place or 
adopted by the City of Novato or State of California (e.g., Title 24 California Building 
Standards); therefore, the proposed project would not conflict with plans or policies 
related to the reduction of GHG emissions. 

Cumulative Impacts 

Like air pollution, GHG emissions and global climate change also represent cumulative 
impacts. GHG emissions contribute, on a cumulative basis, to the significant adverse 
environmental impacts of global climate change. Climate change impacts may include an 
increase in extreme heat days, higher concentrations of air pollutants, sea level rise, 
impacts on water supply and water quality, public health impacts, impacts on ecosystems, 
impacts on agriculture, and other environmental impacts. No single project could 
generate enough GHG emissions to noticeably change the global average temperature. 
The combination of GHG emissions from past, present, and future projects contributes 
substantially to the phenomenon of global climate change and its associated 
environmental impacts. However, the proposed would not contribute to any significant 
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cumulative climate change impacts since project emissions would be below significance 
thresholds. 
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VIII. HAZARDS     
Would the project:     
a) Create a significant hazard to the public or the 

environment through the routine transport, use, 
or disposal of hazardous materials? 

  ■  

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable 
upset and accident conditions involving the 
release of hazardous materials into the 
environment? 

 ■   

c) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste 
within one-quarter mile of an existing or proposed 
school? 

 ■   

d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a 
result, would it create a significant hazard to the 
public or the environment? 

 ■   

e) For a project located within an airport land use 
plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use 
airport, would the project result in a safety hazard 
for people residing or working in the project area? 

   ■ 

f) For a project located within the vicinity of a 
private airstrip, would the project result in a safety 
hazard for people residing or working in the 
project area? 

   ■ 

g) Impair implementation of or physically interfere 
with an adopted emergency response plan or 
emergency evacuation plan? 

  ■  

h) Expose people or structures to a significant risk of 
loss, injury or death involving wildland fires, 
including where wildlands are adjacent to 
urbanized areas or where residences are 
intermixed with wildlands? 

   ■ 
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Affected Environment 

Site History 

The project site was the location of a former Naval Exchange (NEX) gas station, referred to 
by the Navy as Building 970. The Building 970 station operated from the mid-1970s 
through the early 1990s. After the station was closed, three 10,000-gallon underground 
storage tanks (USTs) formerly containing gasoline were removed in 1995 (Ninyo & Moore, 
2008a). 

Soil and groundwater samples collected during the tank removals indicated that releases 
of gasoline had occurred from the USTs during the station operation. The contaminants 
identified in these samples included the gasoline-related volatile organic compounds 
(VOCs) benzene, toluene, ethylbenzene, and xylenes (commonly referred to as BTEX), lead 
(an additive formerly used in leaded gasoline), and methyl-tert-butyl ether (MTBE, another 
common gasoline additive) (Ninyo & Moore, 2008a; Marin County, 2005).  

An additional gasoline station, the Public Works Center (PWC) station, referred to as 
Building 957, was located on “C” Street approximately 700 feet north of the project site. 
The Building 957 station operated until 1992, when the station was closed and the USTs 
removed. Releases from USTs at the Building 957 station have also affected groundwater 
in the project vicinity. The groundwater contamination plume is classified as 
“commingled”: due to the proximity of the sites, it is not possible to determine what 
portion of the groundwater contamination in the region originated from the Building 970 
(NEX) station and what portion originated from the Building 957 (PWC) station. 
Accordingly, the regulatory cases for the two sites have been combined and the 
contamination is being investigated and remediated as the “Former UST Site 957/970”. 
The releases from these USTs are being investigated and remediated by the Department of 
the Navy Base Realignment and Closure (BRAC) San Diego Program Management Office 
(PMO). The San Francisco Bay Regional Water Quality Control Board (Regional Water Board) 
is overseeing the process and issued Order 00-064 in 2000 establishing site cleanup 
requirements for the UST 957/970 site. 

In June 1998, an air sparging and soil vapor extraction system was installed at the 
957/970 site to address the areas of the highest groundwater contaminant 
concentrations. It was shut down in October 1999 when the effectiveness became 
diminished, after removal of significant mass of contaminants (Battelle, 2013). 

Groundwater sampling during the 1990s and early 2000s showed marked decreases in 
most of the contaminants in groundwater (Battelle, 2013). The exception has been MTBE, 
which is more soluble in water and does not naturally degrade into harmless compounds 
as quickly as other gasoline constituents. Since 1999, remediation efforts at the 957/970 
Site have focused on the MTBE contamination. The remedial goal for MTBE is 13 
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micrograms per liter (μg/L, or parts per billion), which is the Maximum Contaminant Level 
(MCL), a federal drinking water standard. 

In September 2002, a biosparging treatment system was installed north of the project site 
to address the MTBE contaminant plume. It operated between September 2002 and March 
2005, and between March 2006 and January 2009. It was formally shut down in 2010 
after a review of groundwater data showed that the system was no longer removing 
significant amounts of MTBE (Battelle, 2013). 

Recent sampling has determined that MTBE concentrations in groundwater near the 
former gasoline stations have markedly declined. However, the contaminant plume has 
continued to move north, along with the natural flow of groundwater. Accordingly, 
concentrations of MTBE are increasing to the north of the project site. Investigation and 
remediation is now focused on addressing contamination on this “leading edge” of the 
groundwater plume, where the greatest groundwater MTBE concentrations are located. 
The location of the leading edge of the MTBE plume is currently a former military landfill, 
designated as Landfill 26, located approximately 0.5 mile north of the project site 
(Battelle, 2013). 

In 2005, a deed restriction was entered for the project site property to ensure that future 
land uses would not result in significant hazardous material exposures to future site users 
or interfere with the ongoing investigation and remediation of the project site and vicinity 
(Marin County, 2005). Restrictions on the project site include: 

 The site may not be used for residential uses or other sensitive uses such as for a 
hospital, school, or daycare.  

 Groundwater extraction or use is prohibited, except for current groundwater 
sampling. 

 Any excavation that may encounter groundwater or require groundwater 
dewatering must be in accordance with a workplan approved by the Department of 
the Navy, Regional Water Board, and the Department of Toxic Substances Control 
(DTSC).  

 Site development must not interfere with ongoing corrective actions. 
 

Any uses outside of the deed restriction, such as residential redevelopment, would require 
a variance from the deed restriction. Deed restriction variance requests must be made in 
accordance with California Health and Safety Code Section 25233. A request for variance 
must be made to DTSC and the Regional Water Board. The applicant has the burden of 
proving that the variance will not cause or allow any of the following effects associated 
with contamination at the project site: 
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 The creation or increase of significant present or future hazards to public health. 

 Any significant diminution of the ability to mitigate any significant potential or 
actual hazard to public health. 

 Any long-term increase in the number of humans or animals exposed to significant 
hazards which affect the health, well-being, or safety of the public. 

 California Health and Safety Code Section 25234 allows for the deed restriction to 
be removed by the applicant, if either of the following can be demonstrated: 

 The hazardous waste which caused the land to be restricted or designated has 
since been removed or altered in a manner which precludes any significant 
existing or potential hazard to present or future public health.  

 New scientific evidence is available since the restriction or designation of the land 
or the making of any previous application pursuant to this section, concerning 
either the nature of the hazardous waste which caused the land to be designated 
or the geology or other physical environmental characteristics of the designated 
land. 

 
Hazardous Materials Present at the Site 

In 2005, a limited Phase II Environmental Site Assessment (ESA) was conducted to evaluate 
soil, soil gas, and groundwater conditions at the project site (Ninyo & Moore, 2008b). It 
included the installation of 25 soil borings, collection and analysis of soil samples from 24 
locations, collection and analysis of soil gas from 10 locations, and groundwater samples 
from two locations. Documentation of this investigation was used as a basis for the 
following summary of existing site conditions. Additional information about hazardous 
materials was collected from the Site 957/970 Groundwater Sampling Plan (Battelle, 
2013), the summary of environmental investigations in the deed restriction recorded for 
the project site (Marin County, 2005), and a hazardous material building survey 
performed for the project site building (Ninyo & Moore, 2008c). 

Soil 
Approximately 400 cubic yards of contaminated soils at the project site were removed in 
1995 and 1996, when the USTs were removed (Ninyo & Moore, 2008b). An additional 220 
tons (approximately 200 cubic yards) of contaminated soils were removed during a 
separate interim remedial event in 2000, when hydraulic lifts, drain piping, and other 
features were removed from the interior of Building 970 (Ninyo & Moore, 2008b). 
However, 120 cubic yards of known contaminated soils remain left in place near the 
northern part of the Building 970 structure, as it was determined that removal of the soils 
could destabilize the foundation (Ninyo & Moore, 2008b). 
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Soils remaining at the site have been affected by a variety of petroleum-related 
contaminants. Many of those contaminants exceed Environmental Screening Levels (ESLs) 
established by the Regional Water Board.4 To describe the worst-case conditions at the 
project site, the maximum contaminant concentrations at the site are presented in Table 
2, below, along with the applicable ESLs. As ESLs are conservative, concentrations of 
contaminants exceeding the ESLs does not necessarily indicate that a health risk exists at 
a site, but ESLs are useful in identifying the contaminants of concern at a site that may 
potentially require remediation. 

Groundwater 
In the 2005 Phase II investigation, total petroleum hydrocarbons as diesel (TPH-d) was 
identified in one groundwater sample at 900 μg/L (above the ESL of 100 μg/L) (Table 2) 
and MTBE was identified in one sample at 1.5 μg/L, below the MCL of 13 μg/L. No other 
contaminants of concern were identified in the two groundwater samples collected and 
analyzed during the Phase II sampling activities (Ninyo & Moore, 2008b). 

In November 2011, the date of the most recent groundwater information reviewed, 
groundwater samples from eight wells at the project site were collected and analyzed for 
MTBE as part of sampling for the overall Site 957/970 groundwater monitoring program. 
The highest concentration identified at the project site was 130 μg/L from a well located 
adjacent to existing project site building (well MW-4A) (Battelle, 2013) (Table 2). Six other 
wells on the project site contained MTBE at concentrations ranging from 1.3 to 28 μg/L. 
One well in the southwest corner of the site (well 970-MW1), hydraulically downgradient 
from the former USTs, did not contain MTBE above the laboratory reporting limit of 0.25 
μg/L. For comparison, the highest concentration measured at the entire Site 957/970 
monitoring network during the November 2011 sampling event was 530 μg/L from a well 
at Landfill 26 (LEA-MW5), approximately 0.5 mile north of the project site (Battelle, 2013).  

Soil Gas 
Ten soil gas samples were collected during the 2005 Phase II and analyzed for volatile 
organic compounds. The results were compared against the Regional Water Board’s 
Shallow Soil Gas Screening Levels for Evaluation of Vapor Intrusion Concerns. One sample 
from the northeast section of the project site contained MTBE at 84,000 micrograms per 
cubic meter (μg/m3), exceeding the residential screening level of 4,700 μg/m3. Three 
samples in the eastern half of the project site contained benzene at concentrations 
ranging from 44 to 240 μg/m3, above the residential screening level of 42 μg/m3 (Table 
2); all other results were below the screening levels (Ninyo & Moore, 2008b). 

                                               
4 ESLs are conservative risk-based standards used for reviewing environmental sampling data to determine if 
additional investigation or analysis is warranted. ESLs are presented on Table VIII-1 as the Regional Water Board 
has been the lead agency for oversight of the project site. DTSC often uses a similar set of screening levels on 
sites they oversee, called the California Human Health Screening Levels (CHHSLs). 
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TABLE 2 HAZARDOUS MATERIALS CONCENTRATIONS COMPARED TO REGIONAL WATER BOARD 

SCREENING LEVELS 

Contaminant 

Maximum 
from 2005 

Phase II and 
2011 

Groundwater 
Investigations 

Maximum 
from 2005 

Deed 
Restriction 
Summary 

Regional 
Water Board 
Screening 

Levels 
(Tier 1) 

Soil    

Petroleum Hydrocarbons (TPH) in 
Soil (mg/kg)  

  

 TPH as gasoline 17 260 100 

 TPH as diesel 2,700 8,000 100 

 TPH as motor oil 9,200 -- 100 

 Total Oil and Grease -- 6,300 -- 

Volatile Organic Compounds in 
Soil (mg/kg)    

 Benzene 0.33 -- 0.044 

 Toluene 0.082 -- 2.9 

 Ethylbenzene 0.79 -- 3.3 

 Xylenes 3.1 -- 2.3 

 MTBE 3.0 -- 0.023 

Metals in Soil (mg/kg)    

 Lead 100 850 80 

Groundwater    

Petroleum Hydrocarbons (TPH) in 
groundwater (μg/L) 900 -- 100 

MTBE in groundwater (μg/L) 130 -- 13 

Soil Gas    

MTBE in soil gas (μg/m3) 84,000 -- 4,700 

Benzene in soil gas (μg/m3) 240 -- 42 

Notes: -- = not available. mg/kg = milligrams per kilogram (parts per million). Only those compounds and classes 
of compounds associated with releases at the project site are presented on this table. 
Sources: Ninyo & Moore, 2008b; Marin County, 2005; Battelle, 2013; Regional Water Board, 2013. 
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Proposed Remedial Activities at the Site 

The applicant has prepared a Draft RAP for the project site (West Yost Associates, 2015). 
At the time of preparation of this Initial Study, the Draft RAP was under review by the 
Regional Water Board and DTSC. 

RAP Process and Timing 

The Draft RAP describes remedial activities that will be undertaken by the applicant under 
the oversight of the Regional Water Board and DTSC. Once the Draft RAP has been 
approved by those agencies, there will be public notice and a public comment period for 
the Draft RAP. Public comments on the Draft RAP will be addressed and changes, as 
necessary, incorporated into the Final RAP. The Final RAP, as approved by the Regional 
Water Board and DTSC, will be used to guide the remediation at the site. After the 
remediation has been completed and it has been determined that the objectives of the 
RAP have been achieved, the Regional Water Board and DTSC will issue a certification that 
the remedial action is complete. 

Draft RAP 

The Draft RAP for the project site consists of the following components: 

Soil and Groundwater Management Plan. A soil and groundwater management plan 
(SMP) and site-specific Health and Safety Plan (HSP) will be prepared for the project. The 
SMP and HSP will include provisions to protect workers and the general public from 
hazardous materials during the remedial process. 

Excavation. Soils near and beneath the project site building containing petroleum 
contamination will be removed from the site. It is anticipated that soils to a depth of 
approximately 7 to 10 feet will be removed. Field screening will be performed during 
excavation using a photoionization detector and a mobile laboratory to assist in 
determining the depth of excavation required. 

Confirmation Sampling and Backfilling. Samples will be collected from the sidewalls and 
floor of the excavation and analyzed for contaminants of concern to ensure that the 
excavation removed all contaminated soils. After confirmation, the excavation will be 
backfilled with clean imported fill. 

Monitoring Well Replacement. Following confirmation sampling and backfilling, 
groundwater monitoring wells will be installed for the ongoing Navy basewide 
groundwater monitoring program. It is anticipated that three monitoring wells will be 
installed. 
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Soil Vapor Sampling. A soil vapor sampling investigation and human health risk 
assessment will be conducted concurrently with monitoring well replacement. The soil 
vapor sampling is intended to demonstrate that the RAP has been successful and the 
project site is appropriate for residential development. 

Post-RAP Actions 

The applicant intends to petition the Navy, DTSC, and the Regional Water Board to remove 
the deed restriction at the project site. In accordance with California Health and Safety 
Code Section 25234, the applicant must demonstrate that hazardous materials at the site 
have been removed or altered to preclude any significant existing or potential future 
hazard to public health. 

Discussion  

a) Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials? 

Less than Significant. During construction of the project, hazardous materials such as 
fuel, lubricants, paint, sealants, and adhesives would be transported and used at the 
project site. As the project site is greater than one acre in area, management of these 
materials at the project site during construction would be subject to the requirements of 
the Construction General Stormwater Permit (CGP), discussed in more detail under the 
Hydrology section of this Initial Study. Compliance with the CGP would require preparation 
and implementation of a Stormwater Pollution Prevention Plan (SWPPP) designed to reduce 
the risk of spills or leaks from the reaching the environment, including procedures to 
address minor spills of hazardous materials. 

The proposed project involves residential land uses. This type of land use typically does 
not involve transport, use, or disposal of significant quantities of hazardous materials. 
Generally, small quantities of hazardous materials, such as paints, cleaning chemicals, 
and fertilizers, would be used for routine maintenance and landscaping. Existing 
hazardous materials programs overseen by the Marin County Certified Unified Program 
Agency (CUPA) would apply to any significant transport, use, or disposal of hazardous 
materials that might occur during project operations. These existing programs would 
ensure protection of human health and the environment. Therefore, no significant impact 
related to routine hazardous materials transport, use, or disposal would be expected. 

b) Create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment? Project construction activities would include the use of 
hazardous materials such as motor fuels, oils, solvents, and lubricants. An accidental 
release of hazardous materials during fueling, maintenance, or improper operation of 
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construction equipment could potentially occur and pose a risk to construction 
workers, the public, and the environment. 

Less Than Significant with Mitigation Incorporated. Soils, groundwater, and soil gases 
at the project site contain contaminants as a result of releases of petroleum products 
from the former gasoline station at the site. Construction of the project will require 
disturbance of hazardous materials in soil and building materials. Construction workers 
will come into direct contact with these contaminants, and the contaminants could 
migrate via fugitive dust and affect nearby members of the general public. During 
operation of the project, future site residents and maintenance workers could be exposed 
to contaminants currently present in soil, soil gas, and groundwater. 

Once the proposed remediation has been completed, and certified by the Regional Water 
Board and DTSC, hazardous materials at the project site potentially affecting human 
health and the environment will have been removed from the site. The following 
mitigation measures would reduce this potential impact to a less-than-significant level: 

Mitigation Measure HAZ-1: Prior to the City considering approval of the proposed 
amendments to the General Plan, Master (Reuse) Plan or Zoning that would allow 
residential uses, the applicant shall provide the City with the Certificate of 
Completion for the Remedial Action Plan (RAP) for the site, issued by the Regional 
Water Board and/or DTSC and the Notice of Release or other appropriate 
instrument on the deed restriction as issued by the Department of the Navy that 
shows the deed restriction has been removed. 

Mitigation Measure HAZ-2: Prior to the City issuing any permits for site 
remediation activity on the site, the applicant shall provide the City with written 
documentation from the Regional Water Board and/or DTSC that the RAP has been 
approved. 

c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school? 

Less Than Significant with Mitigation Incorporated. The project site is adjacent to the 
North Bay Children’s Center, the Novato Charter School, and a vacant Novato Unified 
School District property. Releases of hazardous materials from contaminated soil or 
groundwater, and lead- and asbestos-containing building materials could potentially 
migrate and affect the schools, but implementation of the Soil Management Plan and 
Health and Safety Plan, which will be reviewed and approved by the Regional Water Board 
and DTSC prior to remedial action, would reduce these impacts during remedial activities 
to a less-than-significant level. No additional mitigation is required. 
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d) Be located on a site which is included on a list of hazardous materials sites compiled 
pursuant to Government Code Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment? 

Less Than Significant with Mitigation Incorporated. As discussed in the Affected 
Environment Section, the project is listed on government hazardous material site 
databases due to releases from the former USTs at the project site. The residual 
contamination currently present at the site has the potential to create a significant hazard 
to the public and/or environment, but completion of the proposed remediation, as 
required by Mitigation Measures HAZ-1would reduce these impacts to a less-than-
significant level. No additional mitigation is required. 

e) For a project located within an airport land use plan or, where such a plan has not 
been adopted, within 2 miles of a public airport or public use airport, would the 
project result in a safety hazard for people residing or working in the project area? 

No Impact. The nearest public airport is the Marin County Airport (formerly Gnoss Field), 
located approximately five miles north of the project site. The nearest private airfield is 
the San Rafael Airport, located approximately five miles to the south. Based on these 
distances, no impact related to aviation hazards would be expected. 

f) For a project located within the vicinity of a private airstrip, would the project result in 
a safety hazard for people residing or working in the project area? 

No Impact. Based on a review of mapped airport locations, there are no private airstrips in 
the vicinity of the project site. The project would have no impact on public safety related 
to aviation hazards around private airstrips. 

g) Impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan? 

Less than Significant. The project would not interfere with existing vehicular or 
pedestrian traffic in the project vicinity. In accordance with City permit requirements, 
subdivision plans would be reviewed by the Novato Fire Protection District to ensure that 
streets meet requirements for emergency vehicle access. No significant impact to 
emergency response and action plans would be expected. 

h) Expose people or structures to a significant risk of loss, injury or death involving 
wildland fires, including where wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

No Impact. The project site is surrounded by urban development and not located in or 
adjacent to a wildland area. No impact associated with wildfire hazards would be 
expected. 
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 Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 

Impact 

IX. HYDROLOGY AND WATER QUALITY     
Would the project:     
a) Violate any water quality standards or waste 

discharge requirements? 
 ■   

b) Substantially deplete groundwater supplies or 
interfere substantially with groundwater recharge 
such that there would be a net deficit in aquifer 
volume or a lowering of the local groundwater 
table level (e.g., the production rate of pre-
existing nearby wells would drop to a level which 
would not support existing land uses or planned 
uses for which permits have been granted)? 

  ■  

c) Substantially alter the existing drainage pattern of 
the site or area, including through the alteration 
of the course of a stream or river, in a manner 
which would result in substantial erosion or 
siltation on- or off-site? 

  ■  

d) Substantially alter the existing drainage pattern of 
the site or area, including through the alteration 
of the course of a stream or river, or substantially 
increase the rate or amount of surface runoff in a 
manner which would result in flooding on- or off-
site? 

  ■  

e) Create or contribute runoff water which would 
exceed the capacity of existing or planned 
stormwater drainage systems or provide 
substantial additional sources of polluted runoff? 

  ■  

f) Otherwise substantially degrade water quality?   ■  

g) Place housing within a 100-year flood hazard area 
as mapped on a federal Flood Hazard Boundary or 
Flood Insurance Rate Map or other flood hazard 
delineation map? 

 ■   

h) Place within a 100-year flood hazard area 
structures which would impede or redirect flood 
flows? 

  ■  

i) Expose people or structures to a significant risk of 
loss, injury or death involving flooding, including 
flooding of as a result of the failure of a levee or 
dam? 

   ■ 

j) Inundation by seiche, tsunami, or mudflow?    ■ 
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Affected Environment 

Information regarding hydrology and water quality for the project is based on a 
geotechnical report conducted for the project site in 2007 (Miller Pacific, 2007), 
environmental investigations for the project site and vicinity, and available public agency 
hydrologic maps. 

The project site is located within the Novato Creek Watershed Basin. Novato Creek drains 
an area of 45 square miles constituting the largest watershed in eastern Marin County. 
The nearest surface water body to the project site is Pacheco Creek, which flows from 
south to north in an underground concrete culvert adjacent to the western project site 
boundary. Pacheco Creek empties to Pacheco Pond, a flood control reservoir that 
discharges to Novato Creek. Novato Creek ultimately empties into San Pablo Bay near the 
Petaluma River, approximately 4 miles north of the project site. 

The project site is located in the Novato Valley Groundwater Basin, a 32 square mile area 
located in the northeastern corner of Marin County. Based on environmental investigations 
at the project site, shallow groundwater is encountered at approximately 10 to 12 feet 
below ground surface and flows to the north-northeast (Miller Pacific, 2007). Groundwater 
at the site has been contaminated by methyl-tert-butyl ether (MTBE), a gasoline additive, 
which leaked from a former underground storage tank (UST) at the project site (Battelle, 
2013). A deed restriction recorded in 2005 for the project site prohibits the use or 
extraction of groundwater except under a workplan approved by the Department of the 
Navy, the Regional Water Board, and DTSC. Additional information regarding groundwater 
contamination at the project site is included in the Hazards section of this Initial Study.  

Discussion  

a) Violate any water quality standards or waste discharge requirements? 

Less Than Significant with Mitigation Incorporated. The State Water Resources Control 
Board and nine Regional Water Boards regulate water quality of surface water and 
groundwater bodies throughout California. In the Bay Area, including the project site, the 
Regional Water Board is responsible for implementation the Water Quality Control Plan 
(Basin Plan). The Basin Plan establishes beneficial water uses for waterways and water 
bodies within the region.  

Runoff water quality is regulated by the National Pollutant Discharge Elimination System 
(NPDES) Program (established through the federal Clean Water Act). The NPDES program 
objective is to control and reduce pollutant discharges to surface water bodies. 
Compliance with NPDES permits is mandated by State and federal statutes and 
regulations. Locally, the NPDES Program is overseen by the Regional Water Board. The 
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Marin County Stormwater Pollution Prevention Program (MCSTOPPP) assists cities, towns, 
and the County with coordination and consistency of approaches across the County in 
implementing the Regional Water Board requirements. 

Potential stormwater impacts in development projects may occur during construction and 
operation phases. Any construction activities, including grading, that would result in the 
disturbance of one acre or more would be required to comply with the General Permit for 
Storm Water Discharges Associated with Construction and Land Disturbance Activity 
(Construction General Permit). The project site is approximately 2.7 acres in area, and 
would therefore be subject to the Construction General Permit. Under the Construction 
General Permit, preparation of a SWPPP for the site would be required. The SWPPP would 
include Best Management Practices (BMPs) for erosion and sediment control, site 
management/housekeeping/waste management, management of non-stormwater 
discharges, runon and runoff controls, and BMP inspection/maintenance/repair activities, 
as consistent with the most recent version of the California Stormwater Quality 
Association Stormwater Best Management Handbook-Construction. Additional erosion 
control requirements as part of the Novato Municipal Code and grading permit are 
described under Section VI, Geology and Soils.  

The project site is currently entirely covered with impervious surfaces (pavement, 
degraded pavement, and highly compacted soils), and all stormwater runoff is captured in 
Pacheco Creek and other City stormwater inlets. Although all construction details are not 
known, the project would add areas of landscaping which would be expected to result in a 
slight decrease the amount of stormwater discharged from the project site. 

Operation of the project would be subject to compliance the State Water Resources 
Control Board’s Phase II Small Municipal Separate Storm Sewer Systems (MS4s) Permit, 
issued in February 2013 by Order 2013-0001-DWQ. 

Section E.12 of the Phase II MS4 Permit addresses requirements for retention and 
treatment of stormwater generated by development projects. If the project creates or 
replaces more than 2,500 square feet of impervious surfaces, the proposed project would 
be subject to these requirements. Section E.12 requires preparation of a Stormwater 
Control Plan (SCP). The SCP must include measures to capture and treat runoff from 
impervious surfaces. The SCP must incorporate site design measures to reduce project 
site runoff, such as porous pavement, green roofs, or vegetated swales. Local guidance 
for these requirements is provided MCSTOPPP. The City enforces the permit requirements 
under Municipal Code Chapter 7-4 - Urban Runoff Pollution Prevention and Municipal Code 
Chapter 7-5 Regulatory Fee for Clean Stormwater Activities.  
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Implementation of Mitigation Measure HYD-1, below, which ensures implementation of 
construction- and operation-phase stormwater requirements would reduce potential water 
quality impacts to a less-than-significant level. 

Mitigation Measure HYD-1: As a condition of approval for grading and construction 
permits for the project site, the applicant shall demonstrate compliance with current 
requirements of the Construction General Permit and MS4 Permit including 
preparation of a Stormwater Pollution Prevention Plan (SWPPP) and a Stormwater 
Control Plan (SCP). 

b) Substantially deplete groundwater supplies or interfere substantially with 
groundwater recharge such that there would be a net deficit in aquifer volume or a 
lowering of the local groundwater table level (e.g., the production rate of pre-existing 
nearby wells would drop to a level which would not support existing land uses or 
planned uses for which permits have been granted)? 

Less Than Significant. The proposed project would not include the use of groundwater. 
As groundwater has been measured at a depth 10 to 12 feet below ground surface, it is 
unlikely that groundwater dewatering would be required during construction of utility 
trenches and other excavation. Groundwater is not proposed to be used by the project, 
and based on previous environmental investigations, the groundwater beneath the project 
site is considered unsuitable for municipal water supply use due to high total dissolved 
solids concentrations and low water yield (Batelle, 2013). Groundwater extraction and use 
is prohibited under a deed restriction for the project site.  

The project site is currently almost entirely covered with impervious surfaces. 
Landscaping features of the proposed project and implementation of post-construction 
stormwater management measures such as pervious pavement and stormwater planters 
would result in a net increase in the amount of infiltration of precipitation and recharge of 
groundwater. Therefore, project impacts to groundwater supplies or recharge would be 
less than significant. 

c) Substantially alter the existing drainage pattern of the site or area, including through 
the alteration of the course of a stream or river, in a manner which would result in 
substantial erosion or siltation on- or off-site? 

Less Than Significant. The proposed project would not alter the course of a stream or a 
river. The project site is in an urban area and although redevelopment of the site would 
affect local drainage patterns, compliance with construction- and operation-phase 
stormwater requirements (e.g., SWPPP) would ensure that development of the project 
would not result in substantial erosion or siltation on- or off-site. 
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d) Substantially alter the existing drainage pattern of the site or area, including through 
the alteration of the course of a stream or river, or substantially increase the rate or 
amount of surface runoff in a manner which would result in flooding on- or off-site? 

Less Than Significant. As noted in section c, above, the proposed project would not alter 
the course of a stream or river. Compliance with operation-phase stormwater 
requirements would ensure that runoff rate and volumes would not increase and therefore 
no impacts to on- or off-site flooding would occur. 

e) Create or contribute runoff water which would exceed the capacity of existing or 
planned stormwater drainage systems or provide substantial additional sources of 
polluted runoff? 

Less Than Significant. The project site is currently almost entirely covered with 
impervious surfaces. Landscaping features of the proposed project and use of stormwater 
management measures such as pervious pavement and stormwater planters would result 
in a slight decrease in the amount of impervious surfaces at the site.  

Adherence to MS4 permit requirements would ensure that peak stormwater flows from the 
site do not exceed existing flows. No additional mitigation measures are required. 

f) Otherwise substantially degrade water quality 

Less Than Significant. Operation of the proposed project would not result in any 
substantial changes to on-site water quality, with the exception of potential impacts 
associated with stormwater runoff. Adherence to stormwater permit requirements would 
reduce potential impacts to water quality to a less-than-significant level. No additional 
mitigation measures are required. 

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood 
Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation map? 

Less Than Significant with Mitigation Incorporated. The southwestern corner of the 
project site, adjacent to the culverted Pacheco Creek, is located within the 100-year flood 
hazard area as mapped by the Federal Emergency Management Agency (FEMA) (FEMA, 
2009). The remainder of the site is located within the 500-year flood hazard area (FEMA, 
2009).  

Novato Municipal Code Chapter 5-31 contains detailed requirements for construction of 
housing within a mapped 100-year flood hazard area. All structures must have the lowest 
habitable floor, including basement, elevated to or above the base flood elevation. In 
addition, adequate drainage paths must be provided around structures to guide flood 
waters around and away from proposed structures. 
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The project site is not located in an area that would be susceptible to exacerbated 
flooding hazards from predicted sea level rise as a result of climate change. Hazard maps 
from San Francisco Bay Conservation and Development Commission (BCDC) show the 
project site is located outside areas that will be affected by the 16-inch sea level rise 
predicted by the middle of this century as well as the 55-inch sea level rise predicted by 
the end of this century (BCDC, 2009). 

Implementation of Mitigation Measure HYD-2 would reduce potential flooding hazards to 
future residents to a less-than-significant level: 

Mitigation Measure HYD-2: Prior to issuance of any construction permits for the 
project, the applicant shall submit documentation to the City Engineer to demonstrate 
that the proposed project complies with all elements of Novato Municipal Code 
Chapter 5-31 for housing proposed within the 100-year flood zone.  

h) Place within a 100-year flood hazard area structures which would impede or redirect 
flood flows? 

Less Than Significant. An analysis performed by BKF Engineers evaluated the potential 
effects of the project on 100-year flood hazard zones in the project vicinity (BKF, 2014). 
The analysis determined that as the proposed project did not include fill below base flood 
elevations, and that the project would not impede or redirect flood flows or otherwise 
affect base flood elevations in the project vicinity (BKF, 2014). 

i) Expose people or structures to a significant risk of loss, injury or death involving 
flooding, including flooding of as a result of the failure of a levee or dam? 

No Impact. The project site is not located within a mapped dam failure inundation area 
(ABAG, 2003). Levees, including the nearby Hamilton Levee, are part of the City’s flood 
control system. The Outboard Perimeter Levee was recently breached as part of a wetlands 
restoration project, allowing lands to the north of the project site, located at elevations 
near mean sea level, to revert to wetlands. The project site is located at an elevation of 
approximately 40 feet above mean sea level (Miller Pacific, 2007), well above the elevation 
of the newly created wetlands, and is not located in an area mapped as having a reduced 
flood risk due to protection by levees (FEMA, 2009). No significant impact would occur. 

j) Inundation by seiche, tsunami, or mudflow? 

No Impact. No enclosed surface water bodies, which might be subject to potential 
impacts from seiches, are located in the project vicinity. The geotechnical report for the 
project site concluded that due to the location of the site, over one mile west of San Pablo 
Bay, and the site elevation, approximately 40 feet above sea level, that the risk of tsunami 
was remote (Miller Pacific, 2007). The project site and vicinity is level and not located in 
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an area susceptible to mudflows. Please refer to Section VI, Geology and Soils, for further 
information regarding mudflows, a type of landslide. 
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X. LAND USE AND PLANNING     
Would the project:     
a) Physically divide an established community?   ■  

b) Conflict with any applicable land use plan, policy, 
or regulation of an agency with jurisdiction over 
the project (including, but not limited to the 
general plan, specific plan, local coastal program, 
or zoning ordinance) adopted for the purpose of 
avoiding or mitigating an environmental effect? 

 ■   

c) Conflict with any applicable habitat conservation 
plan or natural community conservation plan? 

   ■ 

 

Affected Environment  

The project site is located in an urbanized portion of Hamilton Field in the Exchange 
Triangle Area. The surrounding parcels are developed with a mix of residential, 
institutional, and transportation uses (i.e., Highway 101).  

Discussion  

a) Would the project physically divide an established community?  

Less Than Significant. The division of an established community usually refers to the 
construction of a physical boundary or element (such as a freeway) that hampers 
movement between or within existing communities. The proposed project would change 
the current vacant space to multi-family residential use and increase the intensity of the 
use. The project would improve sidewalks along Main Gate Road and “C” Street with added 
landscaping and hardscaping, preserve all pedestrian access in the site’s vicinity, but 
would not alter any established roadways. Therefore, the project would not physically 
divide an existing community, resulting in a less-than-significant impact.  

b) Would the project conflict with any applicable land use plan, policy, or regulation of an 
agency with jurisdiction over the project (including, but not limited to the general 
plan, specific plan, local coastal program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an environmental effect? 

Less than Significant with Mitigation Incorporated. The proposed project site has a 
deed restriction that prohibits the property from being redeveloped for residential 
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purposes. However, the applicant submitted a Draft RAP to DTSC and Regional Water 
Board to clean up the site to meet residential standards. If approved, the applicant would 
request from the Department of the Navy a release of the deed restriction. The proposed 
project also exceeds the height and story limit identified in the General Plan and Master 
(Reuse) Plan and proposes a land use—multi-family residential—that is inconsistent with 
the CN land use designation identified in the General Plan and the zoning of the Master 
(Reuse) Plan. However, the applicant has requested amendments to the General Plan, 
Master (Reuse) Plan, and Precise Development Plan. These amendments would 
accommodate the project by changing the land use designation and zoning to allow an 
increase in building heights from two to three stories and a maximum height that is 
increased from 30 to 34 feet.  

Deed Restriction and Covenant Agreement 

As noted in the Project Description, on April 18, 2005, the Department of the Navy 
(Grantor) transferred the project site (Hamilton Square Parcel) to Hamilton Square, LLC 
(Grantee) with certain deed restrictions on the use of the project site to protect present 
and future human health and safety as a result of the presence of hazardous materials on 
portions of the project site. Although the Land Use Covenant prohibits the property from 
being redeveloped for residential purposes, the deed states that “the Grantee may request 
approval for, and the Grantor may at its discretion provide, a variance or termination of 
the Prohibited Uses”. The Grantee’s request would only be made after the Grantee had 
applied for and obtained written approval from DTSC and Regional Water Board for a 
variance or termination of the Prohibited Uses.  

The applicant submitted a Draft RAP to DTSC and Regional Water Board in November 2014 
and April 2015 to improve site subsurface soil and groundwater conditions to meet 
residential human health standards in preparation for redevelopment. Once the RAP is 
approved, the applicant would apply to DTSC and Regional Water Board for their consent 
to release the covenant to permit residential uses on the project site. If consent of the 
DTSC and Regional Water Board as Covenantees is approved, the applicant would 
thereafter request from the Department of the Navy a release of the deed restriction by 
Notice of Release or other appropriate instrument. 

The following mitigation measure would reduce this potential impact to a less-than-
significant level: 

Mitigation Measure LAND-1: Prior to the City considering approval of the proposed 
amendments to the General Plan, Master Plan (Reuse Plan) or Zoning that would 
allow residential uses, the applicant shall provide the City with the Certificate of 
Completion for the Remedial Action Plan (RAP) for the site, issued by the Regional 
Water Board and/or DTSC and the Notice of Release or other appropriate 
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instrument on the deed restriction as issued by the Department of the Navy that 
shows the deed restriction has been removed. 

General Plan and Housing Element Consistency  

The project site has a current land use designation of Neighborhood Commercial (CN) in 
the General Plan and Master (Reuse) Plan. The proposed project requires a land use 
designation of Medium Density Multiple Family Residential (R10) to accommodate the 
multi-family townhome-style development. In light of this inconsistency, the project 
includes a request for a General Plan Amendment to change the land use designation to 
R10 to accommodate the proposed project. 

The policies, and programs of the 2015-2023 Housing Element support housing near 
transit and expanding the supply of multi-family infill housing sites specifically:  

HO Policy 6.1 Transit-Oriented Development. Encourage Multi-family Development within an 
easy walking distance to transit access points – a station or location served by one or more 
transit lines – where reduced automobile usage and parking requirements are possible. 
Maximize the use of these limited land resource sites to reduce overall energy, land, water 
and other costs. 

HO Policy 6.5 Regional Transportation/Housing Activities. The City will coordinate with 
regional transportation planning activities, and will facilitate transit-oriented housing 
development by using the incentives and other means provided through local and regional 
transportation plans. 

HO Policy 9.1 Flexibility and Incentives in Development Standards. The City will seek ways to 
promote housing, such as increased FAR, height limits and density, and reduced parking, 
based on the location and design of the development, compatibility with adjacent uses, and 
the type, size, and income levels of the occupants of the housing. The purpose of this policy 
is to recognize that smaller, more affordable housing located near transit, jobs and services 
will generate fewer trips, require less parking, and have fewer area-wide impacts. 

HO Program 9.C Seek Increased Multi-Family Housing Opportunities. When undertaking City-
wide and/or neighborhood General Plan amendments, specific plans, rezonings, or a similar 
community visioning process, the City will identify sites for multi-family affordable 
workforce and special needs housing where opportunities are available. Such sites and 
opportunities may include or consider the following: 

a. Land owned by the City or other governmental agencies (such as school 
districts). 

b. Re-use of underutilized or non-viable commercial and/or industrial sites. 
c. Parking lots. 
d. Residential, Commercial and Mixed Use sites where higher density 

residential is feasible. 
e. Appropriate sites in single family neighborhoods where duplexes or 

small multi-family uses would be appropriate. 
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f. Prepare area-wide or specific plan environmental baseline data and 
assessment of development impacts under maximum development 
scenarios as a way to assess area-wide impacts and mitigation. 

g. Use environmental assessments to expedite processing for infill and 
affordable housing, such as linking plans to CEQA exemptions and 
expedited review, consistent with CEQA Section 15332.  

h. Establish objectives and commitments in the plans so that project-
specific review can focus on site-specific issues such as design.  

i. Provide clear guidelines and incentives for the development of housing in 
conformance with current local and State laws to streamline processing 
for subsequent development proposals.  

 
The project would add to the supply of multi-family infill housing and fulfill the policy of 
providing more housing near transit. This project reinforces local General Plan policies 
and programs which emphasize compact and efficient growth through infill development 
instead of annexation and sprawl. The project site is also located near a future Novato 
South SMART rail station located on “B” Street near Main Gate Road.  

Zoning Designation, Master Plan, and Precise Development Plan Consistency 

Permitted Use 
The current zoning for the project site is PD, Planned District. Projects located in the PD 
zoning district require approval of a Master Plan and a Precise Development Plan. The 
Hamilton Army Airfield Reuse Plan serves as the master plan for the proposed project site.  

The Master (Reuse) Plan currently declares the zoning for the site as Neighborhood 
Commercial (CN). In order to proceed with the project as proposed, the applicant is 
requesting approval of two site specific amendments to the Master (Reuse) Plan: 1) change 
the zoning from CN to R10; and 2) amend the text of the Master (Reuse) Plan to allow two 
exceptions on the project site related to building height including: (a) allow an increase in 
building heights from two to three stories; and (b) allow an increase in maximum height 
from 30 to 34 feet.  

The Precise Development Plan approved in 2007 for the site was for an office 
condominium project. The proposed multi-family residential project is inconsistent with 
the current zoning; however, the applicant has applied for an amendment to the Precise 
Development Plan for the project site to establish specific development standards for the 
proposed project, and to allow an increase in height from two to three stories and an 
increase in maximum height from 30 to 34 feet.  

These requests will be submitted to the Planning Commission for review and a 
recommendation will be given to City Council which has final decision-making authority 
over the General Plan, Master (Reuse) Plan, and Precise Development Plan amendments. 
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Landscaping and Open Space Requirements 
The proposed site design includes landscaping along the frontage of Main Gate Road and 
“C” Street, the alleys within and around development, and within the interior park space. 
Although landscape plans are still in development, the proposed open space would meet 
the required minimum of 300 square feet of open space area per unit requirement where 
at least half is available to and private for the occupants of each dwelling unit.   

Regional Land Use Plans, Policies, and Regulation	
In addition to General Plan and Zoning Code regulations, the proposed project would be 
subject to the requirements and guidelines of several regional plans and policies. These 
plans and policies include, but are not limited to, the BAAQMD 2010 Clean Air Plan; the 
Regional Water Board’s San Francisco Basin Plan and applicable National Pollutant 
Discharge Elimination System permits; the 2007 Marin Countywide Plan, and the San 
Francisco Bay Conservation and Development Commission’s San Francisco Bay Plan. The 
proposed project would also be consistent with the Association of Bay Area Government 
and Metropolitan Transportation Commission’s Plan Bay Area Sustainable Communities 
Strategy as required by SB 375. The Sustainable Communities Strategy promotes compact 
development that is walkable and bikeable and close to transit, jobs, schools, shopping, 
parks, recreation, and amenities to help meet greenhouse gas reduction targets 
established for the region by the California Air Resources Board (ABAG and MTC, 2014). 
This is consistent with local General Plan policies and programs which emphasize compact 
and efficient growth through infill development instead of annexation and sprawl. 
Compliance with applicable plans, policies, and regulations are evaluated in their 
respective impact sections.  

With implementation of Mitigation Measure LAND-1, the project would not conflict with 
any applicable land use plan, policy, or regulation of an agency with jurisdiction over the 
project, resulting in a less-than-significant impact. 

c) Would the project conflict with any applicable habitat conservation plan or natural 
community conservation plan? 

No Impact. The City of Novato has not approved a habitat conservation plan or natural 
community conservation plan. The site is not within an area that is subject to a habitat or 
natural community conservation plan. Therefore, the project would not result in an 
impact. 



JUNE 2015   MAIN GATE ROAD AND “C” STREET PROJECT

   
   

 

71 

 
 

 

 Potentially 

Significant 
Impact 

Less Than 
Significant 
with 

Mitigation 
Incorporated 

Less Than 

Significant 
Impact 

No 
Impact 

XI. MINERAL RESOURCES     

Would the project:     

a) Result in the loss of availability of a known 
mineral resource that would be of value to the 
region and the residents of the state? 

   ■ 

b) Result in the loss of availability of a locally-
important mineral resource recovery site 
delineated on a local general plan, specific plan or 
other land use plan? 

   ■ 

 

No Impact. Mineral production in and around Novato has primarily consisted of sand and 
gravel. The State Division of Mines and Geology has designated three sites as Resource 
Sectors in the Novato area (MRZ-2 zones) in Black Point, Burdell Mountain, and Bowman 
Canyon. No mineral resources have been identified at the project site. The project would 
therefore have no impact in relation to these criteria. The project site is not designated by 
the General Plan or other land use plan as a locally important mineral recovery site. 
Therefore, implementation of the proposed project would not have an impact on mineral 
resources.
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XII. NOISE     
Would the project:     
a) Exposure of persons to or generation of noise 

levels in excess of standards established in the 
local general plan or noise ordinance, or 
applicable standards of other agencies? 

 ■   

b) Exposure of persons to or generation of excessive 
ground borne vibration or ground borne noise 
levels? 

  ■  

c) A substantial permanent increase in ambient noise 
levels in the project vicinity above levels existing 
without the project? 

  ■  

d) A substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above 
levels existing without the project? 

 ■   

e) For a project located within an airport land use 
plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use 
airport, would the project expose people residing 
or working in the project area to excessive noise 
levels? 

   ■ 

f) For a project within the vicinity of a private 
airstrip, would the project expose people residing 
or working in the project area to excessive noise 
levels? 

   ■ 

 

Affected Environment 

Noise-sensitive land uses (or receptors) can be defined as those areas that benefit from a 
lowered sound level, consistent with areas of primary human activities, such as sleeping 
or learning. Examples of noise-sensitive land uses include, but are not limited to, 
residences, schools, daycare facilities, hospitals, places of worship, parks, and libraries. 
Noise-sensitive land uses in the immediate project site vicinity include residences, a 
school, and a children’s center. 

There are several noise measurement scales that are used to describe noise in a particular 
location. A decibel (dB) is a unit of measurement that indicates the relative amplitude of a 
sound. The zero on the decibel scale is based on the lowest sound level that the healthy, 
unimpaired human ear can detect. Sound levels in decibels are calculated on a logarithmic 
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basis. Each 10-decibel increase in sound level is perceived as approximately a doubling of 
loudness over a fairly wide range of intensities.  

There are several methods of characterizing sound. The most common in California is the 
A-weighted sound level (dBA). All sound levels in this section are A-weighted, unless 
reported otherwise. This scale gives greater weight to the frequencies of sound to which 
the human ear is most sensitive.  

Because sound levels can vary markedly over a short period of time, a method for 
describing either the average character of the sound or the statistical behavior of the 
variations must be used. Most commonly, environmental sounds are described in terms of 
an average level that has the same acoustical energy as the summation of all the time-
varying events. This energy-equivalent sound/noise descriptor is called L

eq
. The most 

common averaging period is hourly, but it can be of any duration. 

Since the sensitivity to noise increases during the evening and at night—because 
excessive noise interferes with the ability to sleep—24-hour descriptors have been 
developed that incorporate artificial noise penalties added to quiet-time noise events. The 
Day/Night Average Sound Level, L

dn
, is a measure of the cumulative noise exposure in a 

community, with a 10-dB addition to nighttime (10:00 p.m. to 7:00 a.m.) noise levels. 

Existing Noise Environment 

A noise measurement survey was conducted in April 2014 to document and characterize 
existing noise levels on the project site. The survey occurred between Wednesday, April 16, 
2014 and Friday, April 18, 2014. Noise levels were measured at five locations. Two of the 
five measurements (LT-1 and LT-2) were long-term (i.e., 48+ hours in duration) and were 
made to quantify the daily trend in noise levels on-site and in the project site vicinity. The 
three remaining noise measurements (ST-1, ST-2, and ST-3) were short-term (i.e., 10 
minutes in duration). The measurement locations are shown in Appendix 3. Weather 
conditions during the noise measurements were characterized by clear skies, mild 
temperatures, and calm to light winds.  

Noise measurements were made using Larson-Davis Model 820 integrating sound level 
meters fitted with precision microphones and windscreens. The sound level measuring 
assemblies were calibrated before and after the noise monitoring survey, and the 
response of the systems was always found to be within 0.2 dB of the calibrated level. No 
calibration adjustments were made to the measured noise levels. 

Site LT-1 was located approximately 60 feet from the center of C Street at the northeast 
corner of the project site. Day-night average noise levels at site LT-1 were 58 dBA L

dn
. The 

daily distribution of noise levels at LT-1 is summarized in Appendix 3. Site LT-2 was 
located at the southeast corner of the project site, approximately 55 feet from the center  



MAIN GATE ROAD AND “C” STREET PROJECT  JUNE 2015
   
 

74  

 
 

TABLE 3 SHORT-TERM NOISE MEASUREMENT RESULTS 

Noise Measurement Location (Date-Time of 
Noise Measurement) L

eq
 L

50
 L

90
 

Estimated 
L

dn
 

ST-1 – Midpoint of site, approximately 150 
feet west of C Street (4/18/14 - 1:20 PM) 51 48 43 57 

ST-2 – Midpoint of site, approximately 225 
feet west of C Street (4/18/14 - 1:20 PM) 50 48 45 56 

ST-3 – Westernmost property line of site 
(4/18/14 - 1:30 PM) 50 48 45 56 

Source: Illingworth & Rodkin, Inc., 2014 

of Main Gate Road. The day-night average noise level at site LT-2 was 62 dBA Ldn. The daily 
distribution of noise levels at LT-2 is also summarized in Appendix 3. Short-term noise 
measurements were conducted at three additional locations, as indicated in Appendix 3. 
Table 3 summarizes the results of the short-term noise measurements. 

Noise Standards 

Noise standards applicable to the proposed project include General Plan policies and 
Municipal Code standards, which are summarized below.  

The General Plan identifies noise and land use compatibility standards for various land uses. 
The standards are in terms of exterior noise levels at private or shared exterior use areas. 
The City's “conditionally acceptable” noise level objective for residential land uses is 60 to 
75 dBA Ldn and the City’s “normally acceptable” noise level objective is 60 dBA Ldn. 
“Conditionally acceptable” noise levels may be permitted for its specified use only after 
detailed analysis of the noise reduction requirements is made and needed noise insulation 
features are included in the design of the project. These exterior noise performance 
standards are intended to result in compliance with the residential interior noise standard of 
45 dBA Ldn. 

Section 19.22.070 of the City’s Municipal Code establishes allowable exterior noise levels 
and allowable hours of construction. Noise from construction activities is exempt from the 
exterior noise level standards provided that the construction activities occur during the 
allowable hours specified under Item B, below. 

19.22.070 – Noise and Construction Hours. 

A. Uses, activities, and processes shall not generate or emit any noise or sound in 
excess of the levels provided in Table 3-5 [not shown] beyond the property line of 
the parcel on which they are located, except as provided in subsection B of this 
section. 



JUNE 2015   MAIN GATE ROAD AND “C” STREET PROJECT

   
 

75 

 
 

B. Exceptions. The following are exempt from the allowable noise level requirements 
of Table 3-5 as noted.  

 Authorized construction activities, including warming-up or servicing 
equipment, and any preparation for construction between 7:00 am and 6:00 
pm on weekdays, and between 10:00 am and 5:00 pm on Saturdays. No 
construction is allowed on Sundays or official federal national holidays, 
except as otherwise authorized herein by the Community Development 
Director;  

 Authorized grading activities and equipment operations between 7:00 am to 
6:00 pm weekdays only, when city inspectors are available.  

 Other construction activities as authorized in writings by the Community 
Development Director.  

 
C. Noise Measurement. Exterior noise levels shall be measured at the property line 
of the noise source. Noise measurement shall be made with a sound level meter 
using the “A” weighted scale at slow meter response. Fast meter response shall only 
be used for an impulsive noise.  

D. Authorized Construction. Authorized construction activity and uses established 
through the discretionary land use permit process may be subject to specific noise 
conditions of approval and/or mitigation measures that are more restrictive. 

Vibration Standards 

Section 19.22.090 of the Novato Municipal Code states as follows: “Uses, activities, and 
processes shall not generate ground vibration that is perceptible without instruments by the 
average person at any point along or beyond the property line of the parcel containing the 
activities. Vibrations from temporary construction, demolition, and vehicles that enter and 
leave the subject parcel (e.g., construction equipment, trains, trucks, etc.) are exempt.” 

Discussion  

a) Exposure of persons to or generation of noise levels in excess of standards established 
in the local general plan or noise ordinance, or applicable standards of other 
agencies?  

Future Exterior Noise Environment 

Less  Than Significant with Mitigation Incorporated. Vehicular traffic along Highway 
101, Main Gate Road, and C Street would continue to be the predominant source of noise 
affecting the noise environment at the project site. Future SMART trains would pass within 
about 550 feet of the project site, but would not sound their warning whistles at the nearest 
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point of passage unless necessary. Northbound SMART trains would be required to sound 
their warning whistles just north of State Access Road when approaching within one-quarter 
mile of the Hamilton Parkway at-grade crossing (over 1,000 feet from the project site). 
Maximum instantaneous noise levels received at the project site due to distant train horns 
would range from about 65 to 70 dBA Lmax when accounting for the distance between the 
noise source and receptor, the directionality of the whistle blast, and attenuation provided 
by intervening structures. Noise resulting from activities at the playground of the Novato 
Charter School, east of the site, would also be audible at times, but would not be a 
significant contributor to the future noise environment expected at the site. 

Highway 101 is located approximately 800 feet west of the project site and is a contributor 
to the existing noise environment. Future population growth in Novato and in surrounding 
communities is anticipated to result in additional vehicle trips along area roadways, 
increasing noise levels at the project site by 1 to 2 dBA L

dn
 by the future horizon year of 

2035. Similar noise increases are expected along Main Gate Road because of additional 
future traffic volumes. The future noise environment at the site is anticipated to range from 
58 dBA Ldn at Hamilton Square to up to 65 dBA Ldn at the residential units nearest Main 
Gate Road. 

Hamilton Square, an approximately 10,270 sq.ft. open space area located on the interior 
of the site, would be the residents’ primary outdoor activity area. Exterior noise levels at 
Hamilton Square are calculated to be less than 60 dBA L

dn
 when accounting for the 

distance from the noise sources and the acoustical attenuation provided by intervening 
buildings. Exterior noise levels at Hamilton Square would be considered “normally 
acceptable” according to the General Plan. 

Future Interior Noise Environment 

The City of Novato requires that interior noise levels within new residential units be 
maintained at or below 45 dBA L

dn
. In buildings of typical construction, with the windows 

partially open, interior noise levels are generally 15 dBA lower than exterior noise levels. 
With the windows closed, standard residential construction typically provides about 20 to 
25 decibels of noise reduction. For example, a unit exposed to exterior noise levels of 65 
dBA L

dn
 would be 50 dBA L

dn
 inside with the windows partially open and would range from 

40 to 45 dBA L
dn
 with the windows shut. Attaining the necessary noise reduction from 

exterior to interior spaces is possible with proper wall construction techniques, the 
selection of proper windows and doors, and the incorporation of a forced-air mechanical 
ventilation system to allow the occupant the option of controlling noise by closing the 
windows. The future noise environment at the site is anticipated to range from 58 dBA L

dn
 at 

Hamilton Square to up to 65 dBA L
dn
 at the residential units nearest Main Gate Road. Interior 

noise levels would exceed the maximum allowable interior sound level of 45 dBA L
dn
 

without the incorporation of forced-air mechanical ventilation in the project’s design. 
Standard construction methods (windows and doors necessary to meet building energy 
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efficiency standards) would be sufficient at all exterior facades. No special sound-ratings 
are required for windows or doors.  

Mitigation Measure NOI-1: Provide a suitable form of forced-air mechanical 
ventilation, as determined by the City Engineer, for residential units throughout the 
site, so that windows could be kept closed at the occupant’s discretion to control 
noise and achieve the 45 dBA L

dn
 interior noise standard.  

The implementation of Mitigation Measure NOI-1 would reduce interior noise to 45 dBA L
dn
 

or less, resulting in a less-than-significant impact. 

b) Exposure of persons to or generation of excessive ground borne vibration or ground 
borne noise levels?  

Less Than Significant. In general, ground borne vibration from standard construction 
practices (i.e., construction that does not involve pile driving) is only a potential issue 
when within 25 feet of sensitive uses based on reference vibration levels from the U.S. 
Department of Transportation, Federal Transit Administration (FTA, 2006) and vibration 
attenuation theory. Because construction is not proposed within 25 feet of any sensitive 
uses and does not involve pile driving, the potential impact of ground borne vibration is 
considered less than significant. 

As discussed in the Draft Environmental Impact Report (DEIR) for the Sonoma-Marin Area 
Rail Transit project (SMART, 2005), the FTA has established a vibration impact criterion of 
0.01 inches per second root mean square (RMS) vibration velocity. This vibration velocity 
level is perceptible to humans but is generally not considered disturbing. Vibration 
damage to even fragile structures does not occur unless vibration levels are much greater 
than the levels found disturbing by most people. A vibration velocity level less than 0.12 
inches per second peak particle velocity (approximately 0.03 inches per second RMS 
velocity) would not cause damage to fragile historic buildings.  

The Sonoma-Marin Area Rail Transit Project DEIR concluded that, while the effect of 
ground borne vibration from future SMART operations could be perceptible to sensitive 
receptors within 20 to 100 feet of the tracks, that vibration would be negligible at less 
than the applicable FTA significance criterion of 0.01 inches per second RMS vibration 
velocity. The nearest building façade of the proposed project would be located over 500 
feet from future SMART tracks. Therefore, the impact of ground borne vibration would be 
less than significant. 

Ground borne noise in buildings and structures is produced when interior surfaces such 
as walls and floors are “excited” into motion by ground borne vibration transmitted into a 
given structure. Ground borne noise is primarily a concern for underground subway 
projects and is not typically an issue for standard construction practices. Operation of the 
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proposed project would also not be a source of ground borne vibration or ground borne 
noise. Therefore, neither construction nor operation of the proposed project would 
expose persons to or generate excessive ground borne vibration or noise levels.  

c) A substantial permanent increase in ambient noise levels in the project vicinity above 
levels existing without the project? 

Less Than Significant. The proposed project would slightly increase traffic volumes along 
roadways serving the project site. According to the project traffic consultant, the project 
is expected to generate 14 new AM and 16 new PM peak hour trips. A substantial noise 
level increase is considered to be 3 dBA Ldn or more because changes in environmental 
noise levels of 3 dBA Ldn or less are usually not noticeable in outdoor environments. 

It is generally accepted that a doubling in daily traffic volumes along a given roadway will 
result in a noise level increase of 3 dBA Ldn. Under existing conditions, there are 670 
vehicle trips along Main Gate Road during the AM peak hour and 701 vehicle trips along 
Main Gate Road during the PM peak hour. The addition of 14 to 16 new peak hour trips 
would be negligible when compared to the traffic currently using the intersection. 
Therefore, project-related traffic would not result in a substantial noise level increase in 
the project vicinity above existing conditions. 

d) A substantial temporary or periodic increase in ambient noise levels in the project 
vicinity above levels existing without the project? 

Less Than Significant with Mitigation Incorporated. The project would include the 
construction of 31 townhome units. Various types of equipment would be used for  
construction purposes. The loudest expected phase of construction would include  
grading/excavation, which would utilize excavators, graders, dozers, and tractors. 
Maximum instantaneous noise levels resulting from the operation of construction 
equipment during this phase would range from 85 dBA to 90 dBA Lmax at a distance of 50 
feet. Average noise levels generated by grading activities associated with the project are 
calculated to reach 85 dBA Leq at a distance of 50 feet during busy periods. During each 
stage of construction, there would be a different mix of equipment operating at any given 
time. Construction noise levels would vary by stage and vary within stages based on the 
amount of equipment in operation and location where the equipment is operating.  

Residences and educational land uses bordering the site would be temporarily affected by 
construction noise. Standard methods for acoustical analysis of construction sites are based 
on the distance from the “acoustical center” or construction activity center of the site to the 
nearest noise-sensitive receptor, as was the case for this analysis. In other words, noise 
from the proposed pieces of construction equipment is not modeled at the construction 
area boundary, but rather at the approximate center of the area in which most construction 
activity is likely to occur. The nearest noise-sensitive receptors are located approximately 
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300 feet from the center of the proposed construction site. Construction noise levels drop 
off at a rate of about 6 dBA per doubling of distance between the noise source and receptor, 
so noise levels at 300 feet would be expected to be approximately 16 dBA lower than those 
predicted at a distance of 50 feet (69 to 74 dBA Lmax and 69 dBA Leq). This prediction does 
not take into account intervening structures or terrain that could reduce noise levels further. 

Noise impacts resulting from construction activities would depend on the noise generated 
by various pieces of construction equipment, the timing and duration of noise-generating 
activities, and the distance between construction noise sources and noise-sensitive 
receptors. Construction noise impacts primarily result when construction activities occur 
during noise-sensitive times of the day (early morning, evening, or nighttime hours), the 
construction occurs in areas immediately adjoining noise-sensitive land uses, or when 
construction durations last over extended periods of time. The proposed hours of 
construction are from 7:00 a.m. to 6:00 p.m. on weekdays and from 10:00 a.m. to 5:00 
p.m. on Saturdays, consistent with the hours for which the City exempts construction-
related noise. No construction is proposed on Sundays or legal holidays. Therefore, 
temporary construction would occur within the hours construction noise is exempted from 
the City’s noise regulations and, as a result, would not occur during the more noise-
sensitive times of the day. 

While construction activities would occur between the hours construction noise is exempted 
by the City, construction activities could result in a substantial temporary increase in 
ambient noise levels in the project vicinity above levels existing without the project. 
However, construction activities would result in a less-than-significant short-term noise 
impact provided that mitigation measures, in the form of best available construction noise 
controls specified in Mitigation Measure NOI-2 below, are implemented during all 
construction phases. 

Mitigation Measure NOI-2: Construction equipment shall be well maintained and used 
judiciously to be as quiet as practical. The following measures, when applicable, shall 
be followed to reduce noise from construction activities and shall be the responsibility 
of the project applicant: 

 Equip all internal combustion engine-driven equipment with mufflers, which are 
in good condition and appropriate for the equipment.  

 Use "quiet" models of air compressors and other stationary noise sources where 
technology exists.  

 Locate stationary noise-generating equipment and construction staging areas as 
far as feasible from sensitive receptors when sensitive receptors adjoin or are 
near a construction area.  
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 Prohibit unnecessary idling of internal combustion engines. 

 Designate a "construction liaison" that would be responsible for responding to 
any local complaints about construction noise. The liaison would determine the 
cause of the noise complaints (e.g., starting too early, bad muffler, etc.) and 
institute reasonable measures to correct the problem. Conspicuously post a 
telephone number for the liaison at the construction site. 

 Hold a pre-construction meeting with the job inspectors and the general 
contractor/on-site project manager to confirm that noise mitigation and 
practices (including construction hours, construction schedule, and noise 
coordinator) are completed. 

 
Mitigation Measure NOI-2 would reduce noise generated by the construction of the project 
to the maximum extent feasible. Construction noise impacts due to construction would be 
considered less than significant with mitigation. 

e) For a project located within an airport land use plan or, where such a plan has not 
been adopted, within 2 miles of a public airport or public use airport, would the 
project expose people residing or working in the project area to excessive noise levels? 

No Impact. The project site is not located within an airport land use plan or within 2 miles 
of an airport. Therefore, implementation of the proposed project would not expose 
persons within the project site to high levels of airport-related noise. There would be no 
impact. 

f) For a project within the vicinity of a private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels?  

No Impact. The proposed project is not located within the vicinity of a private airstrip. The 
Hamilton Army Airfield has been closed since the mid-1990s and the San Rafael private 
airstrip is located 2.5 miles south. Therefore, implementation of the proposed project 
would not expose persons within the project site to high levels of airstrip-related noise. 
There would be no impact. 
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XIII. POPULATION AND HOUSING     
Would the project:     
a) Induce substantial population growth in an area, 

either directly (for example, by proposing new 
homes and businesses) or indirectly (for example, 
through extension of roads or other 
infrastructure)? 

  ■  

b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement 
housing elsewhere? 

   ■ 

c) Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

   ■ 

 

Affected Environment 

The proposed project would add 31 units to the housing stock of the City of Novato. This 
section analyzes the potential impact of the project on existing uses in the vicinity due to 
the potential displacement of housing or people. 

Discussion  

a) Would the project induce substantial population growth in an area, either directly (for 
example, by proposing new homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)?  

Less Than Significant. With 31 units, the proposed project is estimated to result in an on-
site population of about 77 persons (2.5 persons/household). The proposed project 
addresses the following goals from the 2015-2023 Housing Element adopted in November 
2014: 

Maintain and enhance existing housing and blend well-designed new housing into existing 
neighborhoods  

Use land efficiently to meet housing needs, minimize environmental impacts and maximize 
opportunities to use alternative transportation modes such as transit, bicycling and walking 

The site’s development would contribute toward the City’s goal of locating housing within 
walking distance of public transit facilities. In addition, the project contributes to the 
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General Plan’s emphasis on compact and efficient growth through infill development 
instead of annexation and sprawl. Furthermore, considering the City of Novato has 
approximately 21,713 housing units, an additional 31 units would not induce substantial 
population growth directly or indirectly and would therefore have a less-than-significant 
impact related to population growth (ACS, 2009-2013). 

b) Would the project displace substantial numbers of existing housing, necessitating the 
construction of replacement housing elsewhere? 

No Impact. The project site is vacant. There are no residential units on the site. As a 
result, development of the project would not result in the displacement of residential 
units nor necessitate construction of replacement housing elsewhere. 

c) Would the project displace substantial numbers of people, necessitating the 
construction of replacement housing elsewhere? 

No Impact. Development of the project would not result in the displacement of people nor 
necessitate construction of replacement housing elsewhere.  
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XIV. PUBLIC SERVICES     
Would the project:     
a) Would the project result in substantial adverse 

physical impacts associated with the provision of 
new or physically altered governmental facilities, 
need for new or physically altered governmental 
facilities, the construction of which could cause 
significant environmental impacts, in order to 
maintain acceptable service ratios, response times 
or other performance objectives for any of the 
public services: 

    

 Fire protection?   ■  

 Police protection?   ■  

 Schools?   ■  

 Parks?   ■  

 Other public facilities?   ■  

 
Affected Environment 

The project site is in an urban area served by existing infrastructure and public services. 
This section evaluates the potential impact of the project, which includes 31 residential 
units, on the provision of services. 

Discussion  

a) Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities, need for new or 
physically altered governmental facilities, the construction of which could cause 
significant environmental impacts, in order to maintain acceptable service ratios, 
response times or other performance objectives for any of the public services: fire 
protection, police protection, schools, parks, or other public facilities? 

Fire Protection - Less Than Significant. Fire protection to the project site is provided by 
the Novato Fire Protection District (NFPD). The NFPD operates five fire stations in Novato. 
Station 65 (Hamilton) located at 5 Bolling Drive, (approximately 0.5 miles away) is the 
nearest station to the project site. The station accommodates quarters for a 3-person Fire 
District Paramedic Engine Company (including one Captain, one Engineer and one 
Firefighter/Paramedic staff) and the 15-person Tam Fire Crew (part of Marin County Fire 
Department) during Wildland Fire Season. Station 5 also provides office space for law 
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enforcement partners (Novato Police, Marin County Sheriff, and California Highway Patrol) 
and the Marin County Coroner (City of Novato, 2014c).  

Based on nationally recognized standards, the NFPD strives to maintain an emergency 
response time goal of 8 minutes from the time a call is received, 90 percent of the time. 
Currently, the NFPD has an average response time of 5 minutes from the time a call is 
received (Felciano, 2014). 

Implementation of the project may result in an incremental increased demand for fire 
protection services. However, the project is located on a site in a highly-developed area, in 
close proximity to existing fire protection services. The project would not require the 
provision of or need for new or physically altered facilities to continue to serve the project 
site. As a result, the project would not result in a substantial adverse physical impact nor 
would it substantially affect response times for fire services. The project’s impact related 
to the provision of fire services would be less than significant. 

Police Protection - Less Than Significant. Law enforcement services in Novato are 
provided by the Novato Police Department. Novato has one police station located at 909 
Machin Avenue, approximately 4.5 miles from the project site. The Police Department has 
59 sworn officer positions 23 civilians, 3 part-time interns and 17 volunteers (City of 
Novato, 2014d). The result is a ratio of 1.11 sworn officers for every 1,000 residents 
(based on an estimated 53,301 residents in 2012) (United States Census, 2012).  

Implementation of the project may result in an incremental increased demand for police 
services. However this increase would not be substantially greater than the existing 
demand for police services in the area, and thus meeting this additional demand would 
not require the provision of or need for new or physically altered facilities to continue to 
serve the project site. The project would therefore have a less-than-significant impact on 
police protection services. 

Schools – Less Than Significant. The project could generate students, as some of the 
residents of the 31 new units may be families with school-age children. It is anticipated 
that existing schools in the area could accommodate these new students. 

The Novato Unified School District contains 8 elementary schools, 2 middle schools, 2 
high schools, 1 continuation school, and 1 independent study education school. The 
school district also operates Novato Charter School, serving kindergarten through 8th 
grade students, and the Nexus Academy for grades 7 through 10. The project site lies 
within the school boundaries for Hamilton Elementary School (Kindergarten through 8th 

grade), San Jose Intermediate School (6th through 8th grade), and Novato High School (9th 
through 12th grade). The project site is also adjacent to the Novato Charter School. Table 4 
describes capacity and current enrollment for each of the schools serving the project site. 
To determine the number of students that the project could generate, the District uses  
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TABLE 4 PROJECTED POPULATION GROWTH AND CAPACITY, BY SCHOOLS SERVING THE 

PROJECT SITE 

School Capacity 2013-2014 Enrollment 

Hamilton Elementary 760 720 

Novato Charter 250 258 

San Jose Intermediate 800 721 

Novato High 1,914 1,331 
Source: Ashe, Dave, Construction Manager, Novato Unified School District, 2014. Personal Communication. May 
6. 

students per household factors to estimate student enrollment. For attached single-family 
housing, the factor is 0.516. Based on these factors and assuming 31 units, an increase of 
approximately 16 students could result from the project. As shown in Table 4 above, 
although Novato Charter School is overcapacity, the local elementary, intermediate, and 
high schools have adequate capacity to accommodate these students. 

In addition, the project would be subject to school impact fees for residential 
development constructed within the City to be paid to the district, effective September 1, 
2014 for developments over 500 square feet (NUSD, 2014). 

The project would not result in a substantially increased demand for school facilities, and 
would not require new or expanded school facilities. Additionally, it would pay the school 
the impact fee. As a result, the project’s impact would be less than significant on school 
facilities. 

Parks – Less Than Significant. Parks within the vicinity of the project include the sports 
field at Hamilton Elementary, public open space on the north side of Hamilton Parkway 
northeast of the project site, the San Francisco Bay Trail, and several large open space 
areas including Loma Verde Preserve and Pacheco Valle Preserve, west of Highway 101 
which offer outdoor activities such as hiking, horseback riding, and mountain biking. The 
project also includes private on-site open space and recreation space including a central 
park space, patios, landscaped areas, and plaza that would provide residents with space 
to support active and passive recreation. 

The City mitigates impacts created from additional demands on existing park and 
recreation services due to the increase in new residential development by imposition of 
park-in-lieu fees. Half of the total fee is due as a condition of final map or parcel map 
approval, with the remaining balance paid at the time of issuance of building permits 
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(paid per permit) for subdivisions with less than 50 units as defined in the Novato 
Municipal Code, Chapter 9-20: Park Dedication and In-Lieu Fees (Quimby). 

Residents of the project would not be expected to increase the use of existing 
neighborhood parks and recreation facilities to such extent that these facilities would be 
physically degraded or their substantial physical deterioration would be accelerated. The 
incremental residential growth that would result from the project would not require the 
construction of new recreational facilities or the expansion of existing facilities. The 
impact on recreational facilities would therefore be less than significant.
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XV. RECREATION     
Would the project:     
a) Increase the use of existing neighborhood and 

regional parks or other recreational facilities such 
that substantial physical deterioration of the 
facility would occur or be accelerated? 

  ■  

b) Does the project include recreational facilities or 
require the construction or expansion of 
recreational facilities which might have an adverse 
physical effect on the environment?  

  ■  

 
Affected Environment 

The City of Novato is served by numerous parks and approximately 200 acres of open 
space (59 acres of developed park land, 169 acres of undeveloped future park lands) 
(General Plan, 1996). The City owns and operates a range of recreation facilities, 
including: the Downtown Recreation Center, City Hall, Hamilton Community Center, Hill 
Community Room, Margaret Todd Senior Center, Novato Arts Center at Hamilton Field, a 
skate park, tennis courts, and a gymnastics center (City of Novato, 2014e). Hamilton Field 
alone offers 70 acres of park and open space and 50 acres of community facilities (The 
Landing at Hamilton, 2014).  

The General Plan has several objectives and policies encouraging the development of 
more parks and trails for Novato residents including: 

EN Objective 14 Provide an attractive and comprehensive system of parks and trails 
throughout the city to meet the recreational needs of the entire community. 

EN Policy 44 Park and Recreation Facilities. Develop and maintain to the maximum extent 
possible given available resources a system of parks to meet the needs of Novato residents. 

EN Policy 45 Community and Neighborhood Parks. Consider implementing planning and 
funding for community parks. Encourage neighborhood parks emphasizing homeowner 
association ownership. 

EN Program 45.1: Consider requiring developers to provide neighborhood parks in keeping 
with their project and also contribute toward communitywide parks consistent in the 
anticipated use of community facilities by potential residents of the proposed development. 
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The project includes an open space in the center of the project site in addition to an 
adjacent plaza area with Mail Pavilion that leads to an entry green along Main Gate Road 
to serve the recreational needs of future residents. Furthermore, in accordance with the 
R10 zoning designation, the project would satisfy the minimum of 300 square feet of 
open space area per unit requirement where at least half is available to and private for the 
occupants of each dwelling unit.  

Discussion  

a) Would the project increase the use of existing neighborhood and regional parks or 
other recreational facilities such that substantial physical deterioration of the facility 
would occur or be accelerated? 

Less Than Significant. Residents of the project would not be expected to increase the use 
of existing recreation facilities, including the community center, arts center, senior center, 
skate park, and gymnastics center, to such extent that these facilities would be physically 
degraded or their substantial physical deterioration would be accelerated. 

As previously stated, the City mitigates impacts created from additional demands on 
existing park and recreation services due to the increase in new residential development 
by imposition of park-in-lieu fees. Half of the total fee is due as a condition of final map or 
parcel map approval, with the remaining balance paid at the time of issuance of building 
permits (paid per permit) for subdivisions with less than 50 units as defined in the Novato 
Municipal Code, Chapter 9-20: Park Dedication and In-Lieu Fees (Quimby).  

 The incremental residential growth that would result from the project would not result in 
substantial or accelerated physical deterioration. The impact on recreational facilities 
would therefore be less than significant. 

b) Does the project include recreational facilities or require the construction or expansion 
of recreational facilities which might have an adverse physical effect on the 
environment? 

Less Than Significant. The project does not propose the construction or expansion of 
any new recreational facilities that might have an adverse physical effect on the 
environment, although the project does include on-site open space and recreation 
facilities including a large park space. The incremental residential growth that would 
result from the project would not require the construction of new recreational facilities or 
the expansion of existing facilities. The impact on recreational facilities would therefore 
be less than significant. 
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XVI. TRANSPORTATION/TRAFFIC     
Would the project:     
a) Conflict with an applicable plan, ordinance or 

policy establishing measures of effectiveness for 
the performance of the circulation system, taking 
into account all modes of transportation including 
mass transit and non-motorized travel and 
relevant components of the circulation system, 
including but not limited to intersections, streets, 
highways and freeways, pedestrian and bicycle 
paths, and mass transit? 

  ■  

b) Conflict with an applicable congestion 
management program, including, but not limited 
to level of service standards and travel demand 
measures, or other standards established by the 
county congestion management agency for 
designated roads or highways? 

  ■  

c) Result in a change in air traffic patterns, including 
either an increase in traffic levels or a change in 
location that results in substantial safety risks? 

   ■ 

d) Substantially increase hazards due to a design 
feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm 
equipment)? 

  ■  

e) Result in inadequate emergency access?   ■  

f) Conflict with adopted polices, plans, or programs 
regarding public transit, bicycle, or pedestrian 
facilities, or otherwise decrease the performance 
or safety of such facilities? 

  ■  

Affected Environment 

The section below provides background information and presents the methodology for 
the traffic analysis, based on the “Final Traffic Impact Analysis for the development of a 
Professional Business Office Campus called the Hamilton Main Gate Plaza in Hamilton 
Field Novato CA” prepared by Kimley-Horn and Associates and dated June 11, 2007 and 
attached as Appendix 4.  
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Discussion  

a) Conflict with an applicable plan, ordinance or policy establishing measures of 
effectiveness for the performance of the circulation system, taking into account all 
modes of transportation including mass transit and non-motorized travel and relevant 
components of the circulation system, including but not limited to intersections, 
streets, highways and freeways, pedestrian and bicycle paths, and mass transit?  

Background 

Analysis of environmental impacts at intersections is based on the concept of Level of 
Service (LOS). LOS is used to rank traffic operation on various types of facilities based on 
traffic volumes and roadway capacity using a series of letter designations ranging from A 
to F. Generally, LOS A represents free flow conditions and LOS F represents forced flow or 
breakdown conditions. A unit of measure that indicates a level of delay generally 
accompanies the LOS designation. 

The study intersections were analyzed using methodologies published in the Highway 
Capacity Manual (HCM), Transportation Research Board, 2000. This source contains 
methodologies for various types of intersection control, all of which are related to a 
measurement of delay in average number of seconds per vehicle. 

City Standards 

The City of Novato’s General Plan includes the following objective, policy and program 
regarding traffic operation. 

TR Objective 2: Improve and manage the City’s roadway system to accommodate future growth 
and maintain acceptable levels of service. 

TR Policy 4, Level of Service Standards. Establish traffic Level of Service (LOS) standards for use 
in (1) evaluating the impacts of proposed development projects so the project can be 
redesigned or effective mitigation measures can be implemented, (2) making improvements to 
the roadway system, and (3) determining appropriate traffic impact fees. 

TR Program 4.1: Establish traffic Level of Service standards as follows: 

1) At intersections with signals or four-way stop signs: operation at LOS D 

2) At intersections with stop signs on side streets only: operation at LOS E 

Mitigation measures which reduce side street delay, such as traffic signals, all-way stops 
and/or center two-way left turn lanes need to be considered when LOS F conditions are 
projected for side street traffic. The volume of traffic also needs to be considered when 
evaluating the severity of side street traffic operations. 



JUNE 2015   MAIN GATE ROAD AND “C” STREET PROJECT

   
 

91 

 
 

Study Area 

Three intersections were evaluated in the Final Traffic Impact Analysis for the 
development of a Professional Business Office Campus called the Hamilton Main Gate 
Plaza in Hamilton Field Novato CA prepared by Kimley-Horn and Associates and dated 
June 11, 2007. The study area included the intersections of (1) Nave Drive/Main Gate 
Road, (2) Nave Drive/State Access Road and (3) Main Gate Road/”C” Street. Operating 
conditions at these three locations were evaluated in this prior study, and it was 
concluded that all three were operating acceptably under Existing volumes and would 
continue to do so upon adding project-generated traffic. It was noted that, “With the 
addition of project traffic the change in average delay or volume to capacity ratio is 
negligible and does not change the intersection level of service.” Based on the information 
presented in that study, the critical intersection, or the one exhibiting the lowest (worst) 
service level, is Nave Drive/Main Gate Road. This intersection was selected to represent 
the study area as it has been included in other studies and information relative to future 
conditions are therefore available for this location. Note that similar information is not 
available for either of the other intersections evaluated by Kimley-Horn.  

In order to confirm that the 2007 data were still adequate for evaluating the current 
project proposal, the operational results from 2007 were compared to operational results 
as contained in the Existing Conditions Background Report prepared by W-Trans for the 
City using volumes collected in 2013 for numerous intersections throughout the City; this 
report was prepared as a first step in the City’s General Plan update process. It was 
determined that volumes are similar or lower than those used for the 2007 study, making 
the analysis somewhat conservative. 

Planned Improvements 

Based on a review of the City of Novato’s Capital Improvement Plan (CIP), the following 
improvement projects are planned near the proposed project site: 

 Hamilton Wetlands Access Road 

 Sidewalk on Nave Drive from Bolling Drive to Hamilton School  

Level of Service 

Based on the City of Novato’s General Plan Existing Conditions Background Report from 
2014, the intersection of Nave Drive/Main Gate Road is currently operating acceptably at 
Level of Service (LOS) A or B during the weekday AM and PM peak periods. 

Future operating conditions at this intersection obtained from the 2002 Citywide Traffic 
Model Update, W-Trans, April 2002 were reviewed. This study indicates that, with a minor 
improvement to include a right-turn overlap, the intersection of Nave Drive/Main Gate 
Road is expected to operate acceptably under build-out volumes that include development 
of all of the parcels that were vacant or under-developed at the time the report was 



MAIN GATE ROAD AND “C” STREET PROJECT  JUNE 2015
   
 

92 

 
 

prepared. While it is noted that some time has elapsed since this report was prepared, a 
comparison of Existing Conditions in 2007 (Kimley-Horn) are quite similar to the Existing 
Conditions reported in 2002, and operation as reported in the General Plan Existing 
Conditions Background Report in 2014 is better than what was reported in 2002, thus the 
data appears reasonable for use in this review. 

Project Trip Generation 

The trip generation for the project site that was used for the previous analysis was 
reviewed and compared to the current proposal. As shown in Table 5, the proposed 
housing project is expected to generate an average of 180 trips per weekday, including 
14 trips during the AM peak hour and 16 trips during the PM peak hour. The previously 
proposed project included 30,550 square feet of office space, and was expected to 
generate an average of 535 trips on a daily basis, with 73 of those during the AM peak 
hour and 113 during the PM peak hour. Assuming there were at least four vehicle fueling 
positions at this service station (which is fewer pumps than would typically be included), 
the site would have generated an average of about 674 daily trip ends, including 49 
during the AM peak hour and 55 during the PM peak hour. The currently proposed project 
is expected to generate substantially fewer trips than the previous use as well as the 
previously proposed project and would not exceed the City’s thresholds documented 
above in City Standards; as a result, the current project’s impact on traffic operation is 
less than significant. While not used for the analysis, the trip generation estimates for 
both the previously proposed project and prior site uses provide context in terms of how 
the number of trips that the proposed site uses would generate compare to these other 
development scenarios. 

The three study intersections (Nave Drive/Main Gate Road, Nave Drive/State Access Road 
and Main Gate Road/”C” Street) would operate at an acceptable LOS. Further, project-
related payments into the impact fee program would facilitate funding for planned 
improvements, making the project’s cumulative impacts also less than significant.  

b) Conflict with an applicable congestion management program, including, but not 
limited to level of service standards and travel demand measures, or other standards 
established by the county congestion management agency for designated roads or 
highways?  

Less Than Significant. As noted above, implementation of the proposed project does not 
result in deterioration of traffic operating conditions, including the level of service 
standard of LOS D for Urban and Suburban Arterials including highways that serve as 
arterials. The project therefore does not conflict with any standards and/or policies 
established by the County of Marin’s Congestion Management Agency (CMA), and would 
result in a less-than-significant impact based on the standards established by the CMA. 
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TABLE 5 TRIP GENERATION SUMMARY 

Land Use Units Daily AM Peak Hour PM Peak Hour 

Rate Trips Rate Trips In Out Rate Trips In Out 

Townhomes 31 Units 5.81 180 0.44 14 2 12 0.52 16 11 5 

Source: Trip Generation Manual, 9th Edition, Institute of Transportation Engineers, 2012. 

c) Result in a change in air traffic patterns, including either an increase in traffic levels 
or a change in location that results in substantial safety risks?  

No Impact. The project does not include any elements that would generate or impede any 
air traffic patterns. Therefore it would have no impact on air traffic patterns. 

d) Substantially increase hazards due to a design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment)?  

Less Than Significant. Access to the project site is proposed via two driveways; one each 
on Main Gate Road and “C” Street. Main Gate Road has a raised center median, so this 
driveway would be limited to right-turns in and out. The driveway on “C” Street would have 
full access and accommodate turns in both directions. Both driveways as well as the 
internal roadways have been designed to avoid any sharp curves and are consistent with 
the City of Novato’s design standards. The tentative map submitted by the applicant 
appears to match these design standards and will be subject to the review and approval of 
the City’s Engineering Department.  

The project plans also address sight distance at the site’s access driveways to and from 
the adjoining streets. Sight lines are clear to the east along Main Gate Road, affording 
drivers stopping sight distances which meet minimum standards for movements both into 
and out of the site. Similarly, “C” Street is straight and flat, so adequate sight lines will be 
available for drivers entering and exiting the site, as well as between drivers entering and 
those following them. 

Based on review of the project plans, there would be a less-than-significant impact relative 
to increased hazards due to site design. 

e) Result in inadequate emergency access?  

Less Than Significant. Emergency access to the project site would be from either Main 
Gate Road or “C” Street. Either entrance would provide adequate access for emergency 
responders. In addition, due to the low number of project generated trips, the proposed 
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project is expected to have minimal effect on response times for emergency vehicles. 
Therefore, the proposed project would have a less-than-significant impact on emergency 
access. 

f) Conflict with adopted polices, plans, or programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease the performance or safety of such 
facilities? 

Less Than Significant. The project site plan shows pedestrian pathways connecting the 
residential units to an internal park and other units. Curb, gutter, and sidewalks already 
exist along the project frontage with Main Gate Road, but would be constructed on “C” 
Street. These facilities would improve pedestrian access in the area, especially as adjacent 
properties are developed and install frontage improvements. 

The SMART Novato South Station is proposed to be located to the east of the project site 
between Main Gate Road and North Hamilton Parkway. According to SMART’s project 
description, with implementation of the SMART project a Class I pedestrian and bicycle 
pathway would be constructed within SMART right-of-way (SMART, 2014). This multi-use 
pathway would provide a connection between the project site and the Marin Airporter 
Hamilton Terminal and the Grosvenor Square shopping center located to the north of the 
project site along North Hamilton Parkway near Nave Drive. The connection to North 
Hamilton Parkway would also provide a crossing point to the east side of the SMART 
tracks. This pathway would provide the project with convenient access for both 
pedestrians and bicyclists to local shopping and transit opportunities. 

With construction of sidewalk along the project frontage as proposed, the project would 
have a less-than-significant impact on alternative transportation. 
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XVII. UTILITIES AND SERVICE SYSTEMS     
Would the project:     
a) Exceed wastewater treatment requirements of the 

applicable Regional Water Quality Control Board? 
  ■  

b) Require or result in the construction of new water 
or wastewater treatment facilities or expansion of 
existing facilities, the construction of which could 
cause significant environmental effects? 

  ■  

c) Require or result in the construction of new storm 
water drainage facilities or expansion of existing 
facilities, the construction of which could cause 
significant environmental effects? 

  ■  

d) Have sufficient water supplies available to serve 
the project from existing entitlements and 
resources, or are new or expanded entitlements 
needed? 

  ■  

e) Result in a determination by the wastewater 
treatment provider which serves or may serve the 
project that it has adequate capacity to serve the 
project’s projected demand in addition to the 
provider’s existing commitments? 

  ■  

f) Be served by a landfill with sufficient permitted 
capacity to accommodate the project’s solid waste 
disposal needs? 

  ■  

g) Comply with federal, state, and local statutes and 
regulations related to solid waste? 

  ■  

 

Affected Environment 

An overview of the existing conditions related to wastewater, water supply, stormwater 
runoff, and solid waste is provided below within the responses to the checklist questions.  

Discussion  

a) Would the project exceed wastewater treatment requirements of the applicable 
Regional Water Quality Control Board? 

Less Than Significant. The City of Novato is located within the jurisdiction boundaries of 
the San Francisco Bay Regional Water Quality Control Board (Regional Water Board). The 
Regional Water Board provides groundwater protection, wastewater discharge regulation, 
site cleanups, brownfields cleanups, stormwater basin planning, water quality 
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information, enforcement, and stream and waterway protection. Under the Regional Water 
Board National Pollutant Discharge Elimination System (NPDES) permit system, all existing 
and future municipal and industrial discharges to surface waters within the City would be 
subject to regulation.  

Wastewater from the project would be directed to existing facilities, which would continue 
to comply with all provisions of the NPDES program, as enforced by the Regional Water 
Board. Therefore, the project would not result in an exceedance of wastewater treatment 
requirements and the impact is less than significant. 

b) Would the project require or result in the construction of new water or wastewater 
treatment facilities or expansion of existing facilities, the construction of which could 
cause significant environmental effects? 

Less Than Significant. Novato Sanitary District (NSD) provides wastewater collection, 
treatment, and disposal services for the entire Novato community. The wastewater 
treatment plant is the Novato Treatment Plant, which is currently designed for an average 
dry weather flow of 7.05 mgd (million gallons per day) (NSD, 2008, revised 2012). In 
2010, this plant was significantly upgraded and placed into service. That same year, the 
NSD entered into an agreement with Veolia Water to operate the district’s treatment 
facilities on a contract basis.  

North Marin Water District (NMWD) supplies water to the City of Novato and has a mutual 
aid relationship with NSD. In 2011, NSD and NMWD expanded a joint recycled water 
program and construction of new facilities was initiated at the Novato Treatment Plant to 
provide additional recycled water production capability.  

The General Plan includes the following related policy: 

PF Program 4.2: Work with the Novato Sanitary District to ensure that wastewater is 
adequately collected, treated, and disposed of. 

The project would generate wastewater that would be treated by NSD facilities. A new 
development project is required to pay a sewer connection fee, provide the fee structure 
for the installation and connection of sanitary sewers, regulate the discharge of waters 
and wastes into the public sewer systems, and provide penalties for the violations of any 
of these provisions (NSD, 2014a). The increase in residents that would result from the 
project would incrementally increase the amount of wastewater associated with the 
project site compared to the current vacant use. NSD has confirmed that the existing 
water treatment plant has sufficient capacity to serve the proposed 31-unit development 
and would not require the construction of new wastewater treatment facilities or the 
expansion of existing treatment facilities (Northcroft, 2014a). As a result, the project 
would have a less-than-significant impact related to wastewater treatment facilities.  
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c) Would the project require or result in the construction of new storm water drainage 
facilities or expansion of existing facilities, the construction of which could cause 
significant environmental effects? 

Less Than Significant. Surface runoff in Novato is collected in local storm drains and 
Pacheco Creek which feeds into Novato Creek and ultimately out into the San Pablo Bay. 
The General Plan includes the following objective, policies, and programs related to storm 
drains and runoff:  

EN Objective 10 Preserve, protect, and enhance water resources. 

EN Policy 35 Watershed Management. Minimize the effects of pollution in stormwater 
runoff. Retain and restore where feasible the natural hydrological characteristics of 
watersheds in the Novato Area of Interest. 

EN Program 35.1: Continue to implement the Clean Stormwater Ordinance. As budget 
allows, increase storm drain maintenance to reduce urban runoff pollutants and increase 
street sweeping programs. 

EN Policy 36 Point Source Pollution. Continue to prohibit discharges of any substances other 
than stormwater and prevent illicit dumping of wastes into storm drains and creeks. 

EN Program 36.1: Investigate reports or evidence of illicit discharges or dumping into 
creeks or storm drains and work with the appropriate state and local agencies to determine 
causes and take measures to prevent such occurrences. 

EN Policy 37 Using CEQA to Reduce Water Quality Impacts. Use the provisions of the 
California Environmental Quality Act (CEQA) process to identify measures to prevent 
erosion, sedimentation, and urban runoff pollution resulting from development. 

EN Program 37.1: Include analysis and mitigation measures to reduce the harmful effects of 
runoff as part of project review. 

Currently, the majority of the 2.7-acre site is paved and vacant. In Hamilton Field, the 
General Plan specifies that flood control and storm drainage improvements are the 
responsibility of the developer. The developer would be expected to pay the City and the 
Marin County Flood Control and Water Conservation District for storm drainage services. 

As previously stated in Section IX, Hydrology and Water Quality, landscaping features of 
the proposed project and implementation of post-construction stormwater management 
measures such as pervious pavement and stormwater planters are expected to result in a 
net increase in the amount of infiltration of precipitation and recharge of groundwater. 
The project, therefore, would not substantially increase the stormwater runoff nor require 
new or expanded facilities, and would result in a less than significant impact on the storm 
drainage system. 
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d) Would the project have sufficient water supplies available to serve the project from 
existing entitlements and resources, or are new or expanded entitlements needed? 

Less Than Significant. NMWD purchases approximately 80 percent of its water supply 
through the Sonoma County Water Agency. The water received by NMWD mostly 
originates from Lake Sonoma, where it is released to the Russian River via Dry Creek. 
About 20 percent of Novato’s water supply comes from Stafford Lake in addition to a 
small amount of recycled water obtained in a joint program with NSD. NMWD’s 61,000 
customers used an average of 130 gallons per capita per day (gcpd) in 2011(Sonoma 
Marin Saving Water Partnership Annual Report (SMSWP), FY 2011-2012).  

Both supply and demand vary seasonally and become critical during drought periods 
which can last several years. For planning purposes and looking to the year 2035, 
NMWD’s combined projected water supply is sufficient to meet projected demands during 
normal and multiple dry-year conditions. In the event of a severe drought, however, under 
the single dry-year scenario, NMWD would not have sufficient supplies (NMWD, 2010). 
According to the 2014 City of Novato General Plan 2035 Policy White Paper on Water 
Availability and Conservation, despite the current three years of drought, Lake Sonoma, 
which is currently at 73% of capacity, has held up remarkably well and has the capacity to 
withstand multiple years of drought. It would take a significantly worse drought than 
there is currently for Lake Sonoma to reach 100,000 acre-feet or less of available water to 
trigger a 30 percent mandatory reduction in Russian River water delivery. Although that 
would be a significant reduction, NMWD currently only uses about 53 percent of its annual 
delivery available under the 2006 Restructured Agreement.  

NMWD is pursuing a range of actions to reduce demand and increase supply, including 
through public outreach, leak fixes, irrigation reductions, infrastructure improvements, 
and water conservation measures. In 2011, NMWD adopted an Urban Water Management 
Plan (UWMP) in accordance with the Urban Water Management Act. At the customer level, 
NMWD reports historic water use (between 1995 and 2004) of 178 gcpd. In 2009, SBx7-7 
established the 20 x 2020 water use goals to reduce per capita water use 20 percent by 
the year 2020. As of 2014, both the NMWD and the SMSWP have met the 20 percent per 
capita reduction goal (City of Novato, 2014f). NMWD goals are set at 161 gcpd by 2015 
and 143 gcpd by 2020 (NMWD, 2010).  

The General Plan also identified the following policies and programs: 

PF Policy 5 Potable Water. Ensure adequate water supply for new and existing development. 

PF Program 5.1: Ensure water service agreements for new development are in place which 
establish a Level of Service in accordance with the regulations and ordinances of the North 
Marin Water District and Marin Municipal Water District. 



JUNE 2015   MAIN GATE ROAD AND “C” STREET PROJECT

   
 

99 

 
 

PF Program 5.2: Require developers to enter into agreements in accordance with the 
regulations and ordinances of the North Marin Water District and Marin Municipal Water 
District and pay for the cost of potable water infrastructure required for each project. 

PF Policy 6 Water Conservation. Develop and implement water conservation programs for 
Novato. 

PF Program 6.1: Adopt a Water Use Reduction in Landscaping Ordinance. Consider the use 
of water-saving devices for residential and commercial uses; limits to the amount of turf 
area in new developments; the use of drip irrigation systems; and other water conserving 
measures. 

PF Program 6.2: Use treated wastewater for irrigation of City facilities and encourage 
wastewater irrigation at other public and private facilities, where practicable. 

PF Program 6.3: Support and Encourage reclamation of wastewater for reuse wherever 
possible in accordance with the regulations and ordinances of the North Marin Water 
District and Marin Municipal Water District. 

Recycled water use is a critical element of NMWD’s water supply management policies. In 
2007, the Deer Island Recycled Water Facility was completed and currently delivers water 
to StoneTree Golf Course and Novato Fire Protection District Station 62. It is anticipated 
this facility will offset 85 million gallons of potable water demand for landscape irrigation 
(NMWD, 2014a). Through an agreement with Las Gallinas Valley Sanitary District, NMWD 
has expanded the treatment and delivery of recycled water to the South of Novato, 
primarily the Hamilton Field area. In 2013, Phase 2 of the Novato Recycled Water Program 
began which involved the installation of almost 9,000 feet of pipeline to distribute 
recycled water (NMWD, 2014b). In Fiscal Year 2013, NMWD’s water use efficiency 
programs saved approximately 370 million gallons of water (NMWD, 2014c). The District 
has expanded delivery of recycled water to this area; therefore, the project would be 
expected to use recycled water for all common area landscape irrigation at the applicant’s 
expense (NMWD, 2013). An off-tract recycled water extension along “C” Street would also 
be required to allow for connection to the District’s recycled water distribution main in 
Main Gate Road. Lastly, the NMWD requires the project conform to District Regulation 15 – 
Mandatory Water Conservation Measures and the installation of an above-ground, reduced 
pressure principle (RPP) backflow prevention device (NMWD, 2013). 

The project would develop new residential uses on the site, thus increasing the amount of 
water necessary to serve the site. NMWD indicated that construction of new water 
distribution facilities (water meters, fire hydrants, and pipelines) would be required before 
water service could be provided. The applicant would also be required to apply to the 
NMWD, enter into an agreement with the NMWD, and complete financial arrangements for 
the new facilities as a condition of permit approval (NMWD, 2013). However, NMWD has 
confirmed that new connections to the water supply are available to serve the proposed 
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project and as a result, the project would have a less-than-significant impact on water 
supply. 

e) Would the project result in a determination by the wastewater treatment provider 
which serves or may serve the project that it has adequate capacity to serve the 
project’s projected demand in addition to the provider’s existing commitments? 

Less Than Significant. As described in Section XVII.b, NSD operates a municipal sewer 
system that conveys wastewater to the Novato Treatment Plant which received significant 
upgrades in 2010. Wastewater capacity is sufficient during normal conditions, but can 
become inundated during prolonged wet weather conditions. Under peak wet weather 
conditions, the flow design capacity is 47 mgd (Regional Water Board, 2010).  

The increase in residents that would result from the project would incrementally increase 
the amount of wastewater generated on the project site. NSD has indicated the public 
sewer main is undersized and has inadequate capacity to serve this project. NSD will 
require the subject parcel (and tributary undeveloped parcels) to upgrade the undersized 
sewer main as a condition of approval for the project (Northcroft, 2014b). 

Mitigation Measure UTL-1: Prior to issuance or a grading or other building permit, the 
applicant shall submit improvement plans to the City for review and approval to 
increase the capacity of the sewer main to adequately serve the project site. 

With implementation of Mitigation Measure UTL-1, and the improvements and ongoing 
planning by the City, this analysis determines that NSD would have adequate capacity to 
serve the project’s projected wastewater demand. As a result, the project would have a 
less-than-significant impact on wastewater capacity.  

f) Would the project be served by a landfill with sufficient permitted capacity to 
accommodate the project’s solid waste disposal needs? 

Less Than Significant. According to the General Plan, Novato’s trash is sent to the 
Redwood landfill in Novato. The Redwood Landfill facility has a total estimated capacity of 
60,000 cubic yards. As of 2008, the landfill’s total estimated used capacity was 
approximately 26,000 cubic yards, or 43 percent of the landfill’s total capacity. The 
landfill has a permitted throughput of 2,300 tons per day5 and as of 2008, it is anticipated 
to have sufficient capacity until 2024, its expected closure date (CalRecycle, 2014).  

In 2011, the NSD approved a Zero Waste Agreement with Novato Disposal that set a series 
of performance goals, including achieving a 60 percent diversion by 2015, 70 percent 

                                               
5 Permitted throughput is the maximum permitted amount of waste a landfill can handle and dispose of in one 
day. This figure is established in the current solid waste facilities permit issued by CalRecycle. 
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diversion by 2020, and 80 percent by 2025 (NSD, 2011). The City of Novato has adopted a 
number of policies and programs through its Climate Action Plan and the General Plan to 
further reduce solid waste generation. General Plan objectives and policies are identified 
below: 

EN Objective 11 Reduce the volume of solid waste generated by the City. 

EN Policy 38 Solid Waste Reduction. Encourage solid waste reduction methods. 

EN Policy 39 On-Site Recycling Areas. Require on-site areas for recycling in 
commercial/retail, office and multi-family residential developments as required by State law. 
 

The increase in residents that would result from the project would incrementally increase 
the amount of solid waste on the project site, but it is anticipated the landfill would have 
sufficient capacity to serve the incremental increase and as a result, the potential impact 
on solid waste disposal is less than significant.  

g) Would the project comply with federal, State, and local statutes and regulations 
related to solid waste? 

Less Than Significant. State law requires a 50 percent diversion of solid waste from 
landfills. Marin County has a more aggressive goal of Zero Waste by 2025. In 2006, the 
JPA adopted the Zero Waste goal by 2025 to reduce the amount of readily recyclable and 
compostable materials deposited in landfills. As of 2011, Marin’s diversion rate was 
72percent and in 2012, Novato Disposal had a diversion rate of 58.16 percent (Northern 
California Recycling Association, 2012 and NSD, 2013). 

Under AB341, the State of California mandates all multi-family residential buildings with 
five or more units, such as the project, to provide recycling services beginning no later 
than July 1, 2012 (NSD, 2014b). The project would comply with all federal, State, and local 
regulations regarding solid waste and, as a result, would have a less-than-significant 
impact regarding compliance with solid waste requirements. 
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XVIII. MANDATORY FINDINGS OF 
SIGNIFICANCE  

    

a) Does the project have the potential to degrade 
the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, 
cause a fish or wildlife population to drop below 
self-sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number 
or restrict the range of a rare or endangered 
plant or animal, or eliminate important examples 
of the major periods of California history or 
prehistory?  

 ■   

b) Does the project have impacts that are 
individually limited, but cumulatively 
considerable? (“Cumulatively considerable” 
means that the incremental effects of a project 
are considerable when viewed in connection with 
the effects of past projects, the effects of other 
current projects, and the effects of probable 
future projects.)  

  ■  

c) Does the project have environmental effects 
which will cause substantial adverse effects on 
human beings, either directly or indirectly?  

 ■   

 

Discussion  

a) Does the project have the potential to degrade the quality of the environment, 
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to eliminate a plant or animal 
community, reduce the number or restrict the range of a rare or endangered plant or 
animal, or eliminate important examples of the major periods of California history or 
prehistory? 

Less Than Significant with Mitigation Incorporated. The above analysis identifies 
potentially significant impacts to air quality, cultural resources, geology, hazards, 
hydrology, land use, and noise, which could degrade the quality of the natural 
environment. However, each potential impact would be mitigated to a less-than-significant 
level through implementation of the mitigation measures identified within in each section. 

As described in Section IV, Biological Resources, no special status wildlife or plant species 
have the potential to occur within the project site and there are no sensitive habitats 
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within or adjacent to the project site. The project site has no natural vegetation, habitat 
for special-status species, wetlands, or riparian habitats. Therefore, the project would not 
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to eliminate a plant or animal 
community, or reduce the number or restrict the range of a rare or endangered plant or 
animal.  

The project site is vacant, thus the project would not eliminate important examples of 
major periods of California history or prehistory.  

b) Does the project have impacts that are individually limited, but cumulatively 
considerable? (“Cumulatively considerable” means that the incremental effects of a 
project are considerable when viewed in connection with the effects of past projects, 
the effects of other current projects, and the effects of probable future projects.) 

Less Than Significant. Cumulatively, the project combined with other past, present, and 
reasonably foreseeable future projects, would result in a physical change to the 
neighborhood by increasing the number of residential units in the surrounding area and 
adding population. For example, the increase in the residential population, as discussed 
in Section XIV, Public Services, will result in an incremental increased pressure on existing 
police, fire, and park services when combined with other foreseeable projects.  

However, General Plan policies and mitigation measures identified in this Initial Study 
reduce potential cumulative impacts to less-than-significant levels. Although the project 
may have a cumulative contribution to the potential cumulative impacts identified in the 
General Plan, the contribution would not be considerable. 

c) Does the project have environmental effects which will cause substantial adverse 
effects on human beings, either directly or indirectly? 

Less Than Significant with Mitigation Incorporated. The project would be generally 
consistent with State and federal requirements, as described in the preceding sections. 
Although the project would add residents and population density to the neighborhood, 
these changes would not create adverse neighborhood impacts, as the land uses of the 
project and other proposed projects are compatible with the land use designations and 
zoning of the neighborhood and do not exceed the level of development compatible with 
the neighborhood and community.  

The following mitigation measures have been incorporated into the project to reduce 
direct and indirect adverse effects on human beings: 

 Mitigation Measure AQ-1 reduces air quality impacts through dust abatement 
measures and construction exhaust.  
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 Mitigation Measure CULT-1, 2, 3, and 4 provide a process if human remains or 
paleontological resources were to be discovered during construction on the project 
site. 

 Mitigation Measure GEO-1 requires a design-level geotechnical assessment to 
design the project to protect residents during seismic events or due related 
geotechnical hazards. 

 Mitigation Measure GEO-2 requires a description of required silt, mud, and 
siltation control measures that will be implemented during construction and 
necessary erosion control measures on any cut and fill slopes following 
construction. 

 Mitigation Measure HAZ-1 require a Certificate of Completion for the Remedial 
Action Plan (RAP) for the site, issued by the Regional Water Board and/or DTSC and 
the Notice of Release or other appropriate instrument on the deed restriction as 
issued by the Department of the Navy that shows the deed restriction has been 
removed prior to the City considering approval of the proposed amendments to 
the General Plan, Master (Reuse) Plan or Zoning that would allow residential uses. 

 Mitigation Measure HAZ-2 requires written documentation from the Regional Water 
Board and/or DTSC that the RAP has been approved prior to the City issuing any 
permits for the site remediation activity. 

 Mitigation Measure HYD-1 and HYD-2 require documentation demonstrating 
compliance with the City code for housing proposed within the 100-year flood 
zone. 

 Mitigation Measure LAND-1 requires a Certificate of Completion for the Remedial 
Action Plan (RAP) for the site issued by the Regional Water Board and/or DTSC and 
the Notice of Release or other appropriate instrument on the deed restriction as 
issued by the Department of the Navy that shows the deed restriction has been 
removed prior to the City considering approval of the proposed amendments to 
the General Plan, Master (Reuse) Plan or Zoning that would allow residential uses. 

 Mitigation Measure NOI-1 includes measures to maintain interior noise levels at or 
below 45 dBA L

dn
. 

 Mitigation Measure NOI-2 includes measures to reduce noise impacts during 
construction. 

 Mitigation Measure UTL-1 requires the applicant to submit improvement plans to 
the City for review and approval to increase the capacity of the sewer main to 
adequately serve the project site. 
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These mitigation measures reduce the environmental effects which could cause 
substantial adverse effects on human beings, either directly or indirectly, to a less-than-
significant level.   
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Michael Thill, Principal 
James Reyff, Principal 
Joshua Carman, Consultant 
 
Transportation 
W-Trans 
490 Mendocino Avenue, Suite 201 
Santa Rosa, CA 95401 
Dalene Whitlock, P.E., P.T.O.E., Principal 
 
Cultural Resources 
Tom Origer & Associates 
P.O. Box 1531 
Rohnert Park, California 94927  
Virginia Ton, Associate 
 
Historical Resources 
Interactive Resources 
117 Park Place 
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Point Richmond, California 94801  
Kimberley Butt, Preservation Architect, Architectural Historian 
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CalEEMod Input and Output Worksheets and Construction Schedule



CalEEMod Version: CalEEMod.2013.2.2 Page 1 of 1 Date: 5/15/2014 11:13 AM

Novato Main Gate - RISK Run (Construction Only)

Marin County, Annual

1.0 Project Characteristics

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Condo/Townhouse 31.00 Dwelling Unit 2.70 57,396.00 89

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days) 69

Climate Zone 5 Operational Year 2014

Utility Company Pacific Gas & Electric Company

CO2 Intensity 

(lb/MWhr)

641.35 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

1.3 User Entered Comments & Non-Default Data

Land Use - Lot acreage from project description. Square footage from project site plan.

Construction Phase - Anticipated phasing schedule provided by project applicant.

Off-road Equipment - Anticipated construction equipment list provided by project applicant.

Off-road Equipment - Anticipated construction equipment list provided by project applicant.

Off-road Equipment - Anticipated construction equipment list provided by project applicant.

Off-road Equipment - Anticipated construction equipment list provided by project applicant.

Off-road Equipment - Anticipated construction equipment list provided by project applicant.

Off-road Equipment - Anticipated construction equipment list provided by project applicant.

Off-road Equipment - Anticipated construction equipment list provided by project applicant.

Trips and VMT - 1,500 tons asphalt demo (148 haul trips) + 5,000 s.f. buildind demo (23 haul trips) = 171 total demo haul trips. Project applicant expects 20 

haul truck round trips during building construction (40 trips). 0.3 mile trip lengths to calculate risk from on-site vehicle travel.

Demolition - 5,000 s.f. building demo



Grading - 1,200 tons soil export.

Table Name Column Name Default Value New Value

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 1.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 2.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 2.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 1.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 2.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 2.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 1.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 1.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 1.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 1.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 3.00

tblConstEquipMitigation NumberOfEquipmentMitigated 0.00 4.00

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstEquipMitigation Tier No Change Tier 2

tblConstructionPhase NumDays 10.00 90.00

tblConstructionPhase NumDays 220.00 60.00

tblConstructionPhase NumDays 20.00 10.00

tblConstructionPhase NumDays 6.00 20.00



tblConstructionPhase NumDays 10.00 15.00

tblConstructionPhase NumDays 3.00 20.00

tblConstructionPhase PhaseEndDate 1/26/2016 1/4/2016

tblConstructionPhase PhaseEndDate 8/28/2015 9/22/2015

tblConstructionPhase PhaseEndDate 5/26/2015 5/28/2015

tblConstructionPhase PhaseEndDate 1/25/2016 12/21/2015

tblConstructionPhase PhaseEndDate 8/11/2014 4/28/2015

tblConstructionPhase PhaseEndDate 6/4/2015 6/5/2015

tblConstructionPhase PhaseStartDate 9/23/2015 9/1/2015

tblConstructionPhase PhaseStartDate 6/6/2015 7/1/2015

tblConstructionPhase PhaseStartDate 4/29/2015 5/1/2015

tblConstructionPhase PhaseStartDate 1/5/2016 12/1/2015

tblConstructionPhase PhaseStartDate 7/15/2014 4/1/2015

tblConstructionPhase PhaseStartDate 5/29/2015 6/1/2015

tblGrading MaterialExported 0.00 1,200.00

tblLandUse LandUseSquareFeet 31,000.00 57,396.00

tblLandUse LotAcreage 1.94 2.70

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 2.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 2.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 1.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment UsageHours 6.00 4.00

tblOffRoadEquipment UsageHours 8.00 7.00

tblOffRoadEquipment UsageHours 8.00 3.50

tblOffRoadEquipment UsageHours 8.00 0.70



tblOffRoadEquipment UsageHours 7.00 4.00

tblOffRoadEquipment UsageHours 8.00 5.30

tblOffRoadEquipment UsageHours 8.00 7.00

tblOffRoadEquipment UsageHours 8.00 4.70

tblOffRoadEquipment UsageHours 8.00 4.70

tblOffRoadEquipment UsageHours 8.00 7.00

tblOffRoadEquipment UsageHours 8.00 5.30

tblOffRoadEquipment UsageHours 6.00 2.00

tblOffRoadEquipment UsageHours 8.00 4.70

tblTripsAndVMT HaulingTripLength 20.00 0.30

tblTripsAndVMT HaulingTripLength 20.00 0.30

tblTripsAndVMT HaulingTripLength 20.00 0.30

tblTripsAndVMT HaulingTripLength 20.00 0.30

tblTripsAndVMT HaulingTripLength 20.00 0.30

tblTripsAndVMT HaulingTripLength 20.00 0.30

tblTripsAndVMT HaulingTripLength 20.00 0.30

tblTripsAndVMT HaulingTripNumber 23.00 171.00

tblTripsAndVMT HaulingTripNumber 0.00 40.00

tblTripsAndVMT VendorTripLength 7.30 0.30

tblTripsAndVMT VendorTripLength 7.30 0.30

tblTripsAndVMT VendorTripLength 7.30 0.30

tblTripsAndVMT VendorTripLength 7.30 0.30

tblTripsAndVMT VendorTripLength 7.30 0.30

tblTripsAndVMT VendorTripLength 7.30 0.30

tblTripsAndVMT VendorTripLength 7.30 0.30

tblTripsAndVMT WorkerTripLength 12.40 0.30

tblTripsAndVMT WorkerTripLength 12.40 0.30

tblTripsAndVMT WorkerTripLength 12.40 0.30

tblTripsAndVMT WorkerTripLength 12.40 0.30

tblTripsAndVMT WorkerTripLength 12.40 0.30



12.40 0.30

tblTripsAndVMT WorkerTripLength 12.40 0.30

NOx CO SO2 Fugitive 

PM10

tblTripsAndVMT WorkerTripLength

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2

2.0 Emissions Summary

2.1 Overall Construction

Unmitigated Construction

ROG NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

Exhaust 

PM10

PM10 

Total

2014 0.0115 0.1008 0.0928 8.0000e-

005

2.5000e-

003

5.4000e-

003

7.9000e-

003

3.8000e-

004

5.1200e-

003

5.5000e-

003

0.0000 7.4613 7.4613 1.7200e-

003

0.0000 7.4974

2015 0.4714 0.6544 0.4794 5.8000e-

004

0.0573 0.0424 0.0997 0.0299 0.0400 0.0699 0.0000 53.6567 53.6567 0.0132 0.0000 53.9347

2016 9.5100e-

003

3.6300e-

003

3.0900e-

003

0.0000 0.0000 2.8000e-

004

2.8000e-

004

0.0000 2.8000e-

004

2.8000e-

004

0.0000 0.4199 0.4199 6.0000e-

005

0.0000 0.4212

Total 0.4924 0.7587 0.5753 6.6000e-

004

0.0150 0.0000 61.85330.0598 0.0480 0.1078 0.0302 0.0454 0.0756 0.0000 61.5378 61.5378

3.0 Construction Detail

Construction Phase

Phase 

Number

Phase Name Phase Type Start Date End Date Num Days 

Week

Num Days Phase Description

1 Demolition Demolition 7/1/2014 7/14/2014 5 10

2 Site Preparation Site Preparation 4/1/2015 4/28/2015 5 20

3 Grading Grading 5/1/2015 5/28/2015 5 20

4 Trenching Trenching 6/1/2015 6/5/2015 5 5

90

5 Building Construction Building Construction 7/1/2015 9/22/2015 5

12/21/2015 5

60

6 Architectural Coating Architectural Coating 9/1/2015 1/4/2016 5

157 Paving Paving 12/1/2015



Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 6.63

Acres of Paving: 0

Residential Indoor: 116,227; Residential Outdoor: 38,742; Non-Residential Indoor: 0; Non-Residential Outdoor: 0 (Architectural Coating – 

sqft)
OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Demolition Concrete/Industrial Saws 2 3.50 81 0.73

Demolition Excavators 1 3.50 162 0.38

Demolition Rubber Tired Dozers 1 7.00 255 0.40

Demolition Tractors/Loaders/Backhoes 0 8.00 97 0.37

Site Preparation Graders 0 8.00 174 0.41

Site Preparation Rubber Tired Dozers 1 1.80 255 0.40

Site Preparation Scrapers 0 8.00 361 0.48

Site Preparation Tractors/Loaders/Backhoes 1 7.00 97 0.37

Grading Excavators 1 7.00 162 0.38

Grading Graders 1 5.30 174 0.41

Grading Rubber Tired Dozers 1 5.30 255 0.40

Grading Tractors/Loaders/Backhoes 0 7.00 97 0.37

Trenching Tractors/Loaders/Backhoes 1 7.00 97 0.37

Building Construction Cranes 1 0.70 226 0.29

Building Construction Forklifts 2 4.00 89 0.20

Building Construction Generator Sets 0 8.00 84 0.74

Building Construction Tractors/Loaders/Backhoes 1 2.00 97 0.37

Building Construction Welders 0 8.00 46 0.45

Architectural Coating Aerial Lifts 1 4.00 62 0.31

Architectural Coating Air Compressors 2 4.00 78 0.48

Paving Cement and Mortar Mixers 1 7.00 9 0.56

Paving Pavers 1 7.00 125 0.42



Paving Paving Equipment 1 4.70 130 0.36

Paving Rollers 1 4.70 80 0.38

Paving Tractors/Loaders/Backhoes 1 4.70 97 0.37

Hauling 

Vehicle Class

Trips and VMT

Phase Name Offroad Equipment 

Count

Worker Trip 

Number

Vendor Trip 

Number

Hauling Trip 

Number

0.30

Worker Trip 

Length

Vendor Trip 

Length

Hauling Trip 

Length

Worker Vehicle 

Class

Vendor 

Vehicle Class

Site Preparation 2 5.00 0.00 0.00

Demolition 4 10.00 0.00 171.00

HHDT

0.30 0.30 LD_Mix HDT_Mix HHDT

0.30

0.30 0.30 0.30 LD_Mix HDT_Mix

Trenching 1 3.00 0.00 0.00

Grading 3 8.00 0.00 119.00

HHDT

0.30 0.30 LD_Mix HDT_Mix HHDT

0.30

0.30 0.30 0.30 LD_Mix HDT_Mix

Architectural Coating 3 4.00 0.00 0.00

Building Construction 4 22.00 3.00 40.00

HDT_Mix HHDT

0.30 0.30 LD_Mix HDT_Mix HHDT

0.00 0.30

0.30 0.30 0.30 LD_Mix

0.30 0.30 LD_Mix HDT_Mix HHDTPaving 5 13.00 0.00

Exhaust 

PM10

PM10 

Total

3.2 Demolition - 2014

NBio- CO2 Total CO2

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 

PM10

CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2

Fugitive Dust 2.4600e-

003

0.0000 2.4600e-

003

3.7000e-

004

0.0000 3.7000e-

004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 9.9100e-

003

0.0980 0.0728 8.0000e-

005

5.3800e-

003

5.3800e-

003

5.1000e-

003

5.1000e-

003

0.0000 7.2122 7.2122 1.7100e-

003

0.0000 7.2481

Total 9.9100e-

003

0.0980 0.0728 8.0000e-

005

1.7100e-

003

0.0000 7.24812.4600e-

003

5.3800e-

003

7.8400e-

003

3.7000e-

004

5.1000e-

003

5.4700e-

003

0.0000 7.2122 7.2122

Unmitigated Construction Off-Site



SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Hauling 1.4500e-

003

2.6800e-

003

0.0195 0.0000 2.0000e-

005

2.0000e-

005

4.0000e-

005

1.0000e-

005

2.0000e-

005

2.0000e-

005

0.0000 0.2275 0.2275 1.0000e-

005

0.0000 0.2276

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.6000e-

004

4.0000e-

005

5.8000e-

004

0.0000 1.0000e-

005

0.0000 1.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0217 0.0217 0.0000 0.0000 0.0217

Total 1.6100e-

003

2.7200e-

003

0.0201 0.0000 1.0000e-

005

0.0000 0.24933.0000e-

005

2.0000e-

005

5.0000e-

005

1.0000e-

005

2.0000e-

005

2.0000e-

005

0.0000 0.2491 0.2491

SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2

3.3 Site Preparation - 2015

Unmitigated Construction On-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Fugitive Dust 0.0136 0.0000 0.0136 7.4500e-

003

0.0000 7.4500e-

003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 6.0200e-

003

0.0624 0.0459 5.0000e-

005

3.8600e-

003

3.8600e-

003

3.5500e-

003

3.5500e-

003

0.0000 4.5059 4.5059 1.3500e-

003

0.0000 4.5341

Total 6.0200e-

003

0.0624 0.0459 5.0000e-

005

1.3500e-

003

0.0000 4.53410.0136 3.8600e-

003

0.0174 7.4500e-

003

3.5500e-

003

0.0110

SO2 Fugitive 

PM10

Exhaust 

PM10

0.0000 4.5059 4.5059

PM2.5 

Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000



Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.4000e-

004

4.0000e-

005

5.2000e-

004

0.0000 1.0000e-

005

0.0000 1.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0210 0.0210 0.0000 0.0000 0.0210

Total 1.4000e-

004

4.0000e-

005

5.2000e-

004

0.0000 0.0000 0.0000 0.02101.0000e-

005

0.0000 1.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0210 0.0210

SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2

3.4 Grading - 2015

Unmitigated Construction On-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Fugitive Dust 0.0435 0.0000 0.0435 0.0223 0.0000 0.0223 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0191 0.2099 0.1358 1.5000e-

004

0.0106 0.0106 9.7500e-

003

9.7500e-

003

0.0000 13.9720 13.9720 4.1700e-

003

0.0000 14.0596

Total 0.0191 0.2099 0.1358 1.5000e-

004

4.1700e-

003

0.0000 14.05960.0435 0.0106 0.0541 0.0223 9.7500e-

003

0.0321

SO2 Fugitive 

PM10

Exhaust 

PM10

0.0000 13.9720 13.9720

PM2.5 

Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Hauling 8.5000e-

004

1.7200e-

003

0.0125 0.0000 2.0000e-

005

1.0000e-

005

3.0000e-

005

0.0000 1.0000e-

005

1.0000e-

005

0.0000 0.1556 0.1556 0.0000 0.0000 0.1557

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.3000e-

004

6.0000e-

005

8.3000e-

004

0.0000 2.0000e-

005

0.0000 2.0000e-

005

0.0000 0.0000 1.0000e-

005

0.0000 0.0335 0.0335 0.0000 0.0000 0.0336

Total 1.0800e-

003

1.7800e-

003

0.0133 0.0000 0.0000 0.0000 0.18934.0000e-

005

1.0000e-

005

5.0000e-

005

0.0000 1.0000e-

005

2.0000e-

005

0.0000 0.1891 0.1891



SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2

3.5 Trenching - 2015

Unmitigated Construction On-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Off-Road 7.9000e-

004

7.5100e-

003

5.3100e-

003

1.0000e-

005

5.9000e-

004

5.9000e-

004

5.4000e-

004

5.4000e-

004

0.0000 0.6499 0.6499 1.9000e-

004

0.0000 0.6540

Total 7.9000e-

004

7.5100e-

003

5.3100e-

003

1.0000e-

005

1.9000e-

004

0.0000 0.65405.9000e-

004

5.9000e-

004

5.4000e-

004

5.4000e-

004

SO2 Fugitive 

PM10

Exhaust 

PM10

0.0000 0.6499 0.6499

PM2.5 

Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.0000e-

005

1.0000e-

005

8.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 3.1400e-

003

3.1400e-

003

0.0000 0.0000 3.1500e-

003

Total 2.0000e-

005

1.0000e-

005

8.0000e-

005

0.0000 0.0000 0.0000 3.1500e-

003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 3.1400e-

003

3.1400e-

003

3.6 Building Construction - 2015

Unmitigated Construction On-Site



SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Off-Road 0.0119 0.1110 0.0645 8.0000e-

005

8.2900e-

003

8.2900e-

003

7.6300e-

003

7.6300e-

003

0.0000 8.0033 8.0033 2.3900e-

003

0.0000 8.0534

Total 0.0119 0.1110 0.0645 8.0000e-

005

2.3900e-

003

0.0000 8.05348.2900e-

003

8.2900e-

003

7.6300e-

003

7.6300e-

003

SO2 Fugitive 

PM10

Exhaust 

PM10

0.0000 8.0033 8.0033

PM2.5 

Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Hauling 2.8000e-

004

5.8000e-

004

4.1900e-

003

0.0000 1.0000e-

005

0.0000 1.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0523 0.0523 0.0000 0.0000 0.0523

Vendor 9.6000e-

004

2.3400e-

003

0.0126 0.0000 3.0000e-

005

2.0000e-

005

4.0000e-

005

1.0000e-

005

1.0000e-

005

2.0000e-

005

0.0000 0.2163 0.2163 0.0000 0.0000 0.2163

Worker 1.9100e-

003

4.9000e-

004

6.8800e-

003

0.0000 1.5000e-

004

1.0000e-

005

1.6000e-

004

4.0000e-

005

1.0000e-

005

5.0000e-

005

0.0000 0.2767 0.2767 3.0000e-

005

0.0000 0.2774

Total 3.1500e-

003

3.4100e-

003

0.0237 0.0000 3.0000e-

005

0.0000 0.54611.9000e-

004

3.0000e-

005

2.1000e-

004

5.0000e-

005

2.0000e-

005

7.0000e-

005

0.0000 0.5453 0.5453

SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2

3.7 Architectural Coating - 2015

Unmitigated Construction On-Site

ROG NOx CO Total CO2 CH4 N2O CO2ePM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5



Category tons/yr MT/yr

Archit. Coating 0.3951 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0253 0.1740 0.1356 2.1000e-

004

0.0140 0.0140 0.0139 0.0139 0.0000 18.4393 18.4393 2.9800e-

003

0.0000 18.5020

Total 0.4203 0.1740 0.1356 2.1000e-

004

2.9800e-

003

0.0000 18.50200.0140 0.0140 0.0139 0.0139

SO2 Fugitive 

PM10

Exhaust 

PM10

0.0000 18.4393 18.4393

PM2.5 

Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 5.1000e-

004

1.3000e-

004

1.8300e-

003

0.0000 4.0000e-

005

0.0000 4.0000e-

005

1.0000e-

005

0.0000 1.0000e-

005

0.0000 0.0738 0.0738 1.0000e-

005

0.0000 0.0740

Total 5.1000e-

004

1.3000e-

004

1.8300e-

003

0.0000 1.0000e-

005

0.0000 0.07404.0000e-

005

0.0000 4.0000e-

005

1.0000e-

005

0.0000 1.0000e-

005

0.0000 0.0738 0.0738

SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2

3.7 Architectural Coating - 2016

Unmitigated Construction On-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Archit. Coating 8.9800e-

003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 5.2000e-

004

3.6200e-

003

3.0500e-

003

0.0000 2.8000e-

004

2.8000e-

004

2.8000e-

004

2.8000e-

004

0.0000 0.4183 0.4183 6.0000e-

005

0.0000 0.4196



Total 9.5000e-

003

3.6200e-

003

3.0500e-

003

0.0000 6.0000e-

005

0.0000 0.41962.8000e-

004

2.8000e-

004

2.8000e-

004

2.8000e-

004

SO2 Fugitive 

PM10

Exhaust 

PM10

0.0000 0.4183 0.4183

PM2.5 

Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.0000e-

005

0.0000 4.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.6200e-

003

1.6200e-

003

0.0000 0.0000 1.6200e-

003

Total 1.0000e-

005

0.0000 4.0000e-

005

0.0000 0.0000 0.0000 1.6200e-

003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.6200e-

003

1.6200e-

003

SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2

3.8 Paving - 2015

Unmitigated Construction On-Site

ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Off-Road 8.0600e-

003

0.0841 0.0519 8.0000e-

005

4.9500e-

003

4.9500e-

003

4.5700e-

003

4.5700e-

003

0.0000 7.2131 7.2131 2.0900e-

003

0.0000 7.2571

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 8.0600e-

003

0.0841 0.0519 8.0000e-

005

2.0900e-

003

0.0000 7.25714.9500e-

003

4.9500e-

003

4.5700e-

003

4.5700e-

003

0.0000 7.2131 7.2131

Unmitigated Construction Off-Site



SO2 Fugitive 

PM10

Exhaust 

PM10

PM2.5 

Total

Bio- CO2 NBio- CO2ROG NOx CO Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.8000e-

004

7.0000e-

005

1.0200e-

003

0.0000 2.0000e-

005

0.0000 2.0000e-

005

1.0000e-

005

0.0000 1.0000e-

005

0.0000 0.0409 0.0409 0.0000 0.0000 0.0410

Total 2.8000e-

004

7.0000e-

005

1.0200e-

003

0.0000 0.0000 0.0000 0.04102.0000e-

005

0.0000 2.0000e-

005

1.0000e-

005

0.0000 1.0000e-

005

0.0000 0.0409 0.0409



U.S. Highway 101 Traffic Data and Emission Factors 
 

 
Novato Main Gate - Hwy 101

Hwy 101 Traffic Data and PM2.5 & TOG Emission Factors - 60 mph Trucks & 65 mph Other Vehicles

Analysis Year =  2016

Emission Factors

2012 Caltrans 2016 Number Diesel All Vehicles Gas Vehicles

Number Number 2016 Diesel Vehicle Vehicles Total Exhaust Exhaust Running

Vehicle Vehicles Vehicles Percent Vehicles Speed DPM  PM2.5  PM2.5 TOG TOG

Type (veh/day) (veh/day) Diesel (veh/day) (mph) (g/VMT) (g/VMT) (g/VMT) (g/VMT) (g/VMT)

LDA 108,702 113,050 0.72% 819 65 0.0195 0.0194 0.0017 0.0414 0.071

LDT 49,549 51,531 0.07% 36 65 0.0295 0.0197 0.0019 0.0567 0.135

MDT 3,783 3,935 8.34% 328 60 0.0248 0.0263 0.0070 0.0708 0.174

HDT 2,965 3,083 80.90% 2,494 60 0.1165 0.1414 0.0952 0.1547 0.257

Total 165,000 171,600 - 3,678 62.5 - - - -

Mix Avg Emission Factor 0.08588 0.02185 0.00355 0.04709 0.09358

1.04

Vehicles/Direction 85,800 1,839

Avg Vehicles/Hour/Direction 3,575 77

Traffic Data Year =  2012
Caltrans 2012 AADT Data Total Truck by Axle

 Total Truck 2 3 4 5

Rte 101, B, Hamilton Field Road 165,000 6,749 3,783 898 225 1,842

Rte 101, B Novato, Jct Rte 37 East 56.06% 13.30% 3.33% 27.30%

Percent of Total Vehicles 4.09% 2.29% 0.54% 0.14% 1.12%

1.00%

Increase From  2012

Traffic Increase per Year (%) =  
 

 

 

 
Novato Main Gate - Hwy 101

Hwy 101  Traffic Data and PM2.5 & TOG Emission Factors - 30 mph

Analysis Year =  2016

Emission Factors

2012 Caltrans 2016 Number Diesel All Vehicles Gas Vehicles

Number Number 2016 Diesel Vehicle Vehicles Total Exhaust Exhaust Running

Vehicle Vehicles Vehicles Percent Vehicles Speed DPM  PM2.5  PM2.5 TOG TOG

Type (veh/day) (veh/day) Diesel (veh/day) (mph) (g/VMT) (g/VMT) (g/VMT) (g/VMT) (g/VMT)

LDA 108,702 113,050 0.72% 819 30 0.0291 0.0199 0.0021 0.0487 0.071

LDT 49,549 51,531 0.07% 36 30 0.0467 0.0203 0.0025 0.0711 0.135

MDT 3,783 3,935 8.34% 328 30 0.0407 0.0240 0.0047 0.1137 0.174

HDT 2,965 3,083 80.90% 2,494 30 0.1309 0.1596 0.1134 0.5805 0.257

Total 164,999 171,599 - 3,678 30 - - - -

Mix Avg Emission Factor 0.09938 0.02261 0.00431 0.05882 0.09358

1.04

Vehicles/Direction 85,800 1,839

Avg Vehicles/Hour/Direction 3,575 77

Traffic Data Year =  2012
Caltrans 2012 AADT Data Total Truck by Axle

 Total Truck 2 3 4 5

Rte 101, B, Hamilton Field Road 165,000 6,749 3,783 898 225 1,842

Rte 101, B Novato, Jct Rte 37 East 56.06% 13.30% 3.33% 27.30%

Percent of Total Vehicles 4.09% 2.29% 0.54% 0.14% 1.12%

1.00%

Increase From  2012

Traffic Increase per Year (%) =  



 

 

Novato Main Gate - Hwy 101

Hwy 101 

DPM Modeling - Roadway Links, Traffic Volumes, and DPM Emissions

Year = 2016

Average VPH Diesel Vehicles

Road Link Description Direction

No. 

Lanes

Link 

Length    

(m)

Link 

Width 

(ft)

Link 

Width 

(m)

Release 

Height             

( m)

Diesel    

ADT

Average 

Speed  

(mph)

NB-101 Northbound Hwy 101 N 4 491 68 20.6 0.0 1,839 Variable

SB-101 Southbound Hwy 101 S 4 487 68 20.6 0.0 1,839 Variable

 
 

 

 

 

 
2016 Hourly Diesel Traffic Volumes Per Direction and DPM Emissions - NB-101

Hour

% Per 

Hour VPH g/mile Hour

% Per 

Hour VPH g/mile Hour

% Per 

Hour VPH g/mile

1 2.60% 48 0.1000 9 6.39% 118 0.0980 17 6.75% 124 0.0998

2 2.36% 43 0.0800 10 6.75% 124 0.0864 18 4.97% 91 0.0886

3 1.65% 30 0.0643 11 6.39% 118 0.0847 19 3.55% 65 0.0592

4 1.42% 26 0.1165 12 6.39% 118 0.0847 20 3.08% 57 0.0644

5 1.53% 28 0.0885 13 6.75% 124 0.0864 21 2.60% 48 0.1000

6 2.13% 39 0.1165 14 6.39% 118 0.0847 22 3.20% 59 0.1165

7 5.57% 102 0.0877 15 6.04% 111 0.0828 23 2.60% 48 0.1000

8 4.86% 89 0.0964 16 5.33% 98 0.0783 24 0.71% 13 0.1165
Total 1,839

2016 Hourly Diesel Traffic Volumes Per Direction and DPM Emissions - SB-101

Hour

% Per 

Hour VPH g/mile Hour

% Per 

Hour VPH g/mile Hour

% Per 

Hour VPH g/mile

1 2.60% 48 0.1000 9 6.39% 118 0.0980 17 6.75% 124 0.0998

2 2.36% 43 0.0800 10 6.75% 124 0.0864 18 4.97% 91 0.0886

3 1.65% 30 0.0643 11 6.39% 118 0.0847 19 3.55% 65 0.0592

4 1.42% 26 0.1165 12 6.39% 118 0.0847 20 3.08% 57 0.0644

5 1.53% 28 0.0885 13 6.75% 124 0.0864 21 2.60% 48 0.1000

6 2.13% 39 0.1165 14 6.39% 118 0.0847 22 3.20% 59 0.1165

7 5.57% 102 0.0877 15 6.04% 111 0.0828 23 2.60% 48 0.1000

8 4.86% 89 0.0964 16 5.33% 98 0.0783 24 0.71% 13 0.1165
Total 1,839  

 

 

 



 

 

Novato Main Gate - Hwy 101

Hwy 101 

PM2.5 & TOG Modeling - Roadway Links, Traffic Volumes, and PM2.5 Emissions

Year = 2016

Average VPH All Vehicles

Group Link Description Direction

No. 

Lanes

Link 

Length    

(m)

Link 

Width 

(ft)

Link 

Width 

(m)

Release 

Height             

( m) ADT

Average 

Speed  

(mph)

NB-101 Northbound Hwy 101 N 4 491 68 20.6 0.0 85,800 Variable

SB-101 Southbound Hwy 101 S 4 487 68 20.6 0.0 85,800 Variable

 
 

 

 

 

 
2016 Hourly Traffic Volumes Per Direction and PM2.5 Emissions - NB-101

Hour

% Per 

Hour VPH g/mile Hour

% Per 

Hour VPH g/mile Hour

% Per 

Hour VPH g/mile

1 1.08% 925 0.0250 9 7.08% 6078 0.0231 17 7.38% 6335 0.0220

2 0.39% 333 0.0298 10 4.29% 3682 0.0239 18 8.26% 7089 0.0214

3 0.31% 264 0.0266 11 4.61% 3953 0.0226 19 5.79% 4966 0.0208

4 0.19% 161 0.0403 12 5.85% 5016 0.0225 20 4.37% 3753 0.0210

5 0.46% 395 0.0260 13 6.17% 5294 0.0218 21 3.30% 2827 0.0214

6 0.83% 716 0.0278 14 6.03% 5170 0.0219 22 3.32% 2847 0.0223

7 3.74% 3213 0.0225 15 7.09% 6081 0.0215 23 2.48% 2129 0.0220

8 7.86% 6745 0.0213 16 7.24% 6210 0.0212 24 1.88% 1617 0.0207
Total 85,800

2016 Hourly Traffic Volumes Per Direction and PM2.5 Emissions - SB-101

Hour

% Per 

Hour VPH g/mile Hour

% Per 

Hour VPH g/mile Hour

% Per 

Hour VPH g/mile

1 1.08% 925 0.0250 9 7.08% 6078 0.0231 17 7.38% 6335 0.0220

2 0.39% 333 0.0298 10 4.29% 3682 0.0239 18 8.26% 7089 0.0214

3 0.31% 264 0.0266 11 4.61% 3953 0.0226 19 5.79% 4966 0.0208

4 0.19% 161 0.0403 12 5.85% 5016 0.0225 20 4.37% 3753 0.0210

5 0.46% 395 0.0260 13 6.17% 5294 0.0218 21 3.30% 2827 0.0214

6 0.83% 716 0.0278 14 6.03% 5170 0.0219 22 3.32% 2847 0.0223

7 3.74% 3213 0.0225 15 7.09% 6081 0.0215 23 2.48% 2129 0.0220

8 7.86% 6745 0.0213 16 7.24% 6210 0.0212 24 1.88% 1617 0.0207
Total 85,800

 
 



Health Risk Impacts from U.S. Highway 101 
 

 

CAL3QHCR Risk Modeling Parameters and Maximum Cancer Risks

Main Gate, Novato, CA - DPM, PM2.5  & TOG TACs

From Hwy - 101 for Receptor Height = 1.5 meters

Receptor Information

Number of  Receptors 95

Receptor Height = 6.4 meter (21 feet)

Receptor distances = 6 meters  (~20 feet) spacing

Meteorological Conditions

Oakland STP (EBMUD) Hourly Met Data1998 - 2000

Land Use Classification urban

Wind speed = variable

Wind direction = variable

Cancer Risk Calculation Method

Inhalation Dose = Cair x DBR x A x EF x ED x 10
-6

 / AT

Where: Cair = concentration in air (μg/m
3
)

DBR = daily breathing rate (L/kg body weight-day)

A = Inhalation absorption factor

EF = Exposure frequency (days/year)

ED = Exposure duration (years)

AT = Averaging time period over which exposure is averaged.

10
-6

 = Conversion factor

Inhalation Dose Factors

Value
1 

DBR A Exposure Exposure Exposure EF ED AT

Exposure Type (L/kg BW-day) (-) (hr/day) (days/week) (week/year) (days/yr) (Years) (days)

Residential (70-Year) 302 1 24 7 50 350 70 25,550
1
  Default values recommended by OEHHA& Bay Area Air Quality Management District

Cancer Risk (per million) = Inhalation Dose x CRAF x CPF x 10
6 

= URF x Cair

Where: CPF = Cancer potency factor (mg/kg-day)
-1 

CRAF = Cancer Risk Adjustment Factor 

URF =Unit risk factor  (cancer risk per μg/m
3
)

Unit Risk Factors (risk per million per µg/m
3

) for DPM and Organic TACs from Vehicle TOG Exhaust & Evaporative Emissions

CPF CRAF Unit Risk Exhaust Evaporative

Exposure Type (mg/kg-day)
-1

(-) DPM TOG TACs TOG TACs

Residential (70-Yr Exposure) 1.10E+00 1.7 541.5 3.1 0.182

MEI Cancer Risk Calculations - Receptor Height = 1.5 m

Maximum Maximum Maximum Maximum 

Meteorological 

DPM                                                                  

Concentration (µg/m
3
)

Exhaust TOG                                              

Concentration (µg/m
3
)

Evaporative TOG            

Concentration (µg/m
3
)

PM2.5 

Concentration 

(µg/m
3
)

Data Year 2016 2016 2016 2016

2001 0.0085 0.2055 0.3926 0.0922

2002 0.0093 0.2122 0.4054 0.0952

2003 0.0089 0.2122 0.4054 0.0952

2004 0.0091 0.2185 0.4174 0.0980

2005 0.0086 0.2064 0.3943 0.0926

Average 0.0089 0.2110 0.4030 0.0946
 

Cancer Risk
a 

4.80 0.65 0.07  

Notes: Total Risk From All TACs = 5.52   per million

Maximum DPM & PM2.5 concentrations occur at residences closest to western edge of the residential area.

a  Cancer risk (per million) calculated assuming constant 70-year exposure to concentration for year of analysis.  
 



Construction Health Risk Modeling Emissions and Risk Calculations 
 

 

 

 

Novato - Main Gate, Novato, CA

DPM Construction Emissions and Modeling Emission Rates

DPM

Modeled Emission

Construction DPM Area DPM Emissions Area Rate

Year Activity (ton/year) Source (lb/yr) (lb/hr) (g/s) (m
2
) (g/s/m

2
)

2014 Phase 1 0.0051 CON_DPM 10.2 0.00312 3.93E-04 10,203 3.85E-08

2015 Phase 2 0.0403 CON_DPM 80.6 0.02452 3.09E-03 10,203 3.03E-07

Total 0.0454 91 0.0276 0.0035

Notes:

Emissions assumed to be evenly distributed over each construction areas

hr/day = 9 (7am - 4pm)

days/yr = 365

hours/year = 3285  
 

 

 

 

Novato - Main Gate, Novato, CA

PM2.5 Fugitive Dust Construction Emissions for Modeling 

DPM

Modeled Emission

Construction Area PM2.5 Emissions Area Rate

Year Activity Source (ton/year) (lb/yr) (lb/hr) (g/s) (m
2
) g/s/m

2

2014 Phase 1 CON_FUG 0.0004 0.8 0.00023 2.92E-05 10,203 2.86E-09

2015 Phase 2 CON_FUG 0.02990 59.8 0.01820 2.29E-03 10,203 2.25E-07

Total 0.0303 60.6 0.0184 0.0023

Notes:

Emissions assumed to be evenly distributed over each construction areas

hr/day = 9 (7am - 4pm)

days/yr = 365

hours/year = 3285  
 



Novato - Main Gate, Novato, CA  - Construction Impacts 

Maximum DPM Cancer Risk Calculations From Construction

Off-Site Residential Receptor Locations - 1.5 meters

Cancer Risk (per million) = CPF x  Inhalation Dose x 1.0E6

Where: CPF = Cancer potency factor (mg/kg-day)
-1 

Inhalation Dose = Cair x DBR x A x EF x ED x 10
-6

 / AT

Where: Cair = concentration in air (μg/m
3
)

DBR = daily breathing rate (L/kg body weight-day)

A = Inhalation absorption factor

EF = Exposure frequency (days/year)

ED = Exposure duration (years)

AT = Averaging time period over which exposure is averaged.

10
-6

 = Conversion factor

Values

Parameter Child Adult

CPF = 1.10E+00 1.10E+00

DBR = 581 302

A = 1 1

EF = 350 350

AT = 25,550 25,550

Construction Cancer Risk by Year - Maximum Impact Receptor Location

Child - Exposure Information Child Adult - Exposure Information Adult

Exposure Exposure Cancer Modeled Exposure Cancer

Exposure Duration DPM Conc (ug/m3) Adjust Risk DPM Conc (ug/m3) Adjust Risk Fugitive Total

Year (years) Year Annual Factor (per million) Year Annual Factor (per million) PM2.5 PM2.5

1 1 2014 0.0049 10 0.43 2014 0.0049 1 0.02 0.0005 0.005

2 1 2015 0.0386 10 3.38 2015 0.0386 1 0.18 0.0354 0.074

3 1 0.0000 4.75 0.00 0.0000 1 0.00

4 1 0.0000 3 0.00 0.0000 1 0.00

5 1 0.0000 3 0.00 0.0000 1 0.00

6 1 0.0000 3 0.00 0.0000 1 0.00

7 1 0.0000 3 0.00 0.0000 1 0.00

8 1 0.0000 3 0.00 0.0000 1 0.00

9 1 0.0000 3 0.00 0.0000 1 0.00

10 1 0.0000 3 0.00 0.0000 1 0.00

11 1 0.0000 3 0.00 0.0000 1 0.00

12 1 0.0000 3 0.00 0.0000 1 0.00

13 1 0.0000 3 0.00 0.0000 1 0.00

14 1 0.0000 3 0.00 0.0000 1 0.00

15 1 0.0000 3 0.00 0.0000 1 0.00

16 1 0.0000 3 0.00 0.0000 1 0.00

17 1 0.0000 1.5 0.00 0.0000 1 0.00

18 1 0.0000 1 0.00 0.0000 1 0.00

.• .• .• .• .• .• .• .• .• .•

.• .• .• .• .• .• .• .• .• .•

.• .• .• .• .• .• .• .• .• .•

65 1 0.0000 1 0.00 0.0000 1 0.00

66 1 0.0000 1 0.00 0.0000 1 0.00

67 1 0.0000 1 0.00 0.0000 1 0.00

68 1 0.0000 1 0.00 0.0000 1 0.00

69 1 0.0000 1 0.00 0.0000 1 0.00

70 1 0.0000 1 0.00 0.0000 1 0.00

Total Increased Cancer Risk 3.81 0.20  
 

 



 

Novato - Main Gate, Novato, CA  - Construction Impacts 

Maximum DPM Cancer Risk Calculations From Construction

Off-Site Residential Receptor Locations - 4.5 meters

Cancer Risk (per million) = CPF x  Inhalation Dose x 1.0E6

Where: CPF = Cancer potency factor (mg/kg-day)
-1 

Inhalation Dose = Cair x DBR x A x EF x ED x 10
-6

 / AT

Where: Cair = concentration in air (μg/m
3
)

DBR = daily breathing rate (L/kg body weight-day)

A = Inhalation absorption factor

EF = Exposure frequency (days/year)

ED = Exposure duration (years)

AT = Averaging time period over which exposure is averaged.

10
-6

 = Conversion factor

Values

Parameter Child Adult

CPF = 1.10E+00 1.10E+00

DBR = 581 302

A = 1 1

EF = 350 350

AT = 25,550 25,550

Construction Cancer Risk by Year - Maximum Impact Receptor Location

Child - Exposure Information Child Adult - Exposure Information Adult

Exposure Exposure Cancer Modeled Exposure Cancer

Exposure Duration DPM Conc (ug/m3) Adjust Risk DPM Conc (ug/m3) Adjust Risk Fugitive Total

Year (years) Year Annual Factor (per million) Year Annual Factor (per million) PM2.5 PM2.5

1 1 2014 0.0048 10 0.42 2014 0.0048 1 0.02 0.0004 0.005

2 1 2016 0.0374 10 3.28 2016 0.0374 1 0.17 0.0315 0.069

3 1 0.0000 4.75 0.00 0.0000 1 0.00

4 1 0.0000 3 0.00 0.0000 1 0.00

5 1 0.0000 3 0.00 0.0000 1 0.00

6 1 0.0000 3 0.00 0.0000 1 0.00

7 1 0.0000 3 0.00 0.0000 1 0.00

8 1 0.0000 3 0.00 0.0000 1 0.00

9 1 0.0000 3 0.00 0.0000 1 0.00

10 1 0.0000 3 0.00 0.0000 1 0.00

11 1 0.0000 3 0.00 0.0000 1 0.00

12 1 0.0000 3 0.00 0.0000 1 0.00

13 1 0.0000 3 0.00 0.0000 1 0.00

14 1 0.0000 3 0.00 0.0000 1 0.00

15 1 0.0000 3 0.00 0.0000 1 0.00

16 1 0.0000 3 0.00 0.0000 1 0.00

17 1 0.0000 1.5 0.00 0.0000 1 0.00

18 1 0.0000 1 0.00 0.0000 1 0.00

.• .• .• .• .• .• .• .• .• .•

.• .• .• .• .• .• .• .• .• .•

.• .• .• .• .• .• .• .• .• .•

65 1 0.0000 1 0.00 0.0000 1 0.00

66 1 0.0000 1 0.00 0.0000 1 0.00

67 1 0.0000 1 0.00 0.0000 1 0.00

68 1 0.0000 1 0.00 0.0000 1 0.00

69 1 0.0000 1 0.00 0.0000 1 0.00

70 1 0.0000 1 0.00 0.0000 1 0.00

Total Increased Cancer Risk 3.69 0.19  
 

 



 

 

Novato - Main Gate, Novato, CA - Construction Impacts 

Maximum DPM Cancer Risk Calculations From Construction

Novato Charter School Child Receptor Locations - 1.25 meters

Cancer Risk (per million) = CPF x  Inhalation Dose x 1.0E6

Where: CPF = Cancer potency factor (mg/kg-day)
-1 

Inhalation Dose = Cair x DBR x A x EF x ED x 10
-6

 / AT

Where: Cair = concentration in air (μg/m
3
)

DBR = daily breathing rate (L/kg body weight-day)

A = Inhalation absorption factor

EF = Exposure frequency (days/year)

ED = Exposure duration (years)

AT = Averaging time period over which exposure is averaged.

10
-6

 = Conversion factor

Values

Parameter Child Adult

CPF = 1.10E+00 1.10E+00

DBR = 581 302

A = 1 1

EF = 350 350

AT = 25,550 25,550

Construction Cancer Risk by Year - Student Exposure

Exposure Student - Exposure Information Student

Exposure Exposure Cancer

Duration DPM Conc (ug/m3) Adjust Risk Fugitive Total

Year (years) Year Conc Factor* (per million) PM2.5 PM2.5

1 1 2014 0.0090 3 0.24 0.0015 0.010

2 1 2015 0.0709 3 1.86 0.1158 0.187

3 1 0.0000 3 0.00

4 1 0.000 3 0.00

5 1 0.000 3 0.00

6 1 0.000 3 0.00

7 1 0.000 1 0.00

8 1 0.000 1 0.00

9 1 0.000 1 0.00

10 1 0.000 1 0.00

11 1 0.000 1 0.00

12 1 0.000 1 0.00

13 1 0.000 1 0.00

14 1 0.000 1 0.00

15 1 0.000 1 0.00

16 1 0.000 1 0.00

17 1 0.000 1 0.00

18 1 0.000 1 0.00

.• .• .• .• .• .•

.• .• .• .• .• .•

.• .• .• .• .• .•

65 1 0.000 1 0.00

66 1 0.000 1 0.00

67 1 0.000 1 0.00

68 1 0.000 1 0.00

69 1 0.000 1 0.00

70 1 0.000 1 0.00

Total Increased Cancer Risk 2.1

* Assumes that students at school are 16 years of age or younger for entire construction period  
 



 

 

Novato - Main Gate, Novato, CA - Construction Impacts 

Maximum DPM Cancer Risk Calculations From Construction

Novato Charter School Child Receptor Locations - 1.25 meters

Cancer Risk (per million) = CPF x  Inhalation Dose x 1.0E6

Where: CPF = Cancer potency factor (mg/kg-day)
-1 

Inhalation Dose = Cair x DBR x A x EF x ED x 10
-6

 / AT

Where: Cair = concentration in air (μg/m
3
)

DBR = daily breathing rate (L/kg body weight-day)

A = Inhalation absorption factor

EF = Exposure frequency (days/year)

ED = Exposure duration (years)

AT = Averaging time period over which exposure is averaged.

10
-6

 = Conversion factor

Values

Parameter Child Adult

CPF = 1.10E+00 1.10E+00

DBR = 581 302

A = 1 1

EF = 350 350

AT = 25,550 25,550

Construction Cancer Risk by Year - Student Exposure

Exposure Student - Exposure Information Student

Exposure Exposure Cancer

Duration DPM Conc (ug/m3) Adjust Risk Fugitive Total

Year (years) Year Conc Factor* (per million) PM2.5 PM2.5

1 1 2014 0.0007 3 0.02 0.0001 0.001

2 1 2015 0.0053 3 0.14 0.0060 0.011

3 1 0.000 3 0.00

4 1 0.000 3 0.00

5 1 0.000 3 0.00

6 1 0.000 3 0.00

7 1 0.000 1 0.00

8 1 0.000 1 0.00

9 1 0.000 1 0.00

10 1 0.000 1 0.00

11 1 0.000 1 0.00

12 1 0.000 1 0.00

13 1 0.000 1 0.00

14 1 0.000 1 0.00

15 1 0.000 1 0.00

16 1 0.000 1 0.00

17 1 0.000 1 0.00

18 1 0.000 1 0.00

.• .• .• .• .• .•

.• .• .• .• .• .•

.• .• .• .• .• .•

65 1 0.000 1 0.00

66 1 0.000 1 0.00

67 1 0.000 1 0.00

68 1 0.000 1 0.00

69 1 0.000 1 0.00

70 1 0.000 1 0.00

Total Increased Cancer Risk 0.2

* Assumes that students at school are 16 years of age or younger for entire construction period  
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ABSTRACT 
 
Tom Origer & Associates conducted a cultural resources survey for the Novato Main Gate Project, 
Main Gate Road and C Street, Novato, Marin County, California. The study was prepared at the re-
quest of Jean Eisberg, Urban Planning Partners, and was designed to satisfy requirements of the City 
of Novato and the California Environmental Quality Act.  
 
This study included archival research at the Northwest Information Center, Sonoma State University 
(NWIC File No. 13-1562), examination of the library and files of Tom Origer & Associates, contact 
with Native American representatives, and field inspection of the study area.  
 
Field survey found no prehistoric or historical resources within the study area. Documentation pertain-
ing to this study is on file at the offices of Tom Origer & Associates (File No. 14-35). 
 
 
 
 
Confidentiality Statement: This report contains information regarding locations of archaeological 
resources. These resources are vulnerable to vandalism, and are protected by law. To safeguard these 
resources, this report should not be circulated publicly. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Synopsis 
 
Project: Novato Main Gate 
Location: Main Gate Road & C Street, Novato, Marin County, California 
Quadrangle: Novato, California 7.5’ series 
Study Type: Intensive survey  
Scope: ~2.7 acres 
Finds: None 
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Project Personnel 
 
Janine M. Origer provided project oversight. Ms. Origer has 30 years experience working in Northern 
California cultural resources management. She has been with Tom Origer & Associates since 1991. 
She has worked on both prehistoric and historical archaeological sites, and has completed research and 
documentation of historical buildings. Ms. Origer has a Bachelor of Arts in Anthropology from Sono-
ma State University. She holds a Master of Arts in Archaeology and Heritage from the University of 
Leicester. She has completed extensive continuing education in regulatory compliance, planning local 
surveys, and identifying historical resources. She is affiliated with the California Historical Society, 
International Association for Obsidian Studies, Society for American Archaeology, Society of Archi-
tectural Historians, Society for California Archaeology (Secretary of the Executive Board 2004-2006), 
Society for Historical Archaeology, Vernacular Architecture Forum, and the Register of Professional 
Archaeologists (#1066030).  
 
Virginia Ton conducted the field work and prepared the report for this project. Mrs. Ton has been with 
Tom Origer & Associates since May 2010. She holds a Bachelor of Arts in Anthropology from Sono-
ma State University. She is affiliated with the Society for California Archaeology. 
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INTRODUCTION 
 
Tom Origer & Associates conducted a cultural resources survey for the Novato Main Gate project 
located at Main Gate Road and C Street, Novato, Marin County, California (Figure 1). The study was 
completed at the request of Jean Eisberg, Urban Planning Partners. The study was designed to satisfy 
requirements of the California Environmental Quality Act and those of the City of Novato. Documen-
tation pertaining to this study is on file at Tom Origer & Associates (File No. 14-35). 
 
 

REGULATORY CONTEXT 
 
The California Environmental Quality Act (CEQA) requires that cultural resources be considered dur-
ing the environmental review process. This is accomplished by an inventory of resources within a 
study area and by assessing the potential that cultural resources could be affected by development. 
 
This cultural resources survey was designed to satisfy environmental issues specified in the CEQA 
and its guidelines (Title 14 CCR §15064.5) by: (1) identifying all cultural resources within the project 
area; (2) offering a preliminary significance evaluation of the identified cultural resources; (3) as-
sessing resource vulnerability to effects that could arise from project activities; and (4) offering sug-
gestions designed to protect resource integrity, as warranted. 
 
 
 

 
Figure 1. Project vicinity (adapted from the 1970 Santa Rosa 1:250,000-scale USGS map). 
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Resource Definitions 
 
Cultural resources are classified by the State Office of Historic Preservation (OHP) as sites, buildings, 
structures, objects and districts, and each is described by OHP (1995) as follows. 
 

Site. A site is the location of a significant event, a prehistoric or historic occupation or ac-
tivity, or a building or structure, whether standing, ruined, or vanished, where the location 
itself possesses historic, cultural, or archaeological value regardless of the value of any 
existing structure. 

 
Building. A building, such as a house, barn, church, hotel, or similar construction, is cre-
ated principally to shelter any form of human activity. "Building" may also be used to re-
fer to a historically and functionally related unit, such as a courthouse and jail, or a house 
and barn. 
 
Structure. The term "structure" is used to distinguish from buildings those functional 
constructions made usually for purposes other than creating human shelter. 
 
Object. The term "object" is used to distinguish from buildings and structures those con-
structions that are primarily artistic in nature or are relatively small in scale and simply 
constructed.  Although it may be, by nature or design, movable, an object is associated 
with a specific setting or environment.   
 
District. A district possesses a significant concentration, linkage, or continuity of sites, 
buildings, structures, or objects united historically or aesthetically by plan or physical de-
velopment.  

 
 
Significance Criteria 
 
When a project might affect a cultural resource, the project proponent is required to conduct an as-
sessment to determine whether the effect may be one that is significant. Consequently, it is necessary 
to determine the importance of resources that could be affected. The importance of a resource is 
measured in terms of criteria for inclusion on the California Register of Historical Resources (Title 14 
CCR, §4852) as listed below. A resource may be important if it meets any one of the criteria below, 
or if it is already listed on the California Register of Historical Resources or a local register of histori-
cal resources. 
 
An important historical resource is one which: 
 

1. Is associated with events that have made a significant contribution to the broad patterns of 
local or regional history, or the cultural heritage of California or the United States. 
 

2. Is associated with the lives of persons important to local, California, or national history. 
 

3. It embodies the distinctive characteristics of a type, period, region or method of construc-
tion, or represents the work of a master or possesses high artistic values. 
 

4. It has yielded, or may be likely to yield, information important to the pre-history or history 
of the local area, California, or the nation.  
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In addition to meeting one or more of the above criteria, eligibility for the California Register requires 
that a resource retains sufficient integrity to convey a sense of its significance or importance. Seven 
elements are considered key in considering a property’s integrity: location, design, setting, materials, 
workmanship, feeling, and association.  
 
The OHP advocates that all historical resources over 45 years old be recorded for inclusion in the 
OHP filing system (OHP 1995:2), although the use of professional judgment is urged in determining 
whether a resource warrants documentation. 
 
 

PROJECT SETTING 
 
Study Area Location and Description 
 
The study area is located in eastern Marin County, near Hamilton Field, as shown on the Novato, Cal-
ifornia 7.5’ USGS topographic map (Figure 2). The study area consists of approximately 2.7 acres of 
developed, flat land. The nearest source of fresh water is an intermittent stream along the western 
boundary of the study area. 
 
Soils mapped within the study area are of the Xerorthents-Urban land complex (Kashiwagi 
1985:Sheet 9). These soil complexes are typically found on valley floors, cut toe slopes, and on tide 
lands or in bay areas covered with fill (Kashiwagi 1985:78-79). Xerorthents soils are cut/fill areas that 
vary greatly in depth and drainage, which are commonly intermixed with development debris 
(Kashiwagi 1985:78-79). Urban land consists of areas covered by roads, houses, and other similar 
development.  Parcels consisting of these soils have been used historically for urban development.  
 
 
Cultural Setting 
 
Archaeological evidence indicates that human occupation of California began at least 11,000 years 
ago (Erlandson et al. 2007:59). Early occupants in the San Francisco Bay Area appear to have had an 
economy based largely on hunting, with limited exchange, and social structures based on extended 
family units (Milliken et al. 2007:99-123). Later, milling technology (e.g., mortars and pestles) and 
an inferred acorn economy were introduced. This diversification of economy appears coeval with the 
development of sedentism, population growth, and expansion. Sociopolitical complexity and status 
distinctions based on wealth are also observable in the archaeological record, as evidenced by an in-
creased range and distribution of trade goods (e.g., shell beads, obsidian tool stone), which are possi-
ble indicators of both status and increasingly complex exchange systems. 
 
At the time of European settlement, the study area was included in the territory controlled by the 
Coast Miwok (Kelly 1978:414). The Coast Miwok were hunter-gatherers who lived in rich environ-
ments that allowed for dense populations with complex social structures (Barrett 1908; Kroeber 
1925). They settled in large, permanent villages about which were distributed seasonal camps and 
task-specific sites. Primary village sites were occupied throughout the year, and other sites were visit-
ed in order to procure particular resources that were especially abundant or available only during cer-
tain seasons. Sites often were situated near fresh water sources and in ecotones where plant life and 
animal life were diverse and abundant. 
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Figure 2. Study location (adapted from the USGS 1954 [photorevised 1980] Novato  7.5’ map). 
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STUDY PROCEDURES AND FINDINGS 
 
 
Native American Contact 
 
A letter was sent to the State of California’s Native American Heritage Commission seeking infor-
mation from the sacred lands files, which track Native American cultural resources, and the names of 
Native American individuals and groups that would be appropriate to contact regarding this project. 
Letters were also sent to the Federated Indians of Graton Rancheria. No responses have been received 
as of the date of this report. A log of contact efforts is provided at the end of this report (Appendix A), 
along with copies of correspondence.  
 
Archival Study Procedures 
 
Archival research included examination of the library and project files at Tom Origer & Associates. A 
review (NWIC File No. 13-1562) was completed of the archaeological site base maps and records, 
survey reports, and other materials on file at the Northwest Information Center (NWIC), Sonoma 
State University, Rohnert Park. Sources of information included but were not limited to the current 
listings of properties on the National Register of Historic Places (National Register), California His-
torical Landmarks, California Register of Historical Resources (California Register), and California 
Points of Historical Interest as listed in the Office of Historic Preservation’s Historic Property Direc-
tory (OHP 2012). 
 
The Office of Historic Preservation has determined that structures older than 45 years should be con-
sidered potentially important historical resources, and former building and structure locations could 
be potentially important historic archaeological sites. Archival research included an examination of 
historical maps to gain insight into the nature and extent of historical development in the general vi-
cinity, and especially within the study area. Maps ranged from hand-drawn maps of the 1800s (e.g., 
GLO plats) to topographic maps issued by the United States Geological Survey (USGS) and the Ar-
my Corps of Engineers (USACE) from the early to the middle 20th century. 
 
In addition, ethnographic literature that describes appropriate Native American groups, county histo-
ries, and other primary and secondary sources were reviewed. Sources reviewed are listed in the "Ma-
terials Consulted" section of this report. 
 
 
Archival Study Findings 
 
Archival research found that two studies cover Hamilton Field, including the current study area 
(ACRS 1987a; Maniery 1992). Seventeen other studies have been conducted within a quarter-mile 
radius of the study area. The nearest recorded cultural resource is a portion of the railroad, about one-
eighth of a mile to the northeast. No other resources are recorded within a quarter-mile radius of the 
study area. 
 
The ethnographic village of pūyū'kū was reported as being either one mile south of Ignacio or near 
Pacheco, five miles southwest of Ignacio (Barrett 1908; Kelly 1978; and Kroeber 1925). If the first 
report is accurate, it is possible that the village was located near the study area, however the lack of 
detail and agreement on its location make it difficult to place. 
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Review of historical maps found two buildings within the study area in 1954 and a third L-shaped 
building in 1968 (Dodge 1892; General Land Office 1862; USACE 1942; USGS 1914, 1954a, 1954b; 
Whitney 1873). 
 
 
Field Survey Procedures 
 
Virginia Ton completed a field survey on April 21, 2014. Most of the study area is paved;  all visible 
soil was inspected. Visibility was very poor with asphalt, fill, and vegetation being the chief hin-
drances.  
 
Based on the distribution of known cultural resources and their environmental settings, it was antici-
pated that prehistoric archaeological sites could be found within the study area. Prehistoric archaeo-
logical site indicators expected to be found in the region include but are not limited to: obsidian and 
chert flakes and chipped stone tools; grinding and mashing implements such as slabs and handstones, 
and mortars and pestles; bedrock outcrops and boulders with mortar cups; and locally darkened mid-
den soils containing some of the previously listed items plus fragments of bone, shellfish, and fire 
affected stones. Historic period site indicators generally include: fragments of glass, ceramic, and 
metal objects; milled and split lumber; and structure and feature remains such as building foundations 
and discrete trash deposits (e.g., wells, privy pits, dumps). 
 
 
Field Survey Findings 
 
Archaeology 
No prehistoric or historical archaeological sites were found within the study area. 
 
Built Environment 
There is a defunct gas station/garage L-shaped building within the study area, which appears to be 
depicted on maps beginning in 1968.  

 
 

RECOMMENDATIONS 
 
Known Resources 
 
Archaeology 
No prehistoric or historical archaeological sites were found within the study area, and no resource-
specific recommendations are made.  
 
Built Environment 
The one building within the study area is not architecturally distinctive, and is unlikely to meet crite-
ria for inclusion in the California Register of Historical Resources. No resource-specific recommen-
dations are made.  
 
 
Accidental Discovery 
 
There is the slight possibility that buried archaeological deposits could be present, and accidental dis-
covery could occur.  In keeping with the CEQA guidelines, if archaeological remains are uncovered, 
work at the place of discovery should be halted immediately until a qualified archaeologist can evalu-
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ate the finds (§15064.5 [f]).  Prehistoric archaeological site indicators include: obsidian and chert 
flakes and chipped stone tools; grinding and mashing implements (e.g., slabs and handstones, and 
mortars and pestles); bedrock outcrops and boulders with mortar cups; and locally darkened midden 
soils. Midden soils may contain a combination of any of the previously listed items with the possible 
addition of bone and shell remains, and fire affected stones. Historic period site indicators generally 
include: fragments of glass, ceramic, and metal objects; milled and split lumber; and structure and 
feature remains such as building foundations and discrete trash deposits (e.g., wells, privy pits, 
dumps). 
 
The following actions are promulgated in Public Resources Code 5097.98 and Health and Human 
Safety Code 7050.5, and pertain to the discovery of human remains. If human remains are encoun-
tered, excavation or disturbance of the location must be halted in the vicinity of the find, and the 
county coroner contacted. If the coroner determines the remains are Native American, the coroner 
will contact the Native American Heritage Commission. The Native American Heritage Commission 
will identify the person or persons believed to be most likely descended from the deceased Native 
American. The most likely descendent makes recommendations regarding the treatment of the re-
mains with appropriate dignity.  
 
 

SUMMARY 
 
Tom Origer & Associates conducted a cultural resources of approximately 2.7 acres for the Novato 
Main Gate project near Hamilton Field in Novato, as requested by Jean Eisberg of Urban Planning 
Partners. Survey found no prehistoric or historical resources within the study area and no resources-
specific recommendations were warranted. 
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Native American Contact Efforts 

Novato Main Gate Project, Marin County 
 

Organization Contact Letters Results 
    
Native American Heritage Commission  4/10/2014 No response received as of 

the date of this report. 
 

Federated Indians of Graton Rancheria Greg Sarris 
Gene Buvelot 

4/10/2014 No response received as of 
the date of this report. 
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Noise Monitoring Report 
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Figure 1 Noise Monitoring Locations 
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2007 Final Traffic Impact Analysis 



2000 Crow Canyon Place
Suite 410
San Ramon, California
94583

TEL   925 543 0840
FAX   925 543 0839

Memorandum

To: Michael J. Marovich
West Bay Builders

From:   Jim Daisa, P.E.
Kimley-Horn and Associates, Inc.

Date:   June 11, 2007

Subject: Final Traffic Impact Analysis for the development of a Professional
Business Office Campus called the Hamilton Main Gate Plaza  in
Hamilton Field Novato, CA

This memorandum presents our preliminary traffic analysis for the proposed project
consisting of a 30,550 square foot professional office condominium development as
part of the Main Gate Plaza Development in Novato, CA.  The intent of this analysis
is to examine the traffic generation and potential intersection level of service impacts
resulting from the proposed development.  The analysis assesses traffic impacts for
two scenarios: Existing and Existing Plus Project conditions. The background,
methodology, and conclusions are described below.

A. Project Description
The intent of the Main Gate Plaza Development is to convert this brownfield, infill
site into a business office campus that can provide services to the Hamilton
community and surrounding areas as well as offer an opportunity for neighboring
residents to locate their businesses in a place that is proximate to their homes. It also
provides the smaller business operator an ownership opportunity to buy an individual
office unit that affords the ability to build equity over time and the tax  advantages of
property ownership. The proposed development consists of five buildings totaling
approximately 30,550 square feet with 111 parking spaces. The buildings are
designed for maximum flexibility. It is located in the southeastern portion of city of
Novato, California.

B. Land Use Consistency
The proposed project is located in Planning Area 5 of the reuse plan (The Exchange
Triangle area) with a Neighborhood Commercial zoning designation. This designation
allows for convenience goods and services including small professional offices.
Therefore the proposed project is consistent with the designation and intent of the
Reuse Plan and zoning code.
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C. Study Area
The traffic analysis study intersections are:

Nave Drive / State Access Road
Nave Drive / Main Gate Road (signalized)
C Street / Main Gate Road

D. Analysis Methodology
The traffic analysis includes AM and PM peak hour level of service (LOS) at the one
signalized and both unsignalized intersections. Intersection LOS is based on the 2000
Highway Capacity Manual (HCM) operations methodology which measures level of
service in terms of average vehicle delay. Existing conditions is based on current
traffic control, lane configurations and traffic volumes. Traffic generated by the
project is estimated and added to existing traffic volumes to measure existing plus
project conditions.

E. Existing Traffic Volumes
Existing traffic counts for the intersections of Nave Drive / Main Gate Road and C
Street / Main Gate Road were collected on April 18, 2007. Existing traffic counts for
the Nave Drive / State Access Road intersection were obtained from the Revised
Traffic Analysis for Hamilton Market Place – Novato Report produced by Dowling
Associates, Inc (March 5, 2007).  The traffic counts can be found in the appendix.

F. Trip Generation
The Institute of Transportation Engineer's (ITE) Trip Generation, 7th Edition, was
used to obtain daily and peak-hour trip generation rates and inbound-outbound
percentages. This information was used to estimate the number of daily and peak hour
trips that can be attributed to the proposed development. The trip generation of the
proposed office building are summarized in Table 1.

Table 1:  Estimated Project Trip Generation
Daily AM Peak PM Peak

Land Use ITE
Code Size Units

Total In  Out Total In Out Total

General Office 710 30,550 SF 535 64 9 73 19 94 113

Trip generation equations (source: ITE Trip Generation, 7th Edition)
Daily Ln(T) = 0.77 x Ln(1000's of SF) + 3.65 50% In 50% Out
AM Peak Hour Ln(T) = 0.80 x Ln(1000's of SF) + 1.55 88% In 12% Out
PM Peak Hour T = 1.12 x (1000's of SF) + 78.81 17% In 83% Out

The Neighborhood Commercial designation allows for a greater amount of retail
commercial than office commercial. For comparison, this analysis estimates the traffic
generation of the site if it were developed as retail. It is assumed that a retail use on
this 2.7 acre site would have a floor area ratio (FAR) of 0.35 (the Reuse Plan allows
an FAR up to 0.50). This would equal about 41,200 square feet of retail. Using the
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trip generation rates for Neighborhood Commercial in the Reuse Plan traffic analysis
this amount of retail would generate about 79 a.m. peak hour trips and about 218 p.m.
peak hour trips. The proposed office  use at this site would generate about the same
amount of morning traffic and almost less than half the amount of afternoon traffic
that a retail use would generate. Therefore, the office use as proposed results in less
impact than if the site were developed as retail.

G. Trip Distribution
Trip distribution is the direction project generated traffic travels when entering and
leaving the site. Existing traffic counts were used to estimate the direction of travel
and project traffic was assigned to the study intersection based on these patterns. The
distribution pattern is summarized below:

Nave Drive (south): 60%
Nave Drive (north): 40%

The proposed project is located at the intersection of Main Gate Road and C Street, so
users of the site can use either street to access the building. For this analysis it was
assumed that 75% of the traffic accesses the site from Main Gate Road and 25% from
C Street.

H. Existing and Existing Plus Project Level of Service

Table 2 compares existing and existing plus project intersection level of service at the
three study intersections. Currently, the three study intersections operate at LOS C or
better in the AM and PM peak hours.  With the addition of project traffic the change
in average delay or volume to capacity ratio is negligible and does not change the
intersection level of service.

Table 2:  Existing and Plus Project Conditions Level of Service Results

Existing Conditions Existing Plus Project Conditions
AM PM AM PM

Intersection
V/C Delay

(sec) LOS V/C Delay
(sec) LOS V/C Delay

(sec) LOS V/C Delay
(sec) LOS

Nave Drive / State
Access Road

- 10.7 B - 9.7 A - 10.7 B - 9.8 A

Nave Drive / Main Gate
Road (signalized)

0.42 20.4 C 0.33 22.7 C 0.43 21.1 C 0.36 23.9 C

C Street / Main Gate
Road - 13.6 B - 12.8 B - 14.4 B - 11.4  B

Notes:
V/C  = the ratio of critical traffic volumes to intersection capacity, a measure of the utilization of signalized intersections.
Delay for unsiganlized intersections is based on the delay for the worst-case approach for the intersection.
Source: Kimley-Horn and Associates, Inc.
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I. Planned Improvements and Impact Fees
The proposed project is subject to the City’s Traffic Impact Fee (TIF) which funds
planned improvements citywide. In the vicinity of the project, the TIF is designated to
fund a new traffic signal at the intersection of Alameda Del Prado and the US 101
Southbound Ramps.

J. Comparison of Level of Service With Hamilton Reuse Plan
Table 3 compares existing plus project intersection levels of service to those
presented in the Reuse Plan for the Hamilton Army Airfield (Technical Appendix) for
the two intersections in common. Note that the internal street (Main Gate Road/C
Street) was not evaluated in the Reuse Plan. Also note the Reuse Plan evaluated the
intersection of Nave Drive/State Access Road as a signalized intersection where it is
currently stop controlled. As shown in the comparison, the existing and existing plus
project conditions are similar to the Preferred General Plan and the Preferred Reuse
Plan intersection levels of service.

K. Adequacy of Proposed Parking Supply
The project proposes to provide 111 parking spaces based on a ratio of one space for
every 275 of gross floor area (30,550 gross square feet / 275 = 111 spaces). The
proposed parking spaces conforms to the City’s zoning code (Section 19.30.040
Number of Parking Spaces Required, Table 3.7) which requires one space per 275
gross square feet of office use.

L. Site Access and Circulation
The proposed site is accessed by two driveways. One driveway is located on Main
Gate Road approximately 362 feet west of the intersection of C Street. Main Gate
Road at this location is a divided road with a raised landscaped median restricting this
driveway to right-in/right-out. An eastbound left turn bay provides space for vehicles
turning onto C Street. The second driveway is located on C Street approximately 370
feet north of the intersection of Main Gate Road. This driveway permits full access.
Vehicles entering the site from Nave Drive will use the C Street entrance while
vehicles existing the site in any direction may use either driveway.

The site’s parking lot is located to the side and rear of the buildings and is oriented in
a standard orthogonal layout. The parking spaces are designed to industry standards,
oriented at 90 degrees with an aisle width of about 27 feet. Refuse is collected at two
kiosks/enclosures within the parking lot.  A 13 x 54 foot long curbside loading area is
provided along the north side of Building A, conforming to the City’s zoning code
(Section 19.30.110 Loading Space Requirements).

Pedestrians can access the site via sidewalks on both sides of Main Gate Road. These
sidewalks are continuous onto Nave Drive where a signalized intersection allows
controlled pedestrian crossing of Nave Drive and Main Gate Road. C Street currently
lacks sidewalks or provides sidewalks in poor condition. The project proposes to
construct new sidewalks along its frontage on Main Gate Road and C Street. In
addition the project provides an on-site pedestrian path system connecting public
sidewalks and parking areas to each building. The site is served by transit (Golden
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Gate Transit) with the nearest bus stop located on Main Gate Road several hundred
feet west of the site. Another bus stop exists on Nave Drive immediately south of the
intersection of Main Gate Road. In addition to pedestrian access, the project is
accessible by bicycle. Class II bike lanes exist on Nave Drive but are not continuous
to the north. The General Plan identifies Class II bike lanes for the entire length of
nave Drive. The bicycle facilities on Nave Drive connect to a designated bike route on
the sidewalk on the south side of Main Gate Road.

APPENDICES

1.  Turning Movement Counts
2.  Level of service calculation worksheets
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Table 3:  Level of Service Comparison With Hamilton Airfield Reuse Plan

V/C Delay
(sec) LOS V/C Delay

(sec) LOS V/C Delay
(sec) LOS V/C Delay

(sec) LOS V/C Delay
(sec) LOS V/C Delay

(sec) LOS V/C Delay
(sec) LOS

State Access Road /
Nave Drive

- 10.7 B - 10.7 B 0.43 3.2 A 0.48 4.8 A 0.54 5.8 B 0.48 4.8 A 0.43 2 A

Main Gate Road /
Nave Drive

0.42 20.4 C 0.43 21.1 C 0.78 19.8 C 0.88 24.9 C 0.97 35.4 D 0.85 23 C 0.82 21.3 C

State Access Road /
Nave Drive

- 9.7 A - 9.8 A 0.46 10.2 B 0.71 7 B 0.79 10.6 B 0.67 6.7 B 0.51 2.4 A

Main Gate Road /
Nave Drive

0.33 22.7 C 0.36 23.9 C 0.83 19.2 C 0.76 16.5 C 0.81 19.4 C 0.7 14.7 B 0.58 11.9 B

V/C  = the ratio of critical traffic volumes to intersection capacity, a measure of the utilization of signalized intersections.
Delay for unsiganlized intersections is based on the delay for the worst-case approach for the intersection.
Source: Reuse Plan for the Hamilton Army Airfield Technical Plan (Fehrand Peers Associates, Inc.) and Kimley-Horn and Associates, Inc.

Alternative B

Notes:

PM Peak Hour

AM Peak Hour

Alternative C Preferred Reuse PlanExisting Conditions Existing Plus Project
Intersections

Prefered General Plan Alternative A
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Existing+Project PM        Thu Apr 26, 2007 17:12:20                 Page 2-1
--------------------------------------------------------------------------------
--------------------------------------------------------------------------------
                            Impact Analysis Report
                               Level Of Service

Intersection                               Base           Future       Change
                                         Del/   V/       Del/   V/       in
                                     LOS Veh    C    LOS Veh    C
#  1 Nave Drive / State Access Road  A   9.8 0.000   A   9.8 0.000  + 0.000 D/V

#  2 Nave Drive / Main Gate Road     C  23.9 0.390   C  23.9 0.390  + 0.000 D/V

#  3 C Street / Main Gate Road       B  11.4 0.000   B  11.4 0.000  + 0.000 D/V

  Traffix 7.8.0115 (c) 2007 Dowling Assoc. Licensed to KIMLEY-HORN, SAN RAMON
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--------------------------------------------------------------------------------
--------------------------------------------------------------------------------
                      Level Of Service Computation Report
            2000 HCM Unsignalized Method (Base Volume Alternative)
********************************************************************************
Intersection #1 Nave Drive / State Access Road
********************************************************************************
Average Delay (sec/veh):      2.5       Worst Case Level Of Service: A[  9.8]
********************************************************************************
Approach:      North Bound      South Bound       East Bound       West Bound
Movement:     L  -  T  -  R    L  -  T  -  R    L  -  T  -  R    L  -  T  -  R
------------|---------------||---------------||---------------||---------------|
Control:       Uncontrolled     Uncontrolled      Stop Sign        Stop Sign
Rights:           Include          Include          Include          Include
Lanes:        0  0  1  0  1    1  0  1  0  0    0  0  0  0  0    1  0  0  0  1
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol:       0  174    25    49  175     0     0    0     0     7    0    86
Growth Adj:  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
Initial Bse:    0  174    25    49  175     0     0    0     0     7    0    86
User Adj:    1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
PHF Adj:     0.95 0.95  0.95  0.95 0.95  0.95  0.95 0.95  0.95  0.95 0.95  0.95
PHF Volume:     0  183    26    52  184     0     0    0     0     7    0    91
Reduct Vol:     0    0     0     0    0     0     0    0     0     0    0     0
FinalVolume:    0  183    26    52  184     0     0    0     0     7    0    91
------------|---------------||---------------||---------------||---------------|
Critical Gap Module:
Critical Gp:xxxxx xxxx xxxxx   4.1 xxxx xxxxx xxxxx xxxx xxxxx   6.4 xxxx   6.2
FollowUpTim:xxxxx xxxx xxxxx   2.2 xxxx xxxxx xxxxx xxxx xxxxx   3.5 xxxx   3.3
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: xxxx xxxx xxxxx   209 xxxx xxxxx  xxxx xxxx xxxxx   471 xxxx   183
Potent Cap.: xxxx xxxx xxxxx  1373 xxxx xxxxx  xxxx xxxx xxxxx   555 xxxx   864
Move Cap.:   xxxx xxxx xxxxx  1373 xxxx xxxxx  xxxx xxxx xxxxx   539 xxxx   864
Volume/Cap:  xxxx xxxx  xxxx  0.04 xxxx  xxxx  xxxx xxxx  xxxx  0.01 xxxx  0.10
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
2Way95thQ:   xxxx xxxx xxxxx   0.1 xxxx xxxxx  xxxx xxxx xxxxx   0.0 xxxx   0.3
Control Del:xxxxx xxxx xxxxx   7.7 xxxx xxxxx xxxxx xxxx xxxxx  11.8 xxxx   9.7
LOS by Move:   *    *     *     A    *     *     *    *     *     B    *     A
Movement:     LT - LTR - RT    LT - LTR - RT    LT - LTR - RT    LT - LTR - RT
Shared Cap.: xxxx xxxx xxxxx  xxxx xxxx xxxxx  xxxx xxxx xxxxx  xxxx xxxx xxxxx
SharedQueue:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd ConDel:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS:    *    *     *     *    *     *     *    *     *     *    *     *
ApproachDel:    xxxxxx           xxxxxx           xxxxxx              9.8
ApproachLOS:        *                *                *                A
********************************************************************************
Note: Queue reported is the number of cars per lane.
********************************************************************************
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--------------------------------------------------------------------------------
--------------------------------------------------------------------------------
                      Level Of Service Computation Report
             2000 HCM Operations Method (Base Volume Alternative)
********************************************************************************
Intersection #2 Nave Drive / Main Gate Road
********************************************************************************
Cycle (sec):         100                Critical Vol./Cap.(X):         0.390
Loss Time (sec):       6 (Y+R=4.0 sec)  Average Delay (sec/veh):        23.9
Optimal Cycle:        23                Level Of Service:                  C
********************************************************************************
Approach:      North Bound      South Bound       East Bound       West Bound
Movement:     L  -  T  -  R    L  -  T  -  R    L  -  T  -  R    L  -  T  -  R
------------|---------------||---------------||---------------||---------------|
Control:        Protected        Protected       Split Phase      Split Phase
Rights:           Include          Include          Include          Include
Min. Green:     0    0     0     0    0     0     0    0     0     0    0     0
Lanes:        0  0  1  0  1    1  0  1  0  0    0  0  0  0  0    1  0  0  0  1
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol:       0  180   225   164  107     0     0    0     0   193    0   144
Growth Adj:  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
Initial Bse:    0  180   225   164  107     0     0    0     0   193    0   144
User Adj:    1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
PHF Adj:     0.92 0.92  0.92  0.92 0.92  0.92  0.92 0.92  0.92  0.92 0.92  0.92
PHF Volume:     0  196   245   178  116     0     0    0     0   210    0   157
Reduct Vol:     0    0     0     0    0     0     0    0     0     0    0     0
Reduced Vol:    0  196   245   178  116     0     0    0     0   210    0   157
PCE Adj:     1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
MLF Adj:     1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
FinalVolume:    0  196   245   178  116     0     0    0     0   210    0   157
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane:    1900 1900  1900  1900 1900  1900  1900 1900  1900  1900 1900  1900
Adjustment:  1.00 1.00  0.85  0.95 1.00  1.00  1.00 1.00  1.00  0.95 1.00  0.85
Lanes:       0.00 1.00  1.00  1.00 1.00  0.00  0.00 0.00  0.00  1.00 0.00  1.00
Final Sat.:     0 1900  1615  1805 1900     0     0    0     0  1805    0  1615
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat:     0.00 0.10  0.15  0.10 0.06  0.00  0.00 0.00  0.00  0.12 0.00  0.10
Crit Moves:             ****  ****                              ****
Green/Cycle: 0.00 0.39  0.39  0.25 0.64  0.00  0.00 0.00  0.00  0.30 0.00  0.30
Volume/Cap:  0.00 0.27  0.39  0.39 0.10  0.00  0.00 0.00  0.00  0.39 0.00  0.33
Uniform Del:  0.0 20.8  22.0  30.9  6.8   0.0   0.0  0.0   0.0  27.9  0.0  27.3
IncremntDel:  0.0  0.2   0.4   0.6  0.0   0.0   0.0  0.0   0.0   0.5  0.0   0.4
InitQueuDel:  0.0  0.0   0.0   0.0  0.0   0.0   0.0  0.0   0.0   0.0  0.0   0.0
Delay Adj:   0.00 1.00  1.00  1.00 1.00  0.00  0.00 0.00  0.00  1.00 0.00  1.00
Delay/Veh:    0.0 21.0  22.4  31.5  6.9   0.0   0.0  0.0   0.0  28.3  0.0  27.7
User DelAdj: 1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
AdjDel/Veh:   0.0 21.0  22.4  31.5  6.9   0.0   0.0  0.0   0.0  28.3  0.0  27.7
LOS by Move:   A    C     C     C    A     A     A    A     A     C    A     C
HCM2kAvgQ:      0    4     6     5    1     0     0    0     0     5    0     4
********************************************************************************
Note: Queue reported is the number of cars per lane.
********************************************************************************
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--------------------------------------------------------------------------------
--------------------------------------------------------------------------------
                      Level Of Service Computation Report
            2000 HCM Unsignalized Method (Base Volume Alternative)
********************************************************************************
Intersection #3 C Street / Main Gate Road
********************************************************************************
Average Delay (sec/veh):      1.9       Worst Case Level Of Service: B[ 11.4]
********************************************************************************
Approach:      North Bound      South Bound       East Bound       West Bound
Movement:     L  -  T  -  R    L  -  T  -  R    L  -  T  -  R    L  -  T  -  R
------------|---------------||---------------||---------------||---------------|
Control:        Stop Sign        Stop Sign       Uncontrolled     Uncontrolled
Rights:           Include          Include          Include          Include
Lanes:        0  0  0  0  0    0  0  1! 0  0    1  0  1  0  0    0  0  0  1  0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol:       0    0     0    16    0    77    36  316     0     0  252    15
Growth Adj:  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
Initial Bse:    0    0     0    16    0    77    36  316     0     0  252    15
User Adj:    1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00  1.00 1.00  1.00
PHF Adj:     0.93 0.93  0.93  0.93 0.93  0.93  0.93 0.93  0.93  0.93 0.93  0.93
PHF Volume:     0    0     0    17    0    83    39  340     0     0  271    16
Reduct Vol:     0    0     0     0    0     0     0    0     0     0    0     0
FinalVolume:    0    0     0    17    0    83    39  340     0     0  271    16
------------|---------------||---------------||---------------||---------------|
Critical Gap Module:
Critical Gp:xxxxx xxxx xxxxx   6.4  6.5   6.2   4.1 xxxx xxxxx xxxxx xxxx xxxxx
FollowUpTim:xxxxx xxxx xxxxx   3.5  4.0   3.3   2.2 xxxx xxxxx xxxxx xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: xxxx xxxx xxxxx   696  696   279   287 xxxx xxxxx  xxxx xxxx xxxxx
Potent Cap.: xxxx xxxx xxxxx   411  368   765  1287 xxxx xxxxx  xxxx xxxx xxxxx
Move Cap.:   xxxx xxxx xxxxx   401  357   765  1287 xxxx xxxxx  xxxx xxxx xxxxx
Volume/Cap:  xxxx xxxx  xxxx  0.04 0.00  0.11  0.03 xxxx  xxxx  xxxx xxxx  xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
2Way95thQ:   xxxx xxxx xxxxx  xxxx xxxx xxxxx   0.1 xxxx xxxxx  xxxx xxxx xxxxx
Control Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx   7.9 xxxx xxxxx xxxxx xxxx xxxxx
LOS by Move:   *    *     *     *    *     *     A    *     *     *    *     *
Movement:     LT - LTR - RT    LT - LTR - RT    LT - LTR - RT    LT - LTR - RT
Shared Cap.: xxxx xxxx xxxxx  xxxx  662 xxxxx  xxxx xxxx xxxxx  xxxx xxxx xxxxx
SharedQueue:xxxxx xxxx xxxxx xxxxx  0.5 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd ConDel:xxxxx xxxx xxxxx xxxxx 11.4 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS:    *    *     *     *    B     *     *    *     *     *    *     *
ApproachDel:    xxxxxx             11.4           xxxxxx           xxxxxx
ApproachLOS:        *                B                *                *
********************************************************************************
Note: Queue reported is the number of cars per lane.
********************************************************************************
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On behalf of Thompson Development, Inc. (TDI), West Yost Associates (West Yost) has 

prepared a remedial action plan (RAP) for the Hamilton Square Parcel (Site), 970 C Street, 

Novato, California, see Figures 1 and 2. This remedial action plan was prepared to support TDI’s 

new residential development plan. Prior remedial action at the Site was conducted to meet the 

cleanup goals for a commercial site. The prior remedial action is described in Section 2.3 below. 

1.0 INTRODUCTION 

The goal of the remedial action at this site is to improve Site subsurface soil and groundwater 

conditions to meet residential human health standards in preparation for redevelopment. 

Depending on the findings of the data gap investigation additional remediation measures may be 

required. A data gap analysis is discussed in Section 2.3.2.  

Proposed remedial action in support of the goal to improve the site to meet residential standards 

consists of conducting secondary source removal in the vicinity of the former station building, 

pumps islands and UST excavations, and to address some data gaps identified in reviewing the 

site historical information. Work will be performed under a soil and groundwater management 

plan and a site-specific health and safety plan, which are presented under separate cover. The 

remedial action will prepare the Site for a future risk assessment that will be conducted to 

determine conformity with residential human health standards. When residential standards are 

met at all depths below ground surface (bgs), the land use covenant (LUC) between the 

California Department of Toxic Substances Control (DTSC), the San Francisco Bay Regional 

Water Quality Board (SFBRWQCB), Department of the Navy (DON) and the property owners, 

Hamilton Square LLC; as well as the DON deed restriction on the property, may be removed to 

allow for residential development.  
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2.0 SITE BACKGROUND 

2.1 Site Location and Description 

The Site is located at the northwest corner of Main Gate Road and C Street in Novato, 

California, see Figure 1. The Site comprises an area of approximately 2.7 acres, a portion of 

which was formerly developed with a service station building and pump island canopy, see 

Figure 2.  

2.2 Geologic Conditions 

According to Battelle (2002), heterogeneous soil conditions predominate throughout the 

property. Surface soils consist mostly of a sandy “alluvial fill” material to depths ranging from 

1.5 to about 9.5 feet below ground surface (ft bgs); a sandy clay fill encountered from about 5 to 

7 ft bgs; and, sandy soils encountered at depths ranging from 7 to 15 ft bgs. These sandy soils are 

part of the aquifer zone and generally consist of clayey to gravelly sands, with clay lenses 

present throughout the aquifer zone. The underlying Cretaceous Franciscan bedrock, which is 

generally encountered from 15 to 20 ft bgs, is generally hard, massive, and slightly fractured.  

Regional groundwater flow in the aquifer is toward the north and is primarily controlled by the 

topography of the bedrock, which dips gently toward the north. The groundwater gradient 

beneath the Site calculated from Battelle’s 2013 Annual Site Status Report (Battelle, 2014) was 

approximately 0.3 ft/ft toward the north.  

Surface water is primarily limited to Pacheco Creek, which extends along the west side of the 

Site. The soil and bedrock geology and the hydrogeology of the Site are discussed in more detail 

in the Conceptual Site Model, Section 4.0 below. 

2.3 Site History/Contaminants of Concern 

The Site is currently owned by Hamilton Square LLC and is being redeveloped by Thompson 

Development, Inc. According to PRC Environmental Management, Inc. and Uribe Associates 

(1997) the Site and surrounding area were originally part of the 927-acre Hamilton Army 

Airfield (HAAF), a U.S. Army Corps facility, which was constructed between 1932 and 1935. 

HAAF provided airplane maintenance and repair and was a process point for combat crews. 

HAAF was transferred to the Air Force in 1947 and was renamed Hamilton Air Force Base 

(HAFB). In 1974, the U.S. Air Force deactivated the facility and initiated the transfer of excess 

property under the U.S. Department of Defense Base Realignment and Closure (BRAC) process. 

The residential housing units were transferred to the DON in 1975 as Department of Defense 

Housing Facility Novato, and the remaining property was transferred to various federal agencies. 

Extensive surveying and investigation has been performed by the DON since the BRAC process 

was started. The following paragraphs summarize investigations at the Site and adjacent 

properties that are relevant to the proposed removal action. A more thorough Site history 

summary through 2001 can be viewed in Battelle’s “Final Corrective Action Plan for 

Groundwater for Former Underground Storage Tank Site 957/970, Department of Defense 

Housing Facility, Novato, California”, dated March 1, 2002 (Battelle, 2002). 
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A Navy Exchange service station was formerly located at Building 970 at the Site, see Figure 3. 

Petroleum products for the station were stored in three single-walled, steel 10,000-gallon 

underground storage tanks (USTs) that contained unleaded gasoline and one 1,000-gallon waste 

oil tank. The gasoline USTs were located approximately 70 feet south of Building 970. These 

tanks and their associated piping were in use from the mid-1970s until their removal in 1995 

(ECON and Blankinship & Associates, 2007). The individual UST excavations on the Site were 

then labeled UST 970-1, UST 970-2, UST 970-3 (the former gasoline USTs, from east to west), 

and UST 970-waste oil (or UST970-WO) for the waste oil tank excavation, see Figure 3. 

The adjacent site to the north of the Site is currently owned and undergoing redevelopment by 

the Novato Unified School District. Building 957 on that site is the former location of a HAFB 

Public Works Center gas station, see Figure 2. A 12,000-gallon gasoline UST at Building 957 

and its associated piping were excavated and removed from the site in 1992. 

Releases of gasoline from all four of the USTs at Buildings 957 and 970 impacted soil and 

groundwater. The specific Constituents of Concern (COCs) from the releases were benzene, 

toluene, ethylbenzene and xylenes (BTEX) and methyl tert-butyl ether (MTBE). The two sites 

were placed under regulatory oversight for the cleanup under the California Water Quality 

Control Board’s Underground Storage Tank program by the SFBRWQCB. An interim remedial 

action to remove the BTEX and MTBE from soil and groundwater beneath the two sites using air 

sparging and soil vapor extraction was started by Battelle, the DON’s environmental consultant 

at the Site, in June 1998 (Battelle, 2014). Because the MTBE groundwater plumes underlying 

these two areas merged and were initially not distinguishable from one another, the individual 

site designations were combined and relabeled as “Former UST Site 957/970.” Since these initial 

releases, concentrations of BTEX and MTBE in groundwater have been significantly reduced as 

a result of the active treatment as well as natural attenuation, leaving MTBE as the only COC 

remaining in groundwater. In addition, the two plumes have separated due to continued MTBE 

attenuation (Battelle, 2013). Active remediation at the Site was discontinued in January of 2009 

and the sites were monitored for one year for rebound of the COCs. The air sparging system was 

removed in 2010.  

The Navy continues to monitor groundwater at the Site, currently sampling annually in 

November. As reported in Battelle’s 2013 Annual Site Status Report, in November of 2013, the 

last time groundwater was sampled at the Site, the concentrations of MTBE detected in the 

groundwater plume beneath the Site ranged from Not Detected (ND) at <0.25 micrograms per 

liter (µg/l) to 55 µg/l, with the highest concentration in the vicinity of well MW-4, which is 

immediately downgradient of the pump islands, see Figure 4. Battelle’s analyses have shown a 

statistically decreasing trend in MTBE concentrations in groundwater beneath the site over time 

(Battelle, 2013). This trend of MTBE concentrations and its meaning with respect to natural 

attenuation will be discussed further in Section 3.3. 

In September 2000, the DON performed a remedial investigation at the Site to comply with 

RWQCB Order No. 00-64, Task 1 (Battelle, 2001). The purpose of the remedial investigation 

was to collect additional site characterization data and to fill data gaps identified by the 

RWQCB. TPHg, (Total Petroleum Hydrocarbons) BTEX, and/or MTBE were detected in soil in 

concentrations exceeding current residential Environmental Screening Levels (ESLs) to a depth 

of 9.5 ft bgs in an area similar in size, shape, and location to the current maximum 
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(>13 micrograms per liter) MTBE in groundwater contaminant plume shown on Figure 4. TPHg 

was concentrated immediately downgradient of the gasoline UST excavation (UST970-1, UST 

970-2, and UST970-3) and in one boring near the north center of the west and center pump 

islands. The ESLs are listed on Table 1 in Section 3.1 below. 

According to Battelle (2002), two different investigations of soils were conducted in the area of 

the Building 970 hydraulic lifts, see Figure 3. As stated by Battelle in their 2002 report, “An 

investigation was performed in October 1995 by ERM-West and Battelle performed an 

additional investigation in March 1998. Battelle also investigated groundwater in March 1998. 

Sampling results from these investigations indicated that a limited volume of soils immediately 

adjacent to hydraulic lifts located within Building 970 were impacted with hydraulic fluid.”  

In April of 2000, the DON began hydraulic lift and oil/water separator removal activities in 

Building 970. In addition to three hydraulic lifts and associated control lines and two oil-water 

separators and associated influent and effluent piping, the DON also excavated and removed four 

floor drains, four buried drums acting as collection tanks, an additional effluent line extending 

along the west side of Building 970, a sanitary sewer lateral, and a waste oil line associated with 

the former waste oil tank removed from west of the station building. According to Battelle, 

overexcavation of hydrocarbon-impacted soils beneath the building was performed “to the extent 

practicable to remove affected soils encountered during removal activities. Complete removal of 

affected soil was constrained by the limited work area inside the building and the potential to 

undermine building foundations. Verification samples were collected to confirm the absence of 

impacted soils or to define the degree and extent of impacted soils left in place.”  

The deepest extent of hydrocarbon impact detected during these verification sampling activities 

was in soil sampled from beneath an oil-water separator (samples OS2-W-6’ and OS2-E-6’) and 

associated effluent lines and an exploratory trench, all located at the northern end of 

Building 970. The samples contained TPHd at concentrations up to 460 mg/kg, exceeding 

current residential ESLs. TPHd and Total Oil and Grease (TOG) were also detected at 

concentrations of up to 950 and 4,300 mg/kg, respectively (samples WO-1-5’ and DRUM 2-OX-

5.5’), to a depth of 5.5 ft bgs in two locations to the east and west of the former northern 

hydraulic lift (designated “H-N”). TPH as hydraulic oil (TPHo) was detected at a concentration 

of 780 mg/kg in soil sampled at a depth of 10 ft bgs beneath former northern hydraulic lift H-N. 

In addition, soil sampled from an excavated oil water separator effluent line that extended along 

the northern two thirds of the west side of Building 970 contained concentrations of TPHd and 

TOG at concentrations up to 31,800 and 1,900 mg/kg, respectively, at a depth of 3 ft bgs in 

numerous locations, and TPHd at a concentration of 130 mg/kg at a depth of 6 ft bgs in one 

location. The 5.5 to 6 ft bgs sample locations and results are shown on Figure 5. The samples 

collected from a depth shallower than 5.5 ft bgs during the removal activities are not shown on 

Figure 5 because they do not contribute to delineating the approximate vertical extent of 

contamination and they are in soil that will be excavated during the proposed remedial action. 

Excavation and backfilling activities were completed in May 2000 (Battelle, 2002). 
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The Site was purchased by Hamilton Square LLC from the DON in 2005. Hamilton Square LLC 

entered into a LUC with DTSC, SFBRWQC, and DON for long-term environmental restrictions 

on the Site. These restrictions include the following: 

 Preclusion on the use of the Site for residences, schools, daycare facilities, or 

hospital; 

 Mandated soil and groundwater management controls during development, including 

restrictions on the use of, or impacts to groundwater monitoring and test wells at the 

Site or groundwater beneath the Site; 

 Digging and soil handling restrictions for the entire Site, as well as for the areas 

impacted with COCs; and 

 Handling of asbestos-containing materials (ACM) and building materials containing 

lead-based paint.  

The LUC is attached as Appendix A. 

In May of 2005, Ninyo & Moore conducted a limited Phase II investigation of the Site (Ninyo & 

Moore, 2008) to investigate areas of historically contaminated soil and groundwater to evaluate 

the effectiveness of the previous remediation efforts. The analytical data from that investigation 

was also used to prepare a human health risk assessment for the Site using commercial ESLs.  

West Yost has compiled all readily available subsurface data collected at the site and has 

reviewed it with respect to current ESLs for residential uses. Subsurface data on soil, 

groundwater, soil vapor, and other environmental concerns are as follows: 

2.3.1 Soil 

For the purpose of illustrating distribution of constituents of concern in soil West Yost 

eliminated soil sample data collected from the soil water interface or within the vadose zone that 

might have been submerged in the past when water elevations were higher. To evaluate the 

greatest depth to consider soil data West Yost reviewed historical groundwater monitoring 

reports prepared by Battelle for the DON (Battelle 2004, 2005, 2009, 2010, 2011, 2012, 2013). 

Based on the range of groundwater elevations observed over time West Yost considers soil 

samples collected from a depth of eight feet or greater to be affected by the impacted 

groundwater plume and not representative of soil impacts. Figure 5 illustrates the locations of all 

soil samples collected above the groundwater table. Based on this plate it is clear that impacted 

areas are for the most part confined to the former service station and areas adjacent to it with a 

few exceptions. 

Figure 6 provides a summary of sample depth, petroleum hydrocarbon concentrations, and 

sample data for all soil samples exceeding residential ESLs. Some of these samples were 

collected before the groundwater treatment system finished operating in 2009 and may not 

represent current conditions. Upon review of this data it appears that there are some data gaps. 

Provisions to address these data gaps will be discussed further in Section 2.3.5.  
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2.3.1.1 North End of Building 970 

A review of Figure 6 illustrates that soil samples impacted with TPH as diesel (TPHd) and motor 

oil (TPHmo) in concentrations exceeding current residential ESLs occur within the northern 

footprint of Building 970. The polycyclic aromatic hydrocarbons (PAHs) naphthalene, 

Benzo(a)anthracene, and Benzo(a)pyrene, were detected exceeding current residential ESLs in 

one soil sample collected from boring NMSB-23 at a depth of 4.5 ft bg. Ninyo & Moore 

concluded that “…the impacted soil in this area is the result of leakage of the hydraulic lift lines 

and drums formerly located in the northern wing of Building 970.” 

2.3.1.2 Downgradient of the Former USTs 

MTBE, benzene and TPHg were detected in soil samples from the former UST locations and 

downgradient north toward and past building 970 at depths up to 5.5 feet below surface. Several 

semi-volatile organic compounds (SVOCs) were detected at concentrations exceeding current 

ESLs in the same area at depths of 0.5 or 4.5 ft bgs 

The following eight additional VOCs and SVOCs with no ESLs were detected in soil samples 

collected for the Limited Phase II ESA from various locations at the Site: 

 Vinyl Acetate 

 2-Butanone 

 Propylbenzene 

 Isopropylbenzene 

 1,3,5-Trimethylbenzene 

 1,2,4-Trimethylbenzene 

 Sec-butylbenzene 

 N-butylbenzene 

2.3.1.2.1 Near UST Excavations 

TPHd- and TPHmo-impacted soil was also detected in one sample collected from the southern 

end of the former gasoline UST excavation (NMSB-24). The sample was collected from a depth 

of 6 inches bgs; it was not clear in the report if this soil was collected in fill that had been placed 

over the UST backfill, or if it is possible that this sample is actually affected by the 

asphalt paving. 

TPHmo was detected in a sample collected at a depth of 4.5 ft bgs from the former waste oil tank 

excavation (NMSB-8). It is also unclear what material was sampled in this location because the 

sample location on the map indicates that it was collected within the UST backfill material. 

2.3.1.2.2 Metals 

Background metals concentrations were established in the Final Environmental Baseline Survey 

of the Site (PRC Environmental Management, Inc. and Uribe and Associates, 1997). Arsenic, 

barium, and lead were each detected during Ninyo & Moore’s Phase II investigation in different 

samples in concentrations exceeding the current residential ESLs. Based on the frequency and 

extent of occurrence, however, these concentrations should be considered background based on 

the established background concentration guidelines. 
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2.3.2 Groundwater 

Figure 7 illustrates groundwater samples that exceed residential ESLs as of the November 2013 

groundwater monitoring event, and includes some historic data. It should be noted that the 

historic groundwater data was collected prior to shutting off the groundwater treatment system 

in 2009.  

In their 2005 Limited Phase II environmental assessment of the Site (Ninyo & Moore, 2008), 

Ninyo & Moore sampled grab groundwater from a boring (NMSB-25) inside the northeast 

corner of the existing building, and beneath, the former station building in the vicinity of the 

former hydraulic lifts. The sample contained groundwater impacted by TPHd at a concentration 

of 900 µg/l, exceeding the current residential ESL. The laboratory footnotes for the sample 

indicated that the sample did not resemble the (diesel) standard and that “heavier hydrocarbons 

contributed to the quantification” of the detected hydrocarbon. Ninyo and Moore did not discuss 

a reason for the presence of TPHd in that sample. It is possible, given that the petroleum 

hydrocarbon in the sample did not resemble the diesel standard, that its presence may be a 

function of some leakage from the hydraulic equipment. This sample is located within the 

proposed excavation area. If a significant release of hydraulic fluid occurred beneath the building 

it will be addressed at the time of excavation. 

2.3.3 Soil Vapor 

Figure 8 illustrates the findings of 21 soil vapor samples that were collected at the site. 10 of the 

samples were collected during the 2005 Limited Phase II environmental assessment (Ninyo & 

Moore, 2008). These samples are designated “SG” The other samples were collected by Battelle 

when the groundwater sparging system was installed (Battelle 2002), designated “AS”. Although 

the AS samples contain petroleum hydrocarbon exceeding the residential ESL these samples 

were collected before the air sparging system was started and after 11 years of operation it is 

unlikely that this data represents current conditions. The same can be said about the “SG” 

samples which were installed in 2005, four years before the sparging system was shut down. 

MTBE in groundwater has decreased substantially since these soil vapor samples were collected. 

As a result soil gas concentrations have likely decreased A soil gas investigation will be 

completed at the site after remedial actions have been completed and the data will be used to 

support a Human Health Risk Assessment (HHRA) which will be conducted at that time. 

2.3.4 Other Environmental Concerns 

The SSPORTS1 Naval Environmental Detachment of Vallejo, California, conducted an asbestos 

survey of non-residential buildings in 1997 (SSPORTS, 1998) including Building 970. The 

purpose of the survey was to observe the condition of damaged and/or friable ACM that was 

observed during two earlier ACM surveys conducted by the DON and to identify additional 

damaged and/or friable ACM that was not identified during two earlier surveys. Damaged and/or 

friable ACM was detected during this survey above the false ceiling of Building 970. 

                                                 

1 SSPORTS = U.S. Navy Supervisor of Shipbuilding, Conversion, and Repair, Portsmouth, Virginia, Environmental 

Detachment, Vallejo 
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Lead-based paint (LBP) was commonly used on buildings until 1978. Based on the age of most 

of the buildings at HAFB, including Building 970, the DON concluded that buildings built prior 

to 1978 “…may contain lead-based paint and may have released material into the surrounding 

ground surface” (Engineering Field Activity West, 1997). Engineering Field Activity West 

(EFAW), of San Bruno, California, conducted a 1997 assessment of non-residential buildings at 

HAFB for potential soil lead hazards that included Building 970. The assessment was a visual 

survey of the exterior of non-residential buildings at HAFB for potential LBP hazards. EFAW 

determined that Building 970 was constructed of stucco, contained an impervious structure on 

the ground surrounding it (pavement) and that at the time of the assessment the condition of the 

exterior paint was good and/or there were no paint chips observed around the buildings. EFAW 

concluded that, based on these visual results, the building does “… not have the potential to pose 

a threat or [does] not pose a significant threat with respect to lead hazard from lead-based paint.”  

EFAW prepared a summary of that inspection which is provided in Appendix B. 

2.3.5 Remaining Soil Impacts and Data Gap Analysis 

Based on a review of subsurface data collected to date West Yost has identified a few minor data 

gaps. The following describes each gap and how it will be addressed. 

1. As shown on Figure 5 soil exceeding the residential ESL was shown near the north 

property boundary (sample 970-MW-4), and southeast of building 970 (samples SB-

16A and SB-12A). Also, soil samples adjacent to the former UST excavations 

(samples NMSB-2 and NMSB-8) exceeded residential ESLs. In all cases the sample 

data is relatively old, and/or it was collected in suspect material. Also apparent on 

Figure 6 is that the southwest corner of building 970 has not been evaluated at all.  

In accordance with the SMP (under separate cover) West Yost will utilize an 

excavator to pothole excavation areas to collect samples for preprofiling and disposal. 

As part of this effort West Yost will potholing at the four locations described above 

and collect soil samples to be analyzed for COCs that exceeded the ESL. If the 

exceedance is confirmed then West Yost will modify the remediation plan to include 

excavating soil in those areas at the depths indicated. 

2. Soil vapor data is limited and old. West Yost will be conducting a soil vapor 

investigation after remediation has been completed to support the updated human 

health risk assessment. 
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3.0 PETROLEUM HYDROCARBON DISTRIBUTION 

3.1 Cleanup Goals 

The goal of the remedial action at this site is to improve site subsurface soil and groundwater 

conditions in preparation for redevelopment. Cleanup goals for the site are the residential ESLs 

of the SFBRWQCB, as shown in the following Table 1. Where ESLs do not exist then West 

Yost used Regional Screening Levels as established by the United States Environmental 

Protection Agency, January 2015. 

The COCs in soil and groundwater at the Site are petroleum hydrocarbons and related 

compounds. Those that exceed the ESLs are listed in Table 1. 

Table 1. Environmental Screening Levels 

Contaminant Soil ESL(a), mg/kg 

TPHmo 100 

TPHd 100 

TPHg 100 

Lead 80 

Benzene 0.044 

MTBE 0.023 

Naphthalene 1.2 

2-Methylnaphthalene 0.25 

Benzo(a)pyrene 0.038 

Benzo(b)fluoranthene 0.38 

Benzo(a)anthracene 0.38 

Benzo(a)pyrene 0.038 

Tetraethyl Lead 0.00062(b) 
(a) SFBRWQCB ESL Table A-1 Shallow Soil Screening Levels (≤ 3m bgs), Residential Land Use (groundwater is a current or 

potential drinking water resource), milligrams per kilogram (mg/kg) (December 2013). 
(b) An ESL was not available so USEPA Regional Screening Level, January 2015 was used.  

TPH = Total Petroleum Hydrocarbons/motor oil/diesel/gasoline 

MTBE = Methyl Tertiary Butyl Ether 

 

3.2 Hydrocarbon Distribution in Soil 

Based on the compilation of data illustrated on Plates 6 and 7 the Site can be divided into two 

main areas with hydrocarbon-impacted soil. As shown on Figure 7, soil impacted TPHd and 

TPHmo exceeding residential ESLs, remains underneath Building 970 and adjacent to the west 

side of the building at various depths, most ranging from 3 to 6 ft bgs. Soil impacted by TPHmo 

remains at a depth of approximately 10 ft bgs beneath the building at the former location of the 

northern hydraulic lift (H-N). 
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Soil impacted by TPHg and MTBE remains downgradient of the former gasoline UST location 

(USTs 970-1, 970-2, and 970-3) at the south end of the Site, in the vicinity of and downgradient 

of the pump islands, extending underneath the station building to a depth of at least 5.5 feet. 

3.3 Hydrocarbon Distribution in Groundwater 

Based on the most recent annual groundwater sampling event and the DON’s ongoing long-term 

groundwater monitoring at the Site (Battelle, 2014), groundwater impacted by MTBE exceeding 

residential ESLs remains in a plume that extends northward from the former gasoline UST 

location at the south end of the Site to approximately 30-feet downgradient of the pump islands. 

As previously discussed, MTBE concentrations in groundwater have attenuated as a result of 

remediation between 1998 and 2009, and the plume beneath the site has contracted and separated 

from the UST 957 plume with which it was commingled. As discussed in Section 2.3 above, 

during the most recent groundwater sampling event at the Site (November 2013), the highest 

concentration of MTBE detected in the groundwater plume beneath the Site was 55 µg/l in well 

MW-4, which is immediately downgradient of the pump islands (Battelle, 2014). 

As part of the groundwater monitoring report Battelle conducting statistical analyses of MTBE 

trends over time in all wells being monitored to assess whether or not MTBE concentrations 

were decreasing or increasing. In all wells at the site MTBE was shown to be statistically 

decreasing. The MTBE trends over time were utilized to predict plume size and shape in the 

future. As illustrated on Figure 10 of the Battelle document, MTBE concentrations are predicted 

to be below MCLs at the site within five years. Appendix B contains Figures 7 and 10 excerpted 

from the Batelle 2014 report. Battelle Figure 7 illustrates MTBE concentrations versus time for 

monitoring wells. Those at the site show that the concentrations have reached or are approaching 

their asymptotic low. Battelle Figure 10 shows predictive modelling over a 15 year period 

illustrating that within five years the MTBE should be below ESLs at the site. 

3.4 Hydrocarbon Distribution in Soil Vapor 

Based on the soil vapor sampling collected at the site a total of 21 soil gas samples were 

collected and analyzed for petroleum hydrocarbon constituents (Figure 8). Petroleum 

hydrocarbon constituents exceeded the ESLs in these samples but in all cases they were collected 

before the cessation of the groundwater remediation system. 
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4.0 CONCEPTUAL SITE MODEL 

The purpose of the Conceptual Site Model (CSM) is to aid in understanding the relationship 

between contaminant sources and receptors during remedial action at the Site. This is 

accomplished by visualizing potential pathways for potential or actual contaminant migration 

and exposure. A CSM was previously prepared for this site by Battelle within their 2002 

Corrective Action Plant (Battelle, 2002). For the purposes of the remedial action proposed in this 

plan, an abbreviated CSM is provided below (Sources: Battelle, 2002; ECON and Blankinship & 

Associates, 2007). 

4.1 Soil/Bedrock Units 

Lithologic data from Battelle’s 2002 Corrective Action Plan indicate that the top soil layer across 

the Site, which extends from ground surface to depths ranging from 1.5 to about 9.5 ft bgs, 

consists mostly of a sandy “alluvial fill” material. A sandy clay fill is then encountered from 

about 5 to 7 ft bgs. Sandy soils are then encountered at depths ranging from 7 to 15 ft bgs. These 

soils are part of the aquifer zone and generally consist of clayey to gravelly sands, but clay lenses 

are known to be present throughout this aquifer zone. 

The soils are underlain by weathered and fractured Franciscan bedrock, which is blue-gray 

bedrock consisting of fine- to medium-grained sandstone. The bedrock is encountered at a depth 

of approximately 15 ft bgs and dips northward beneath the Site. It has been slightly altered by 

metamorphism, sealing its primary porosity. According to Battelle (2002) the sandstone is often 

fractured, creating secondary porosity, and the fractures are commonly filled by either calcite or 

silica material. Therefore, because there is very low effective porosity and little available pore 

volume, the Franciscan Formation is not a significant source or transmitter of groundwater at the 

Site. Instead, the bedrock acts as an aquitard or barrier to downward groundwater flow from the 

overlying unconfined aquifer.  

Regional groundwater flow in the aquifer is toward the north and is primarily controlled by the 

topography of the bedrock, which dips gently toward the north. The groundwater gradient 

beneath the Site calculated from Battelle’s 2013 Annual Site Status Report (Battelle, 2014) was 

approximately 0.3 ft/ft toward the north.  

4.2 Hydrogeology 

The depth to groundwater at the Site, and the resulting thickness of the unsaturated (vadose) 

zone, varies seasonally by approximately 5 feet (Battelle, 2002). Groundwater is unconfined 

across the Site. Higher groundwater elevations are evident during the late winter/early spring 

months, with the highest elevation in early spring (ECON and Blankinship & Associates, 2007). 

According to Battelle (2002), groundwater recharge in the alluvial aquifer originates primarily 

from precipitation. In addition, there is a significant amount of groundwater flux from portions of 

the aquifer that are upgradient in this bedrock valley. Based on the recharge conditions during 

the current drought, groundwater is likely to be encountered in the maximum range of depths in 

the summer and fall of 2014, until recharge begins with winter precipitation. 
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4.3 Surface Water 

Pacheco Creek is the primary surface water drainage feature of the valley near the Site. It is 

contained within an underground culvert system that extends along the western boundary of the 

Site, toward the northern portion of the Site. This underground culvert likely limits surface 

water/groundwater interactions in the immediate vicinity of the Site. Pacheco Creek daylights 

north of the Site, north of State Access Road, and continues to flow in a northerly direction 

within a concrete-lined culvert until it discharges into Ignacio Reservoir, which in turn ultimately 

discharges to the San Pablo Bay (Battelle, 2002). 

4.4 Sources of Contamination 

As discussed in Section 2.2, the primary sources of contamination at the Site are USTs and 

associated piping, hydraulic lifts, and a waste oil tank. All of these sources have been excavated 

and removed from the Site. Secondary sources of contamination at the Site are contaminated 

groundwater and subsurface soil. The hydraulic lifts were located directly beneath the station 

building and limited removal activities have been conducted; therefore, it is expected that 

contaminated foundations and subsurface soil exist as a secondary source of TPHd, TPHmo, 

TPHo, and TOG. The sources of secondary contamination are considered as a risk in this area 

only during Site development however this risk will be mitigated by the planned excavation. It is 

presumed that contaminant levels will have been reduced to concentrations below current 

residential ESLs after soil excavation at the Site has been completed.  

4.5 Contaminant Transport Mechanisms During Remedial Action 

4.5.1 Subsurface Soil 

COCs in subsurface soil may be expected to desorb in trenches, adsorb to soil, and volatize to 

subsurface soil vapor. Resulting complete pathways involve vapor migration into open utility 

trenches (ECON and Blankinship & Associates, 2007).  

4.5.2 Groundwater 

COCs in groundwater may be expected to volatilize via advection and diffusion through the 

vadose zone to subsurface soil vapor and on-site trenches. COCs in groundwater may be 

expected to infiltrate/percolate and mix in groundwater and may be present in on-site trenches 

and excavations.  

4.6 Potential Receptors During Remedial Action 

ECON and Blankinship & Associates (2007) developed a flow chart for their CSM of the 

adjacent site to the north of the Site, which has similar subsurface conditions and is also 

impacted with hydrocarbons in subsurface soil and groundwater (Appendix C). The flow chart 

depicts complete exposure pathways for on-site trench workers (outdoor air). Exposure pathways 

and potential receptors discussed below are based on this flow chart, with the exclusion of 

exposure pathways for building occupants (indoor and outdoor air), of which there currently 

are none.  
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4.7 Pathways C1 and C2: Soil Ingestion.  

During drilling and excavation activities at the Site, it is possible that adult on-site workers could 

accidentally ingest soil or groundwater during their activities. A site specific health and safety 

plan will be prepared to address these potential exposures. Workers will be made aware of the 

potential hazard and will be advised to wear personal protective equipment and to wash hands 

before eating or drinking.  

4.7.1 Pathways C3 and C4: Dermal Absorption. 

Site workers will be required to wear personal protective equipment (PPE) such as gloves, 

coveralls, Tyvek, or like material to limit or prevent contact with soil.  

4.7.2 Pathways C6 and C7: Ingestion of Groundwater by On-site Worker. 

The water underlying the site is not used for municipal, domestic, industrial process, industrial 

service or agricultural water supply or to replenish surface water. Water beneath the site will not 

be used as a source of drinking water and therefore no receptors will be exposed by this route.  

If groundwater is encountered during drilling or excavation activities, it is unlikely to appear 

potable as a result of mixing with silt and dirt created during excavation activities. As a result, it 

is highly unlikely that workers will be inclined to drink the water. 

4.7.3 Pathway C10: Ingestion of Vegetation by On-site Worker.  

The only vegetation existing currently at the Site is volunteer annuals and perennials growing 

from cracks in the asphalt and along the southern and western perimeters of the Site. As a result, 

it is highly unlikely that workers will be inclined to eat vegetation growing at the Site. 

4.7.4 Outdoor Air Inhalation by On-site Worker. 

In accordance with the soil and groundwater management plan, dust control measures will be in 

place during excavation activities at the Site. The on-site worker is therefore not expected to be 

exposed to COCs in airborne dust at the Site. 
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5.0 REMEDIATION PLAN 

5.1 Soil and Groundwater Management Plan 

A soil and groundwater management plan (SMP) describing the procedures to be used to manage 

soil and groundwater at the Site during excavation, well destruction/replacement, confirmation 

sampling, and backfilling will be provided as a separate document. A site-specific Health and 

Safety Plan (HSP) will accompany the SMP. 

5.2 Excavation (Source Removal) Plan 

Remediation of the remaining secondary sources of contamination will be accomplished by 

excavating and removing the impacted soil for offsite disposal. Two excavations of varying 

depth are planned, as shown on Figure 9. Also shown on Figure 9 are the locations of potholes 

that will be excavated to assess data gaps as discussed in Section 2.3.5. Depending on the 

findings of these data gap analyses, smaller excavations may be made to address soil impacts, if 

they occur.  

Soil will be excavated to a maximum depth of 7 ft bgs downgradient of the gasoline UST 

excavations northward to north of the pump islands  

Soil underneath Building 970, will be excavated to a maximum depth of 6 ft bgs except in one 

area in the former location of the northern hydraulic lift (H-N), which will be excavated to 

approximately 10 ft bgs. 

Where planned excavation areas are paved, the pavement will be removed first. As soil is 

excavated to the maximum depth of known contamination, screening will be conducted using 

visual observation and with a photoionization detector (PID). When these screening methods 

indicate that the maximum extent of contaminated soil may have been reached, soil samples will 

be collected and analyzed in the field by a mobile laboratory operated by Eurofins Scientific of 

Petaluma, California. The mobile laboratory screening will be particularly useful in the areas 

contaminated by the heavier hydrocarbons, which are not as easy to detect using hand-held field 

screening tools such as a PID. 

This method will be used to guide and direct the excavation in real time. Field screening the soil 

before confirmation sampling is intended to prevent re-mobilization of excavation equipment 

and repeat confirmation sampling with the goal of saving both time and money.  

5.3 Confirmation Sampling Plan  

The field screening will be followed by confirmation sampling using the Interstate Technology 

Regulatory Council’s (ITRC) ISM Technical and Regulatory Guidance Document, (February 

2012) Incremental Sampling Methodology (ISM) for the larger excavations. 

ISM provides an estimate of the mean contaminant concentration in a defined volume (area and 

depth) of soil. Per the ITRC confirmation sampling will be based on decision units (DUs) 

designed for an excavation. Sidewalls and floors will be divided into DUs, within which a 

minimum of 30 increments of soil will be collected. The samples will then be combined, 
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processed, and subsampled according to the ISM protocols. Within each DU the 30 increments 

will be analyzed three times (three replicates). 

There are 15 DUs proposed for the Site (Figure 10). The DUs are designed to confirm that the 

excavation meets the remediation goals. All of the DUs are intended to confirm concentrations of 

BTEX, MTBE and other VOCs, SVOCs, PAHs, and tetraethyl lead in soil in the areas impacted 

with COCs; six of the DUs, DU10 through DU15, will also confirm concentrations of TPHd and 

TPHmo in soil. For the purpose of providing data to support a human health risk assessment, all 

samples will also be analyzed for California Assessment Method metals (including total lead) 

and polychlorinated biphenyls. Proposed DU locations are shown on Figure 10. Organic lead 

(tetraethyl lead) is a COC at the Site because it was used as a gasoline additive until the 

mid-1970s.  

The confirmation samples will be labeled, placed in a cooler with ice, transported to a freezer 

under chain of custody, and frozen overnight. They will then be transported under chain of 

custody to Eurofins laboratory in Davis, California and processed in accordance with ISM 

protocols. Eurofins is a California-certified laboratory with experience in processing ISM 

samples. Samples will be analyzed by the following methods: 

 TPHg/d/mo: EPA Method 8015B/8021B 

 VOCs, including BTEX and MTBE: EPA Method 8260B 

 SVOCs and PAHs: EPA Method 8270C 

 Total Organic Lead: CA DHS LUFT 

 CAM Metals: 

 PCBs by EPA Method 8080: 

Excavated areas deeper than 4 ft bgs will have sloped sides in accordance with CalOSHA 

Protective Systems (Sec. 1541.1 (a) through Sec. 1541.1 (e)) so that the excavations can be 

entered for confirmation sampling by the ISM method. A competent person as defined by 

CCR Title 8 Section 1540 will examine the sloped excavations before allowing workers to enter 

for sample collection. The site safety officer, as identified in the Health and Safety Plan prepared 

under separate cover, will limit any access to the excavation unless determined necessary 

and safe.  

Following completion of all sampling, the excavation will be backfilled and compacted to 

original surface grade in accordance with the contractor’s excavation/grading permit issued by 

the City of Novato.  

5.4 Replacement of Active Monitoring Wells 

After backfilling and compaction of the site are complete, West Yost proposes that only three 

wells previously removed from the groundwater network on the Site be replaced. These wells, 

MW-1A, MW-4A, and 970-MW4, are wells that follow the center line of the MTBE plume 

across the approximate length of the Site from just downgradient of the former gasoline UST 

excavation. This proposed reduction in monitoring wells is warranted by the significant 
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reduction in the concentrations of MTBE in groundwater beneath the Site since active 

remediation was completed. A separate well installation work plan will be submitted for review. 

The DON will use these new wells, along with the two existing monitoring wells to continue 

their semi-annual monitoring of groundwater conditions. 
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6.0 HUMAN HEALTH RISK ASSESSMENT 

A separate HHRA will be conducted after completion of the remedial action. The HHRA will 

include soil vapor sampling adjacent to, but not within, newly backfilled areas as well as in areas 

of the Site that were impacted by MTBE in groundwater that have not been excavated during the 

remedial action. This sampling may involve installing new soil vapor probes, which would be 

conducted concurrently with groundwater monitoring well reinstallation. The extent of soil vapor 

sampling will be determined after completion of the remedial action. 

  



(THIS PAGE LEFT BLANK INTENTIONALLY) 

 

 

 

 

 

 

 



Remedial Action Plan – Hamilton Square Parcel 
970 C Street, Novato, California 94949 

SFBRWQCB Case # T0609592161  

 18 Thompson Development, Inc. 

April 2015   
s\c\595\04-14-01\wp\RAP110714_1R_RAP 

7.0 SCHEDULE 

The following proposed schedule is based on approval of this RAP in July 2015. The schedule is 

subject to change, based on permitting, the public notification process, availability of equipment, 

weather forecast, and contractor scheduling. 

 July: Review and approval of remedial action/sampling plan 

 August: Excavation and backfilling 

 September: Replacement of destroyed groundwater monitoring wells 
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8.0 LIMITATIONS 

This soil excavation and disposal project will be conducted in general accordance with the 

accepted standard of practice for similar services that exists in Northern California at the time the 

work is performed. It should be recognized that definition and evaluation of environmental 

conditions is a difficult and inexact art. Judgments leading to conclusions and recommendations 

are generally made with an incomplete knowledge of the conditions present. More extensive 

studies, including additional environmental investigation, can reduce the inherent uncertainties 

associated with such studies. If Thompson Development wishes to reduce the uncertainty beyond 

the level associated with this study, West Yost should be notified for additional consultation. Our 

firm has prepared this report for Thompson Development’s exclusive use for this particular 

project and in accordance with generally accepted environmental practices within the area at the 

time of our work. No other representation, expressed or implied, and no warranty or guarantee is 

included or intended. 

This report may be used only by Thompson Development and only for the purposes stated, 

within a reasonable time from its issuance. Land use, site conditions (both on-site and off-site) or 

other factors may change over time, and additional work may be required with the passage of 

time. Any party other than Thompson Development who wishes to use this report shall notify 

West Yost of such intended use. Based on the proposed use of the report, West Yost may require 

that additional work be performed and that an updated report be issued. In the absence of 

express, written approval from West Yost, no use of this report for other than the original stated 

purpose is authorized.  
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1.0 INTRODUCTION 

On behalf of Thompson Development, Inc. (TDI), West Yost Associates (West Yost) has prepared 

a Sampling and Analysis Plan (SAP) for the Hamilton Square Parcel (Site), 970 C Street, Novato, 

California, see Figures 1, 2, and 3. This SAP was prepared to support TDI’s new residential 

development plan. Prior remedial action at the Site was conducted to meet the cleanup goals for a 

commercial site. The prior remedial action is described in Section 2.1 below. 

This SAP provides proposed project sampling strategies for the subsurface investigation using 

site-specific information. The sampling strategies include the proposed sampling rationale and 

methods, and field, laboratory analytical and Quality Assurance/Quality Control (QA/QC) methods. 

 Site Area Background 

The Site is located at a former Navy Exchange (NEX) gas station that was in use from the 

mid-1970s to the early 1990s and operated underground storage tanks (USTs) that stored gasoline. 

At the time the gas station was closed, the three USTs that had supported the NEX gas station 

(UST 970-1, UST 970-2, and UST 970-3) and one waste oil UST (UST-Waste Oil) were removed. 

Groundwater at the Site was subsequently found to be impacted by fuel releases from the NEX gas 

station. In addition, hydrocarbons were detected in soil beneath the station building during a 

subsurface investigation beneath the building subsequent to the removal of three hydraulic lifts 

and associated subsurface features.  

 Site Location 

The Site is located at the northwest corner of Main Gate Road and C Street in Novato, California, 

see Figure 1. The Site comprises an area of approximately 2.7 acres (see Figure 2). 

 Project Organization 

West Yost is performing this work for the San Francisco Bay Regional Water Quality Control 

Board (SFBRWQCB), the California Department of Toxic Substances Control (DTSC), and the 

Department of the Navy (DON) under contract with the Site owner, TDI. 

 Project Overview 

The goal of the remedial action at this Site is to improve Site subsurface soil and groundwater 

conditions to meet residential human health standards in preparation for redevelopment. Proposed 

remedial action in support of this goal consists of conducting secondary source removal in the 

vicinity of the former station building, pumps islands and UST excavations. Work will be 

performed under a soil and groundwater management plan and a Site-specific health and safety 

plan, which are presented under separate cover. The remedial action will prepare the Site for a 

future risk assessment that will be conducted to determine conformity with residential human 

health standards. When residential standards are met, the land use covenant (LUC) may be 

removed to allow for residential development. 



 
 
Sampling and Analysis Plan  

 

 2 Thompson Development 

April 2015   
s\c\595\04-14-01\wp\sap\041315_sap 

2.0 BACKGROUND 

 Previous Investigations/Regulatory Involvement 

A detailed description of previous investigations and regulatory involvement is presented in 
Section 2.3 of the Remedial Action Plan (RAP) dated April 10, 2015. In summary, the four former 
USTs were removed from the Site in 1995 and 1996, at which time petroleum hydrocarbon releases 
were discovered. Extensive investigations were completed for the DON to characterize the extent 
of petroleum hydrocarbon impacts primarily to groundwater. Active groundwater remediation 
using air sparging and soil vapor extraction was operated at the Site from 1998 until 2009. The 
remediation activities were terminated because petroleum hydrocarbon constituents in 
groundwater were decreased to below remediation goals with the exception of some residual 
methyl tert-butyl ether (MTBE). The DON continues to monitor groundwater on an annual basis 
to document continued MTBE reduction through natural attenuation. 

 Statement of the Specific Problems 

The remediation work completed by the DON was sufficient for industrial uses of the Site, with 
the result that a LUC is attached to the property that precludes certain uses. TDI would like to 
redevelop the property for residential purposes which would require that the LUC be removed 
from the title. To accomplish this it is necessary to remove some limited residual soil impacts 
associated with the former USTs and releases beneath the station building at the Site. The RAP 
was developed to address residual soil contamination as described in Section 5.0 of the RAP. 

This SAP is developed to support the confirmation sampling program that follows excavation 
activities proposed in the RAP. 

 Sampling Area Description 

The sampling areas include sidewalls and floors of the proposed excavations shown on Figure 4. 
The sampling program includes discrete samples from pre-excavation characterization trenches, 
and a soil compositing system for the larger excavation that conforms to the Interstate Technology 
Regulatory Council’s (ITRC) Incremental Sampling Methodology (ISM) Technical and 
Regulatory Guidance Document, (February 2012) ISM. The specifics of this sampling rationale 
are discussed in Section 4.0. 

 Geologic Information 

2.4.1 Site Geology 

According to Battelle (2002), heterogeneous soil conditions predominate throughout the property. 
Surface soils consist mostly of a sandy “alluvial fill” material to depths ranging from 1.5 to about 
9.5 feet below ground surface (ft bgs); a sandy clay fill encountered from about 5 to 7 ft bgs; and, 
sandy soils encountered at depths ranging from 7 to 15 ft bgs. These sandy soils are part of the 
aquifer zone and generally consist of clayey to gravelly sands, with clay lenses present throughout 
the aquifer zone. The underlying Cretaceous Franciscan bedrock, which is generally encountered 
from 15 to 20 ft bgs, is generally hard, massive, and slightly fractured.  
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Regional groundwater flow in the aquifer is toward the north and is primarily controlled by the 
topography of the bedrock, which dips gently toward the north. The groundwater gradient beneath 
the Site calculated from Battelle’s 2013 Annual Site Status Report (Battelle, 2014) was 
approximately 0.3 of a foot per foot toward the north.  

Surface water is primarily limited to Pacheco Creek, which extends along the west side of the Site. 
The soil and bedrock geology and the hydrogeology of the Site are discussed in more detail in the 
Conceptual Site Model, Section 4.0 of the RAP. 

2.4.2 Groundwater  

The depth to groundwater at the Site, and the resulting thickness of the unsaturated (vadose) zone, 
varies seasonally by approximately five feet (Battelle, 2002). Groundwater is unconfined across 
the Site. Higher groundwater elevations are evident during the late winter/early spring months, 
with the highest elevation in early spring (ECON and Blankinship & Associates, 2007). According 
to Battelle (2002), groundwater recharge in the alluvial aquifer originates primarily from 
precipitation. In addition, there is a significant amount of groundwater flux from portions of the 
aquifer that are upgradient in this bedrock valley. Based on the recharge conditions during the 
current drought, groundwater is likely to be encountered in the maximum range of depths in the 
summer and fall of 2015, until recharge begins with winter precipitation. 

 Environmental and/or Human Impact During Site Work 

ECON and Blankinship & Associates (2007) developed a flow chart for their conceptual site model 
of the adjacent Site to the north of the Site, which has similar subsurface conditions and is also 
impacted with hydrocarbons in subsurface soil and groundwater. The flow chart depicts complete 
exposure pathways for on-site trench workers (outdoor air). Exposure pathways and potential 
receptors are discussed in greater detail in Section 4.6 of the RAP. For the purposes of this SAP, 
exposure pathways for dermal contact, soil ingestion and inhalation, and dermal contact for Site 
construction workers applies and will be mitigated through the Site Specific Health and 
Safety Plan. 

3.0 PROJECT DATA QUALITY OBJECTIVES (DQOs) 

The DQO process determines the level of data quality needed for specific data collection activities 
during sampling and analysis. The process begins with defining the problem at the Site, moves 
into a decision-making process that defines options and decision-making input, defines both 
temporal and physical study boundaries, develops a decision rule, and specifies limits on decision 
errors, all in order to optimize the plan design. 

 Project Tasks 

The goals for the sampling and analysis described in this SAP are to provide data for a future 
human health risk assessment and to confirm that the excavation remedial action has reduced soil 
constituents of concern (COC) concentrations to below regulatory screening levels. To achieve 
these goals, West Yost will conduct three tasks, as follows: 
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 Pre-excavation potholing to characterize the subsurface in areas where data gaps have 
been found and for waste characterization 

 Excavation guidance using field screening methods and a mobile laboratory 

 Post-excavation confirmation sampling 

 Data Quality Objectives 

Table 1 lists the COCs that were determined based on previous investigation work. The table also 
lists the applicable regulatory standards to which the data will be compared. COC concentrations 
are compared to SFBRWQCB Environmental Screening Levels (ESLs) which are screening levels 
for substances commonly found in soil and groundwater at sites where releases of hazardous 
substances have occurred. The categories of “Residential Land Use (Groundwater is a Current or 
Potential Source of Drinking Water)” and “Groundwater Screening Levels (groundwater is a 
current or potential drinking water resource)” are used in reviewing SFBRWQCB ESL tables for 
the Site. The Site is proposed for redevelopment into a residential/commercial mixed use 
development and therefore the category of “Residential Land Use” is appropriate to use for 
the Site. 

Table 1. Environmental Screening Levels 

Contaminant Soil ESL(a), mg/kg 
TPHmo 100 
TPHd 100 
TPHg 100 
Lead 80 
Benzene 0.044 
MTBE 0.023 
Naphthalene 1.2 
2-Methylnaphthalene 0.25 
Benzo(a)pyrene 0.038 
Benzo(b)fluoranthene 0.038 
Benzo(a)anthracene 0.038 
Benzo(a)pyrene 0.038 
Tetraethyl Lead 0.00062(b) 
(a) SFBRWQCB ESL Table A-1 Shallow Soil Screening Levels (≤ 3m bgs), Residential Land Use (groundwater is a current or 

potential drinking water resource), milligrams per kilogram (mg/kg) (December 2013). 
(b) An ESL was not available so USEPA Regional Screening Level, January 2015 was used.  
Abbreviations: 
 MTBE = Methyl Tertiary Butyl Ether 
 TPH = Total Petroleum Hydrocarbons/motor oil/diesel/gasoline 
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The COCs in soil at the Site are petroleum hydrocarbons and related compounds, tetraethyl lead 
from gasoline, and lead from lead-based paint. The residential ESLs for the COCs are listed in 
Table 1. It should be noted that Total Petroleum Hydrocarbons (TPH) as hydraulic oil (TPHo) and 
Total Oil and Grease (TOG) have been detected in soil at the Site, but there are no ESLs for them; 
therefore, the screening level for TPH as motor oil (TPHmo) will be used in their place. 

 Data Quality Indicators (DQIs) 

The purpose of QA/QC procedures is to produce data of known and expected quality by satisfying 
certain DQIs of precision, accuracy, representativeness, comparability, and completeness. The 
performance criteria for laboratory analysis for the constituents of concern can be found in the 
USEPA Region 9 DQI Tables (various tables with various revision dates between 1999 and 2001). 

Indicators of data quality as part of the QA/QC program include data precision, accuracy, 
representativeness, comparability, and completeness, as summarized in the following sections. 

3.3.1 Precision 

Precision is the degree to which the analytical measurement is reproducible (i.e. that there is 
agreement between replicate measurements made under similar conditions for the same property). 
This is a measure of random error and can result from problems with sampling procedures, 
preservation, storage, shipment, preparation or analysis. Reproducibility among duplicate samples 
provides a determination of precision, which can be expressed as the relative percent difference in 
the amount of detected compounds between the original and duplicate samples. Relative percent 
difference (RPD) is quantified by the following equation: 

  (C1 – C2)  
RPD =    x100 

(C1 + C2)/2 

where: 

RPD = Relative percent difference 
C1 = Larger of the two observed values 
C2 = Smaller of the two observed values 

Precision will be tracked by the analytical laboratory, Eurofins Calscience, Inc., of Davis, 
California, using spiked matrix samples. Table 2 outlines the reference methods and measurement 
quality objectives for the anticipated analyses.  
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Table 2. Analytes, Reference Methods, and Measurement Quality Objectives 

Analyte 
Analytical 
Method 

Sample 
Preparation 

Analytical 
Instrumentation 

Method 
Reporting 

Limit 

Precision 
Objective 

Standard 

Accuracy 
Objective 

Range 

Data 
Quality 

Objectives 

TPHg 8015B(a) SW 3510(b) 

SW 3545(c) GC-FID 
22 g/l(b) 

17 g/kg(c) 
20% 
30% 

52-127% 
48-132% <½PQL 

TPHd 8015B(a) 
SW 3510(b) 

SW 3545(c) GC-FID 44 g/l(b) 
0.77 mg/kg(c) 

20% 
30% 

50-125% 
53-115% <½PQL 

TPHmo 8015B(a) 
SW 3510(b) 

SW 3545(c) GC-FID 14 g/l(b) 
1.8 mg/kg(c) 

20% 
30% 

50-125% 
53-115% <½PQL 

Benzene 8015B(a) SW 3510(b) 

SW 3545(c) GC-FID 
0.34 g/l(b) 

2.77 g/kg(c) 

20% 
30% 

67-140% 
68-132% <½PQL 

Toluene 8015B(a) 
SW 3510(b) 

SW 3545(c) GC-MS 
0.34 g/l(b) 

2.77 g/kg(c) 
20% 
30% 

67-140% 
68-132% <½PQL 

Ethylbenzene 8015B(a) SW 3510(b) 

SW 3545(c) GC-MS 
0.34 g/l(b) 

2.77 g/kg(c) 
20% 
30% 

67-140% 
68-132% <½PQL 

Xylenes 
(total) 8015B(a) SW 3510(b) 

SW 3545(c) GC-MS 
0.34 g/l(b) 

2.77 g/kg(c) 
20% 
30% 

67-140% 
68-132% <½PQL 

MTBE 8260B(a) 
SW5030(b) 
SW5035(c) GC-MS 

0.5 g/l(b) 
10 g/kg(c) 

20% 
30% 70-130% <½PQL 

TBA 8260B(a) 
SW5030(b) 
SW5035(c) GC-MS 5.0 g/l(b)  

50 g/kg(c) 
20% 
30% 

NOT 
SPIKED <½PQL 

Metals 
6010B or 

EPA 200.7(b) 
6010B(c) 

EPA6010B or 
200.7(b) 

SW 3050B(c) 
ICP    <½PQL 

Antimony    
10.0 g/l(b) 
5.0 g/kg(c) 

20% 
30% 

80-120% 
75-125%  

Lead    5.0 g/l(b) 
0.13 mg/kg(c) 

20% 
30% 

80-120% 
68-118%  

Mercury   CVAA 
0.20 g/l(b) 
0.1 g/kg(c) 

20% 
30% 

80-120% 
75-125%  

Source: Analytical by Torrent Analytical Laboratory 
(a) Water and soil samples 
(b) Water sample  
(c) Soil sample 
Abbreviations   
 µg/l - micrograms/liter (parts per billion) 
 mg/kg - milligrams/kilogram (parts per million)  
 MTBE - Methyl Tert-Butyl Ether 
 PQL  - Practical quantitation limit 
 TBA  - tert-Butyl Alcohol 
 TPHg,d,mo - Total Petroleum Hydrocarbons gasoline, diesel fuel, motor oil 
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3.3.2 Accuracy 

Accuracy is the evaluation of how close the analytical measurement is to the true value. Accuracy 
is a combination of random error (precision) and systematic error (bias). Accuracy for laboratory 
analytes is determined by comparing measured concentrations in a sample matrix against the 
measured concentration in a matrix spiked with a known amount. The formula for determining 
accuracy from matrix spike samples is: 

Percent Recovery (%) = (B – A) x 100 
  T 

where: 

B = measured concentration of spiked samples; 
A = measured concentration of unspiked samples; and 
T = true spiked concentration. 

Samples will be spiked at mid calibration curve when possible. 

3.3.3 Representativeness 

Representativeness is a qualitative term describing the degree to which sample data typifies the 
characteristic of interest at the point of interest accurately and precisely. Representativeness of 
data from field sites is a function of the sampling process design and the sampling procedures 
discussed in Sections 4.0 and 6.0, which are designed to optimize the potential for obtaining 
samples that reflect the true state of the environment while maintaining practicability. All sampling 
methods follow standard protocols and are documented in Standard Operating Procedures 
(Appendix A). Sample types, frequency of collection, holding time and volumes are described in 
Table 3.  

3.3.4 Comparability 

Comparability is a qualitative term to describe the ability and appropriateness of taking two or 
more data sets to make collective conclusions. Issues to be considered include variables that could 
affect the descriptive value of the data for specific parameters at specific times using 
specific methods.  

Considerations include: 

 Variables of interest included; 
 Common units used; 
 Similarity of methods and QA; 
 Time frames; 
 Season; 
 Pesticide/herbicide use 
 Weather; and  
 Equipment used. 
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Table 3. Analytical SOP Requirements Table

Analyte/Analyte Group Matrix Analytical and Preparation Method/SOP Reference
Containers

(Number, Size, and Type)
Minimum 

Sample Volume Preservation
Preparation

Holding Time
Analytical

Holding Time

TPH, Purgeable - 8015 Solid EPA METHOD 5035A, CLOSED SYSTEM PURGE AND TRAP / EPA 8015B (M): TOTAL PETROLEUM HYDROCARBONS BY GC-FID 
M213 / M507

Thin-necked bottle with 
methanol at a 1/1 ratio with 
sample volume (150 mL per 

replicate)

5 grams 0°C - 6°C N/A 14 days

TPH, Extractable - 8015 Solid EPA 8015B (M): TOTAL PETROLEUM HYDROCARBONS BY GC-FID M507 Provided by laboratory (per 
MIS SOP) 20 grams 0°C - 6°C 14 days 40 days

PCB's - 8082 Solid EPA METHOD 3545, PRESSURIZED FLUID EXTRACTION (PFE) / EPA METHOD 8082,. POLYCHLORINATED BIPHENYLS (PCBs) 
AS AROCLORS BY GAS CHROMATOGRAPHY M204 / M407

Provided by laboratory (per 
MIS SOP) 20 grams 0°C - 6°C 14 days 40 days

VOCs - 8260 Solid EPA METHOD 5035A, CLOSED SYSTEM PURGE AND TRAP / EPA METHOD 8260B VOLATILE ORGANIC COMPOUNDS BY GAS 
CHROMATOGRAPHY/MASS SPECTROMETRY (GC/MS) M213/M311 

Thin-necked bottle with 
methanol at a 1/1 ratio with 
sample volume (150 mL per 

replicate)

5 grams 0°C - 6°C 14 days 14 days

SVOCs - 8270 Solid EPA METHOD 3545, PRESSURIZED FLUID EXTRACTION (PFE) / EPA METHOD 8270C, SEMIVOLATILE ORGANIC COMPOUNDS 
BYGAS CHROMATOGRAPHY / MASS SPECTROMETRY (GC/MS) M204 / M404

Thin-necked bottle with 
methanol at a 1/1 ratio with 
sample volume (150 mL per 

replicate)

20 grams 0°C - 6°C 14 days 40 days

Metals - 6010 Solid EPA METHOD 30508, ACID DIGESTION OF SEDIMENTS,SLUDGES, AND SOILS / EPA METHOD 60108, INDUCTIVELY COUPLED 
PLASMA-ATOMIC EMISSION SPECTROMETRY (ICP-AES) M222 / M601

Provided by laboratory (per 
MIS SOP) 2.0 grams 0°C - 6°C 180 days 180 days

Mercury Solid EPA METHOD 7471A, MERCURY IN SOLID OR SEMISOLID WASTE (COLD-VAPOR TECHNIQUE) M620 Provided by laboratory (per 
MIS SOP) 0.6 grams 0°C - 6°C 28 days 28 days

Sample Prep Solid MULTI-INCREMENTAL SAMPLING (MIS) M235 Ziploc, or similar, sealable 
container

Analytical 
method 

dependent
0°C - 6°C

TPH = Total Petroleum Hydrocarbons

PCBs = Polychlorinated Biphenyls

SVOCs = Semi-Volatile Organic Compounds

VOCs = Volatile Organic Compounds

s\c\595\04-14-01\wp\SAP\041315_2T-3
Last Revised:  04-15-15
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This SAP addresses these issues by describing the project objectives and planned activities under 
the project. 

3.3.5 Completeness  

Completeness describes the percentage of valid data achieved versus what was planned by a 
measurement system. Most importantly, enough data should be generated to draw correct 
conclusions. There are two components of data completeness: (1) the percentage of usable field 
samples taken of the samples planned; and (2) the valid (within QC objectives) data percentage of 
the total tests conducted. All data collected within the QA/QC limits set by this SAP for the project 
will be of value and can thus be used to draw conclusions concerning the impact of past uses on 
the Site.  

The measurement quality objectives for sample analysis for the Site are outlined in Table 2. The 
objective for completeness (samples usable for analysis) will be defined as follows: for field 
sampling, 80 percent of soil samples. The specific number depends upon the number of samples 
actually collected. 100 percent of the data should meet the QA/QC objectives prescribed by this 
SAP. If the policies and procedures outlined in this SAP are not followed, or if the goals of the 
SAP are not met, re-sampling or re-testing will be performed. 

 Data Review and Validation 

Data review and validation is the process of examining field collection and laboratory analytical 
procedures and the resulting data to determine how well they conform to the requirements stated 
by the SAP. Data validation under this project will be accomplished through routine audits and by 
monitoring of QC sample results. A tiered structure of validation will be accomplished as 
outlined below: 

Tier 1: Daily summary forms review by Project Manager 

Tier 2: Focused review of selected analytes by Project QA Manager 

 Data Management and Tier 1 Data Review 

To assure that the project objectives, and more specifically the data quality objectives, are met the 
following series of steps will be performed in implementing this investigation: 

1. The Project Manager will prepare a brief written scope of work that the Project 
Manager will review with the Field Representative. At this time the Project Manager 
will familiarize the Field Representative with the sampling locations, sampling 
protocols, sample handling requirements, and the overall data quality objectives. 

2. The Field Representative will document all field activities, including instrument 
calibration, on standard field data and calibration sheets. Examples of these sheets are 
included in Appendix B. 

3. The Field Representative will document all samples collected on a laboratory 
chain-of-custody record which will be transported with the samples to the laboratory. 
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4. The Project Manager will review the Field Representative’s field notes and the 
chain-of-custody record within 24 hours of collecting samples. If any field sampling 
discrepancies are noted that require correction by field or laboratory staff, the Project 
Manager will address them as soon as practicable with the staff. If necessary, 
additional samples may have to be collected and analyzed in accordance with 
this SAP. 

5. The Project Manager will review the analytical laboratory report within 24 hours of 
receipt. The goal of this Tier 1 review is to quickly provide a brief summary of key 
analytical issues/deficiencies which might affect data quality, and, hence, the Project 
Manager’s decisions based on the data. Such a review may include review of the data 
package for completeness, review of chain of custody forms (against laboratory 
reported information) for signatures, sample condition upon receipt by the laboratory, 
sample preservation, review of holding times, review of QC summaries, review of 
blank results for possible field or laboratory contamination; random checks of 
reported results against raw data, and random checks of raw data for interference 
problems or system control problems (e.g., baseline anomalies, baseline drifts, etc.). 
Results of the review will at a minimum be recorded in the Project Manager’s log. 
The Project Manager may also prepare a memo summarizing the evaluated results, 
and/or a table of data showing data points (with associated qualifiers) that were 
considered to be biased or outside acceptance criteria for various DQIs by a large 
enough factor that use of the data might affect environmental decisions. If any 
discrepancies are noted, the Project Manager will address them as soon as practicable 
with the laboratory and if necessary, additional samples may have to be collected in 
accordance with this SAP. 

6. The analytical data will be received in hard copy as well as electronically. After it is 
received and the data is validated the data will be inserted into tables to be used in the 
data report. The Project Manager will check that the data has been tabulated correctly. 

 Assessment Oversight and Tier 2 Data Review 

The Quality Assurance Manager (QA Manager) will work with the Project Manager to assure that 
the above data management and data validation process is implemented correctly. This will be 
accomplished by conducting a Tier 2 Data Review, as well as performing the additional tasks 
outlined below. 

The QA Manager will review the laboratory analytical data for the following: 

1. Potential identification of significant and noticeable data quality issues/deficiencies, 
and 

2. Review of the data for detected constituents of concern. This evaluation will not 
involve an in-depth review of all raw data. Constituents of concern in excess of the 
ESL as enumerated in Table 1 will be evaluated for use in delineating the extent of 
impact of the constituents. The goal of this evaluation would be to assess how 
remediation will be accomplished or if further assessment will be necessary. 
Particular attention will be paid to any constituents of concern detected in the water or 
soil samples above the regulatory standards presented in Table 1. 
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3.6.1 Additional Tasks 

Field surveillance leading to the preparation of Field Reports and detailed assessments of 
laboratory data packages is the responsibility of the project QA Manager. The QA Manager will 
follow up with the Project Manager within 24 hours of sample collection and will be available to 
support the Project Manager if any discrepancies with the SAP are noted. 

The QA Manager also will follow up with the Project Manager within 24 hours of receipt and 
review of the analytical data, and will be available to support the Project Manager with any 
discrepancies if found. The QA Manager will provide a final data/document review once the data 
has been tabulated and the report has been written. 

4.0 SAMPLING LOCATION RATIONALE 

This SAP presents the soil sampling planned to address the question of potential impacts from 
current and past uses of the Site. Prior to excavation at the Site, pre-excavation soil characterization 
will be conducted in the trench locations shown on Figure 4. These locations were chosen for 
additional characterization because past analytical results indicate the potential presence of 
constituents of concern in and around the backfilled tank excavations, under the station office area, 
and in the north yard at concentrations exceeding ESLs. Up to 3 discrete samples will be collected 
from each trench in the manner discussed below. The samples from in and around the former tanks 
will be analyzed for TPHg and MTBE. The samples from the station office area will be analyzed 
for TPHg, TPHd, and TPHmo. And, the samples from the north yard will be analyzed for TPHg 
and MTBE. If there are locations at which soil is detected exceeding the ESLs, these locations will 
be over-excavated during the excavation phase. New DUs will be designated for these excavations 
and added to the sampling plan. 

During the excavation phase of work, as soil is excavated to the maximum depth of the planned 
excavation, screening will be conducted using visual observation and with a photoionization 
detector (PID). When these screening methods indicate that the maximum extent of contaminated 
soil may have been reached, screening samples will be collected and analyzed in the field by a 
mobile laboratory operated by Analytical Sciences laboratory of Petaluma, California. The mobile 
laboratory screening will be particularly useful in the areas contaminated by the heavier 
hydrocarbons, which are not as easy to detect using hand-held field screening tools such as a PID. 

This method will be used to guide and direct the excavation in real time. Field screening will be 
followed by confirmation sampling using ISM, discussed below. 

ISM provides an estimate of the mean contaminant concentration in a defined volume (area and 
depth) of soil. Confirmation sampling will be based on decision units (DUs) designed for an 
excavation. Sidewalls and floors will be divided into DUs, within which a minimum of 30 
increments of soil will be collected. The 30 increments from each DU will be combined in the field 
to make one sample (replicate), which will be processed and subsampled in the laboratory 
according to ISM protocols. Within each DU the 30 increments will be analyzed three times (three 
replicates). The two additional replicates will be used for field and laboratory quality control, 
discussed below. 
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Additionally, a separate, unpreserved soil sample for percent moisture determination will be collected 
to report the ISM VOC results on a dry-weight basis. The soil sample will be collected in the same 
manner as the ISM VOC samples as an additional increment collected at each ISM increment location 
and placed in an unpreserved container (4 ounces or larger) provided by the laboratory. 

Proposed DU locations are shown on Figure 5. Specific rationale for DU locations are discussed 
below and listed on Table 4. Analytes are also listed on Table 4, and discussed in Section 5. Quality 
control samples are listed on Table 4, and discussed in Section 10.  

 

 Soil Sampling Locations 

As discussed in Section 2.3 above, confirmation sampling of the excavations will be conducted in 
accordance with the ITRC’s ISM. This method involves sampling in designated increments over 
widespread areas; therefore, the sampling locations will essentially be spread throughout the entire 
excavated area of the Site, including excavation sidewalls. This section describes the rationale 
behind the placement and depths of the DUs for sampling, as well as the analytes for each DU. A 
DU is described as the smallest volume of soil about which a decision is to be made (ITRC, 2012). 

Table 4. Sampling Rationale – Soil Samples 

DU 
Number Sample Numbers(a) Analyses(b) Rationale 
DU1 DU1-A, DU1-B, DU1-C, DU1-M 

TPHg BTEX, MTBE, 
tetraethyl lead, 
PCBs, CAM 17 
metals, VOCs, and 
SVOCs (and PAHs). 

Downgradient of former 
UST locations and 
excavations and former 
pump islands.  

DU2 DU2-A, DU2-B, DU2-C, DU2-M 
DU3 DU3-A, DU3-B, DU3-C, DU3-M 
DU4 DU4-A, DU4-B, DU4-C, DU4-M 
DU5 DU5-A, DU5-B, DU5-C, DU5-M 
DU6 DU6-A, DU6-B, DU6-C, DU6-M 
DU7 DU7-A, DU7-B, DU7-C, DU7-M 
DU8 DU8-A, DU8-B, DU8-C, DU8-M 
DU9 DU9-A, DU9-B, DU9-C, DU9-M 

DU10 DU10-A, DU10-B, DU10-C, DU10-M 
TPHmo, TPHd, 
TPHg, BTEX, 
MTBE, tetraethyl 
lead, PCBs, CAM 17 
metals, VOCs, and 
SVOCs (and PAHs). 

Beneath station building in 
location of previously 
detected heavy 
hydrocarbons 

DU11 DU11-A, DU11-B, DU11-C, DU11-M 
DU12 DU12-A, DU12-B, DU12-C, DU12-M 
DU13 DU13-A, DU13-B, DU13-C, DU13-M 
DU14 DU14-A, DU14-B, DU14-C, DU14-M 
DU15 DU15-A, DU15-B, DU15-C, DU15-M Beneath former hydraulic lift 
(a) Samples ending in M will be used for moisture content only 
(b) Analytical methods per Table 3 

Abbreviations: 
 BTEX = Benzene, Toluene, Ethylbenzene, Xylenes  
 MTBE = Methyl Tert-Butyl Ether 
 PAH = Polycyclic Aromatic Hydrocarbons 
 PCBs = Polychlorinated Biphenyls 
 SVOCs = Semi-Volatile Organic Compounds 
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DUs are Site-specific and investigation specific, and can be used to make decisions for risk 
assessment or for remediation. For the Site, the DUs are intended to be used for both remediation 
confirmation sampling and for risk assessment. Each DU is primarily designated as a remediation 
unit, but each DU will also be used as an exposure area in the preparation of a future risk 
assessment for the Site.  

The rationale for the designation of each DU is as follows: 

 DUs 1-9: These DUs are all either directly upgradient of the former gasoline USTs or 
are located in the vicinity of or downgradient of the pump islands. Because this is a 
large excavation area it was divided in half for the purpose of designating DUs. The 
COCs for this area are those that are known to have been released from the USTs, the 
pumps, or related piping. 

 DUs 10- 14: These DUs comprise the walls and floor of a proposed six foot deep 
excavation underneath the station building. COCs have been detected underneath the 
building in this area during removal of the hydraulic lifts, oil water separators, and 
associated piping and lines underneath the building.  

 DU 15: This DU is a small area in which hydraulic oil was detected in deep soil 
(10 ft bgs) after removal of a hydraulic lift. The DU is an excavation floor area only. 

5.0 REQUEST FOR ANALYSIS 

This section discusses analytical support for the project, which depends on several factors 
including rationale for the analyses requested, analytes of concern, and laboratory information. QC 
sampling rationale is discussed in Section 10.0. 

 Analysis Narrative 

As discussed in Section 4.1, analytes for each DU are based on past detections near each DU.  

 DUs 1 through 9: These DUs are all either directly upgradient of the former gasoline 
USTs or are located in the vicinity of or downgradient of the pump islands. The 
analytes for this area are those that are known to have been released from the USTs, 
the pumps, or related piping, or are those required for health risk assessment. These 
analytes include TPHg BTEX, MTBE, Total Organic Lead, PCBs, CAM 17 metals, 
VOCs, and SVOCs (and PAHs). 

 DUs 10 through 14: These DUs comprise the walls and floor of a proposed six foot 
deep excavation underneath the station building. COCs that have been detected 
underneath the building in this area are: hydraulic oil; TPHd, and metals. In addition, 
PCBs may have been contained in the hydraulic oil and tetraethyl lead in the gasoline. 
Therefore, the analytes are TPHmo, TPHd, TPHg BTEX, MTBE, Total Organic 
Lead, PCBs, CAM 17 metals, VOCs, and SVOCs (and PAHs). 

 DU 15: This DU is small area in which hydraulic oil was detected in soil after 
removal of a hydraulic lift. The DU includes the excavation floor and walls and the 
analytes TPHmo, TPHd, TPHg BTEX, MTBE, Total Organic Lead, PCBs, CAM 17 
metals, VOCs, and SVOCs (and PAHs). 
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 The pre-excavation characterization samples will also be analyzed for the constituents 
detected in past samples collected in their vicinity. As such, Samples from the 
trenches in and around the former tanks and from the north yard will be analyzed for 
the same suite as DU 1 through 9, a samples from the station office area will be 
analyzed for the suite used for DU 10 through 14 

Table 2 summarizes the requested analytical methods. 

 Analytical Laboratories 

On-site pre-confirmation sample screening laboratory services will be provided by Analytical 
Sciences laboratory of Petaluma, California. Analytical Sciences is certified by the State of 
California to perform the requested analyses. 

All ISM samples will be submitted to Eurofins Calscience, Inc. laboratory (Eurofins) in Davis, 
California. Eurofins is certified by the State of California to perform the requested analyses and 
has experience processing and analyzing ISM samples. 

6.0 FIELD METHODS AND PROCEDURES 

 Field Equipment  

6.1.1 List of Equipment Needed  

Equipment needed to implement this SAP includes: 

 Organic Vapor Meter (OVM) to determine the presence or absence of VOCs in soil; 

 Hand sampler (hammer-type); 

 Brass sample sleeves for hand sampler; 

 Encore™-type samplers; 

 Small coring-type samplers for ISM; 

 Sample containers, labels, cooler(s), ice; and 

 Plastic sheeting for temporarily stockpiling soil, if necessary. 

6.1.2 Calibration of Field Equipment  

The OVM must be calibrated prior to use in the field. The OVM uses a PID and is calibrated prior 
to field work to 100 parts per million of 1-liter of isobutylene. The instrument should be calibrated 
at the beginning of each work day. The flammable gas meter will calibrated according to the 
manufacturer’s recommendation for the model being used. 
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 Field Screening 

Field personnel will use an OVM to assess the presence or absence of VOCs in soil samples chosen 
for field screening. The OVM, which measures in parts per million by volume (ppmv), is used for 
qualitative, not quantitative, assessment because the correlation between the volume 
measurements of the OVM and the weight measurements of the laboratory instruments is not 
well defined. 

A field screen sample will be obtained with a sampler immediately adjacent to the marked sample 
location. A clod of the soil (approximately 50 grams) to be screened will be removed from the 
sampler and placed in a zipper-type freezer bag and sealed. 

The field screen sample will then be separated into several pieces in the bag and allowed to 
temperature-equilibrate for approximately 15 to 30 minutes in the sun, allowing any VOCs which 
might be present in the soil to volatize out into the bag’s headspace. The OVM nozzle will then be 
placed inside the sealed bag, by puncturing a small hole in the side of the bag, in order to measure 
the VOCs present, if any, in the headspace. The nozzle will remain inside the bag for 
approximately 15 to 30 seconds or until the maximum reading has been recorded on the OVM 
readout panel. The depth from which the sample came and the corresponding OVM reading will 
be recorded on the original field log sheet.  

When this screening method indicates that the maximum extent of contaminated soil has likely 
been reached, screening samples will be collected and analyzed in the field by a mobile laboratory 
operated by Analytical Sciences laboratory. The mobile laboratory screening will be particularly 
useful in the areas contaminated by the heavier hydrocarbons, which are not as easy to detect using 
hand-held field screening tools such as a PID. 

This method will be used to guide and direct the excavation in real time. Field screening the soil 
before confirmation sampling is intended to prevent re-mobilization of excavation equipment and 
repeat confirmation sampling with the goal of saving both time and money.  

 Soil Sampling  

6.3.1 Soil Sampling 

The following describes soil sampling procedures that will be used by field personnel to collect 
and handle soil samples: 

Before samples are collected, careful consideration will be given to the type of analysis to be 
performed so that precautions are taken to prevent loss of volatile components or contamination 
of the sample, and to preserve the sample for subsequent analysis. All sampling equipment will be 
washed with an Environmental Protection Agency (EPA) approved detergent (such as liquinox or 
trisodium phosphate) between DUs to prevent cross-contamination. 
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6.3.1.1 ISM Sampling of DUs 

The pre-defined DUs will first be gridded-off into uniform cells equivalent to the number of increments 
to be collected from each DU (a minimum of 30). Using the systematic random design, a random 
position will be established for a given cell, and then the same position will repeated in all of the 
remaining cells in the DU. 

Non-VOC ISM samples of exposed soils will be collected and combined as follows: Increments will 
be collected from directly below the surface of each DU (excavation wall or floor) with small coring 
devices such as the Core N’ One™ tool, the Terra Core Sampler, or Easy Draw Syringe® and 
PowerStop Handle®. Due to practical limitations, increments of similar volume rather than of similar 
mass will be collected. Each sample increment will be approximately 5 grams by volume. Individual 
increments will not be weighed in the field during collection. Similar mass per increment is assumed 
with similar volume collected. All of the increments from a DU will be combined in a sample container 
provided by the laboratory.  

VOC ISM samples of exposed soils will be collected and combined in similar fashion as non-VOC 
ISM samples with the exception that they will be field-preserved in methanol. Increments will be 
collected from directly below the surface of each DU (excavation wall or floor) with small coring 
devices such as the Core N’ One™ tool, the Terra Core Sampler, or Easy Draw Syringe® and 
PowerStop Handle®. All of the increments from a DU will be combined in a sample bottle containing 
a predetermined volume of methanol. All samplers will either be disposed of or decontaminated 
between DUs as described below.  

6.3.1.2 Discrete Sampling in Pre-excavation Characterization Trenches 

Discrete soil samples will be collected for pre-excavation characterization by trenching in select 
locations. Samples will be collected from trench sidewalls using a slide hammer with a hand 
sampler lined with 2-inch I.D. x 6-inch long steamed-cleaned or new brass or stainless steel sample 
sleeves. The sampler will be lowered into the trench and driven 6 inches into the trench wall or 
floor using the slide hammer.  

The sampler will then be extracted from the soil and the sample sleeve carefully removed for 
analysis. To minimize volatilization of VOCs within the soil matrix, samples for VOCs will be 
collected from the sleeve immediately upon extraction from the sampler in hermetically sealed 
Encore™ samplers. Samples that are to be preserved in the field will be preserved immediately 
with methanol or the appropriate acid preservative. Care will be taken to preserve a cohesive matrix 
and minimize surface area exposed to the atmosphere to minimize volatilization. The remaining 
soil in the sleeve will be sealed with Teflon tape beneath polyethylene end caps. The caps will be 
hermetically sealed to the brass tube with duct tape. The tube and the Encore™ samplers will then 
be labeled and handled as described in Section 9.0. 
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6.3.2 Decontamination Procedures  

Re-usable sampling equipment will be decontaminated between each sample collected using the 
following procedure: 

 Non-phosphate detergent and tap water wash, using a brush if necessary; 

 Tap water rinse; and  

 De-ionized/distilled water rinse (twice). 

Equipment will be decontaminated in a pre-designated area on pallets or plastic sheeting, and clean 
bulky equipment will be stored on plastic sheeting in uncontaminated areas. Small equipment that 
has been cleaned will be stored in plastic bags. Materials to be stored more than a few hours will 
also be covered. 

7.0 SAMPLE CONTAINERS, PRESERVATION AND STORAGE 

 Soil Samples  

Soil samples will be chilled in an iced cooler immediately upon collection and stored at 4°C during 
transport to the laboratory. 

Table 3 in Section 3.3.3 above summarizes the required containers and holding times for the 
various analyses for soil samples. 

8.0 DISPOSAL OF RESIDUAL MATERIALS 

In the process of collecting environmental samples during the Site investigation, the West Yost 
sampling team will generate different types of potentially contaminated investigation derived 
waste (IDW) that include the following: 

 Used personal protective equipment (PPE); 

 Used, disposable sampling equipment; and 

 Decontamination fluids. 

The EPA's National Contingency Plan (NCP) requires that management of IDW generated during 
sampling comply with all applicable or relevant and appropriate requirements (ARARs) to the 
extent practicable. The sampling plan will follow the Office of Emergency and Remedial Response 
(OERR) Directive 9345.3 02 (May 1991), which provides the guidance for the management of 
IDW. In addition, other legal and practical considerations that may affect the handling of IDW will 
be considered. 

Used PPE and disposable equipment will be double bagged and placed in a municipal refuse 
dumpster. These wastes are not considered hazardous and can be sent to a municipal landfill. Any 
PPE and disposable equipment that is to be disposed of which can still be reused will be rendered 
inoperable before disposal in the refuse dumpster. 
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Decontamination fluids that will be generated in the sampling event will consist of deionized 
water, residual contaminants, and water with non-phosphate detergent. The fluids will be placed 
directly into 55-gallon drums that will be temporarily stored on-site pending receipt of analytical 
results. Based on the laboratory data derived from the investigation, West Yost will prepare a 
disposal package and coordinate the disposal of the drums. 

9.0 SAMPLE DOCUMENTATION AND SHIPMENT 

 Field Notes  

Field operations will be documented on preprinted daily field report forms and calibration sheets. 
Photographs also may be taken to document Site conditions during sampling. Information to be 
maintained is listed below. 

9.1.1 Daily Field Reports  

The Daily Field Reports will be used to document where, when, how, and from whom any vital 
project information was obtained. Report entries will be complete and accurate in order to permit 
reconstruction of field activities. A separate report will be maintained for each sampling event. 
Reports will have consecutively numbered pages. All entries will be legible, written in black ink, 
and signed by the individual making the entries. 

At a minimum, the following information will be recorded during the collection of each sample: 

 Sample location and description; 

 Site or sampling area sketch showing sample location and measured distances; 

 Sampler's name(s); 

 Date and time of sample collection; 

 Type of sample (soil, or water); 

 Type of sampling equipment used; 

 Field instrument readings and calibration; 

 Field observations and details related to analysis or integrity of samples (e.g., weather 
conditions, noticeable odors, colors, etc.); 

 Preliminary sample descriptions (e.g., for soils: clay loam, very wet; for water: clear 
water with strong ammonia like odor); 

 Sample preservation methods ; 

 Sample identification numbers and any explanatory codes, and chain of custody form 
numbers; 

 Shipping arrangements (overnight airbill number); and 

 Name(s) of recipient laboratory(ies). 
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In addition to the sampling information, the following specific information will also be recorded 
on the Daily Field Report for each day of sampling: 

 Team members and their responsibilities; 

 Time of arrival/entry on-site and time of Site departure; 

 Other personnel on-site; 

 Summary of any meetings or discussions with tribal, contractor, or federal agency 
personnel; 

 Deviations from sampling plans, Site Safety Plans, and SAP procedures; 

 Changes in personnel and responsibilities with reasons for the changes; 

 Levels of safety protection; and 

 Calibration readings for any equipment used and equipment model and serial number. 

9.1.2 Photographs 

Photographs may be taken at the sampling locations and at other areas of interest on-site or 
sampling area. They will serve to verify information entered in the field logbook. For each 
photograph taken, the following information will be written in the logbook or recorded in a 
separate field photography log: 

 Time, date, location, and weather conditions; 

 Description of the subject photographed; and 

 Name of person taking the photograph. 

 Labeling 

All samples collected will be labeled in a clear, precise, and permanent way for proper 
identification in the field and for tracking in the laboratory. A copy of the sample label is included 
in Appendix B. The samples will have pre-assigned, identifiable, and unique numbers. At a 
minimum, the sample labels will contain the following information: station location, date of 
collection, analytical parameter(s), and method of preservation. Every sample, including samples 
collected from a single location but going to separate laboratories, will be assigned a unique 
sample number. 

 Sampling Chain of Custody Forms and Custody Seals 

Chain of custody records are used to document sample collection and shipment to laboratories for 
analysis. The sample numbers for all samples, including equipment rinseate samples, reference 
samples, laboratory QC samples, and duplicates will be documented on this form (see Section 
10.0). All sample shipments for analysis will be accompanied by a chain of custody record. A copy 
of this form is included in Appendix B. Record(s) will be completed and sent with the samples for 
each laboratory and each shipment (i.e., each day). If multiple coolers are sent to a single laboratory 
on a single day, separate record(s) will be completed and sent with the samples for each cooler. 
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The chain of custody record will identify the contents of each shipment and maintain the custodial 
integrity of the samples. Generally, a sample is considered to be in someone's custody if it is either 
in someone's physical possession, in someone's view, locked up, or kept in a secured area that is 
restricted to authorized personnel. Until the samples are shipped, the custody of the samples will 
be the responsibility of West Yost. The Field Representative will sign the chain of custody record 
in the "relinquished by" box and note date, time, and airbill number. A photocopy will be made 
for West Yost’s master files. 

A self-adhesive custody seal will be placed across the lid of each sample. A copy of the seal is 
found in Appendix B. The shipping containers in which samples are stored (usually a sturdy picnic 
cooler or ice chest) will be sealed with self-adhesive custody seals any time they are not in 
someone's possession or view before shipping. All custody seals will be signed and dated. 

 Packaging and Shipment  

All sample containers will be placed in a sturdy picnic cooler. The following outlines the packaging 
procedures that will be followed for low concentration samples. 

1. When ice is used, pack it in zip locked, double plastic bags. Seal the drain plug of the 
cooler with fiberglass tape to prevent melting ice from leaking out of the cooler. 

2. The bottom of the cooler should be lined with bubble wrap to prevent breakage 
during shipment. 

3. Check screw caps for tightness and, if not full, mark the sample volume level of 
liquid samples on the outside of the sample bottles with indelible ink.  

4. Custody seal all container tops. 

5. Affix sample labels onto the containers. 

6. Wrap all glass sample containers in bubble wrap to prevent breakage. 

7. Seal all sample containers in heavy duty plastic zip-lock bags.  

8. Place samples in a sturdy cooler(s).  

9. Fill empty space in the cooler with bubble wrap or Styrofoam peanuts to prevent 
movement and breakage during shipment.  

10. Ice used to cool samples will be double sealed in two zip lock plastic bags and placed 
on top and around the samples to chill them to the correct temperature.  

11. Each ice chest will be securely taped shut with fiberglass strapping tape, and custody 
seals will be affixed to the front, right and back of each cooler. 
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Records of the following information will be maintained by West Yost’s field representative: 

 Name and location of the Site or sampling area; 

 Total number(s) by estimated concentration and matrix of samples shipped to each 
laboratory; 

 If not carried by courier, carrier, air bill number(s), method of shipment (priority 
next day); 

 Shipment date and date it should be received by lab; 

 Irregularities or anticipated problems associated with the samples; and 

 Whether additional samples will be shipped or if this is the last shipment. 

10.0 QUALITY CONTROL 

 Field Quality Control Samples  

Field quality control samples are intended to help evaluate conditions resulting from field activities 
and are intended to accomplish two primary goals; assessment of field contamination and 
assessment of sampling variability. The assessment of field contaminants looks for substances 
introduced in the field due to environmental factors or sampling equipment, and is done by using 
blanks of different types. The assessment of sampling variability includes variability due to 
sampling technique and instrument performance as well as variability possibly caused by the 
heterogeneity of the matrix being sampled. The following sections cover field QC. 

10.1.1 Assessment of Field Variability (Field Duplicate or Co-located Samples) 

One of the three replicate samples from each of the DUs will be used as a field duplicate. The 
duplicates will be “blind” samples so that they will not be recognized by the laboratory as 
duplicates; therefore, they will be labeled with sample numbers similar to those of the primary 
sample from each DU. 

Field duplicates of the discrete soil samples will be collected from the trench on the west side of 
the gas UST excavation. The samples will be collected at this location because it is the location of 
previous releases. The duplicate soil sample will be designated they are blind sample identification 
numbers. 

Duplicate samples will be preserved, packaged, and sealed in the same manner as other samples 
of the same matrix. A separate sample number and station number will be assigned to each 
duplicate, and it will be submitted blind to the laboratory. 

 Laboratory Quality Control Samples  

Laboratory quality control samples are intended to assess the precision of the laboratory 
subsampling process. One of the three replicate samples from each of the DUs will be used as a 
laboratory duplicate. The duplicates will be “blind” samples so that they will not be recognized by 
the laboratory as duplicates; therefore, they will be labeled with sample numbers similar to those 
of the primary sample from each DU. 
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11.0 FIELD VARIANCES 

As conditions in the field may vary, it may become necessary to implement minor modifications 
to sampling as presented in this plan. When appropriate, the Project Manager will be notified and 
verbal approval will be obtained before implementing the changes. Modifications to the approved 
plan will be documented in the sampling project report. 

12.0 FIELD HEALTH AND SAFETY PROCEDURES 

A Site specific Health and Safety Plan has been prepared for this investigation. A copy of that plan 
is included in Appendix C. 
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OVM READINGS PROCEDURE 

The following describes the procedure used for monitoring volatile organic compounds during 

field work. 

Field personnel will use an organic vapor meter (OVM) to determine the presence or absence of 

volatile organic compounds (VOCs) in soil samples chosen for field screening. The OVM uses a 

photoionizaton detector (PID) and is calibrated prior to field work to 100 parts per million of 1-

liter of isobutylene. The OVM, which measures in parts per million by volume (ppmv), is used 

for qualitative, not quantitative, assessment because the correlation between the volume 

measurements of the OVM and the weight measurements of the laboratory instruments is not 

well defined. 

A field screen sample is obtained from the brass tube immediately above or below the brass tube 

containing the sample selected for possible analysis. A clod of the soil (approximately 50 grams) 

to be screened is removed from the brass tube, and is placed in a Zip-Lock freezer bag 

and sealed. 

The field screen sample is separated into several pieces in the bag and allowed to temperature 

equilibrate for approximately 15 to 30 minutes in the sun, allowing any VOCs which might be 

present in the soil to volatize out into the bag’s headspace. The OVM nozzle is then placed inside 

the sealed bag, by puncturing a small hole in the side of the bag, in order to measure the VOCs 

present, if any, in the headspace. The nozzle remains inside the bag for approximately 15 to 30 

seconds or until the maximum reading has been recorded on the OVM readout panel. 

The depth from which the sample came and the corresponding OVM reading is recorded on the 

original field log sheet. Field observations, OVM and (odor and staining) readings are used in 

determining which soil samples are to be analyzed in the laboratory. 
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SOIL SAMPLING WITH ENCORE PROCEDURE 

Before samples are collected, careful consideration is given to the type of analysis to be 

performed so that precautions are taken to prevent loss of volatile components or contamination 

of the sample, and to preserve the sample for subsequent analysis. All drilling and sampling 

equipment is steam-cleaned between boreholes to prevent cross-contamination. The sampler is 

washed with an EPA approved detergent (such as liquinox or trisodium phosphate) between 

sample collection. 

Soil samples are collected at pre-specified depth intervals or at a sediment/lithologic change for 

hydrogeologic description and possible chemical analysis. Samples are collected using a slide 

hammer with a hand sampler lined with 2-inch I.D. x 6-inch long steamed-cleaned or new brass 

or stainless steel sample sleeves. 

 The sampler is then extracted from the borehole and the middle or bottom brass tube is carefully 

removed for possible analysis. To minimize volatilization of VOCs within the soil matrix, 

samples for VOCs are collected from the tube immediately upon extraction from the split-spoon 

sampler in hermetically sealed Encore™ samplers. Samples that are to be preserved in the field 

are preserved immediately with methanol or the appropriate acid preservative. Care will be taken 

to preserve a cohesive matrix and minimize surface area exposed to the atmosphere to minimize 

volatilization. The remaining soil in the tube is sealed with Teflon tape beneath polyethylene end 

caps. The sample is then labeled to include the date, boring number, depth of sample, project 

number, and the field personnel’s initials. The samples are put into a plastic “zip-lock” type bag 

and placed into an ice chest maintained below 4ºC with blue ice or dry ice, for transport under 

chain of custody to the laboratory. The chain-of-custody form includes the project number, 

analysis requested, sample ID, date, time, sample matrix and the field personnel’s name. The 

form is signed, dated and timed by each person who yields or receives the samples beginning 

with the field personnel and ending with the laboratory personnel. 
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April 2015  Hamilton Square, 970 C Street 
s\c\595\04-14-01\wp\ExWP\042115_1H&S Plan Novato, California 

1.0 INTRODUCTION 

This Health and Safety Plan has been prepared to minimize the threat of serious injury to workers 
during the excavation activities at 970 C Street, Novato, California (Site). 

It is the responsibility of every person working on the project site to behave cautiously and avoid 
actions or situations that could jeopardize his or her own safety and well-being. This Site Safety 
Plan offers guidelines and precautions that the workers on this project should consider. 

West Yost Associates (West Yost) is not responsible for enforcing the guidelines of this Health 
and Safety Plan. West Yost is not responsible or liable for the injuries of any person working on 
the project site with the exception of West Yost employees, to the extent that they are covered by 
Worker’s Compensation Insurance. 

2.0 EMERGENCY RESPONSE 

Dialing 911 on the telephone will provide access to ambulance, fire and police services. 

 Emergency Information 

Ambulance:   911 

Hospital:   Novato Community Hospital 

    180 Rowland Way Novato CA 94945  

    911 Emergency or (415) 209-1300 

Poison Control Center: 911 

Police:    911 

Fire Department:  911 

Agency Contacts:  Scott Callow, County of Marin Environmental Health Department 

    Office: (415) 499-6907 

Emergency Contacts: 

 On-Site Manager: Andy Rodgers, West Yost  

    Office: (707) 666-4812 or  

    Mobile: (707) 480-1019 

 Project Manager: Peter Dellavalle, West Yost  

    Office: (707) 666-4814 or 

    Mobile: (707) 490-5040 
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 Hospital Route – Novato Community Hospital 

Novato Community Hospital is the nearest hospital to the Site. The route (directions) to the hospital 
is described as follows (see Site Vicinity and Hospital Location Map in Appendix A): 

 Head southwest on C St toward Main Gate Rd 

 Turn right on to Main Gate Rd 

 Turn right on to Nave Dr 

 Take the ramp to US-101 N 

 Turn right on to US-101 N 

 Take the Rowland Blvd exit 

 Turn right on to Rowland Blvd 

 Turn left on to Rowland Way 

 Novato Community Hospital is on the right side of the street at: 
180 Rowland Way, Novato, CA 94945 

3.0 PURPOSE 

This site safety plan is designed to protect the health and safety of personnel engaged in excavation 
activities from potential hazards associated with those activities. All such personnel will be briefed 
on the site safety plan and will have access to the plan at all times. 

4.0 HAZARDS 

This section assesses the chemical and physical hazards that are known to exist at the Site and 
those that may be created by the remediation effects.  

The known hazards associated with this site are: 

 Underground/overhead utilities, 

 Chemical injury from contaminants potentially existing in soil, 

 Physical injury from heavy equipment accident, 

 Physical injury from sampling equipment and activities, and 

 Trip/fall from site construction debris and/or equipment. 

 Utility Lines 

Underground utilities were located for the drilling project. Underground Service Alert (USA) will 
be notified prior to drilling operations. 
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 Chemical Hazards 

The primary chemical of concern (COC) at this site is methyl tert-butyl ether (MTBE). Additional 
COCs include petroleum related hydrocarbons including benzene, ethylbenzene, toluene, and 
xylenes. Gasoline is flammable, explosive, and toxic through inhalation, ingestion, or dermal 
contact. Benzene – a constituent of gasoline – is considered carcinogenic to humans. Physical 
symptoms of exposure to these contaminants may include nausea, blurred vision, dizziness, or 
headaches. Work required in this project may expose personnel to materials that might contain any 
or all of these contaminants. Any personnel entering the Site shall be informed of all hazards 
associated with these contaminants. 

The Occupational Health and Safety administration’s (OSHA) Permissible Exposure Levels 
(PELs) for inhalation, in terms of the 8-hour time-weighted average (TWA) and the 15-minute 
short term exposure level (STEL), for these chemicals and gasoline are as described in Table 1 
(29 CFR 1910.1000, 54 FR 2920, January 19, 1989, and California Department of Industrial 
Relations Permissible Exposure Limits for Chemical Contaminants). 

Table 1. OSHA Permissible Exposure Levels 

 TWA STEL 

Benzene 1 ppm 5ppm 

Ethylbenzene 100 ppm 135 ppm 

Toluene 100 ppm 150 ppm 

Xylenes 100 ppm 150 ppm 

Gasoline 300 ppm 500 ppm 

MTBE 40 ppm  
 

 Physical Hazards 

The physical hazards expected to be present at the Site may include: 

 Drilling Equipment  
 Moving Equipment  
 Heavy Equipment  
 Power/hand tools 
 Saw Cutting  
 Snapping Cables, Slings and Rope  
 Sharp Objects  
 Loose Foundations 

 Open Pits or Ditches  
 Lifting Hazards 
 General Debris 
 Excessive Noise  
 Fire/Explosions  
 Weather Hazards 
 Heat Stress 
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5.0 RISK CONTROL 

This section describes the procedures to follow to ensure the avoidance of operational hazards.  

 Accident Prevention (General) 

While work is in progress, only persons authorized by the site safety officer will be permitted 
entry. 

Site-specific training in the use of equipment, as well as safety precautions, will be provided during 
the pre-field safety meeting. The training will be repeated for any worker not present for the initial 
training. The safety meeting will review the work scheduled for the Site, expected hazards, special 
conditions, equipment locations, Material Safety Data Sheets (MSDS) and generic hazardous 
substances information and required safety procedures and equipment. Daily, pre-shift “tailgate” 
meetings will summarize the health and safety plan and review any new revisions to the site safety 
plan. Written attendance and meeting records of all safety meetings will be maintained with the 
project file. 

All personnel on site will receive the following instructions: 

 Keep hands away from face while they might be contaminated. 

 Do not eat, drink, or smoke while hands might be contaminated. 

 Stay well clear of heavy machinery while in operation unless involved in its 
operation. 

 Mechanical Hazards 

The following procedures shall be followed during all phases of the operation to reduce those risks 
associated with mechanical equipment:  

 Stay well clear of drill rods and augers while they are rotating and being hoisted. 
Extreme care is to be exercised when steel cables are being used to lift the drilling 
apparatus from the ground.  

 Stand clear of the operating circle of excavators, backhoes, etc.  

 Equipment maintenance schedules are the responsibility of each individual contractor. 
Equipment is to be checked daily. Any equipment deemed to be in an unsafe state of 
repairs, or operated in an unsafe manner shall be shut down until corrective action is 
taken. Equipment safety features, such as back-up alarms, shall be checked daily.  

 Electrical Hazards 

The following procedures shall be followed during all phases of operation, in order to reduce 
those risks associated with electrical hazards:  

 USA will be contacted prior to site activities to locate the presence of underground 
cables, utility lines, pipes, and storage vessels.  
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 The local power company shall be contacted, in order to verify the minimum 
allowable clearance from high-voltage power lines. Under no circumstances will any 
person, piece of equipment, or phase of operation come within 10 feet of overhead 
power lines.  

 If the work area is unavoidably close to buried or overhead power lines, the power 
shall be turned off, with the circuit breaker locked and tagged out.  

 All electrical equipment is to be properly grounded, and under no circumstances are 
any modifications to be made to any piece of electrical equipment. All electrical 
equipment is to be inspected daily for damaged leads or plugs. Any piece of 
equipment that is damaged shall not be used on the Site, and shall be removed from 
the Site for disposal or repair.  

 If splicing wires must connect electrical equipment, the source shall be de-energized 
first; the breaker box locked out and appropriately tagged by the person who is to 
perform the splicing operation. All connections are to be appropriately taped. Once 
the splicing operation is complete, the person who performed the splice shall bring 
the source back into operation.  

 Each person that has cause or need to use a piece of electrical equipment shall ensure 
that he/she is fully familiar with the equipment’s operation and features.  

 Chemical Hazards 

To reduce the possibility of injury due to chemical hazards, personnel shall wear those pieces of 
Personal Protective equipment as specified by the task, in section 6.0 (Personal Protective 
Equipment).  

The likelihood of exceeding the OSHA PELs (Table 1) during the performance of the work 
outlined in this plan is considered to be low due to the ventilated conditions and low concentrations 
of constituents previously documented at the Site. However, half-face air purifying respirators with 
organic vapor cartridges, fit-tested for each employee present, will be available on site. If 
warranted by OVM readings, periodic air monitoring will be conducted during the on-site work 
with Sensidyne- or Dreager-type detector tubes and pump, which will provide immediate 
information on airborne benzene concentrations. Should the testing methods indicate potentially 
hazardous concentrations of airborne contaminants, or if any of the symptoms are noted or 
observed in any of the on-site personnel, corrective action will be taken, including using 
respirators, if necessary. 

ECON and Blankinship & Associates (2007) developed a flow chart that depicts complete 
exposure pathways for on-site trench workers (outdoor air) of the adjacent site to the north of the 
Site, which has similar subsurface conditions and is also impacted with hydrocarbons in subsurface 
soil and groundwater (Appendix B). The flow chart Exposure pathways and potential receptors 
discussed below are based on this flow chart, with the exclusion of exposure pathways for building 
occupants (indoor and outdoor air), of which there currently are none.  
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5.4.1 Pathways C1 and C2: Soil Ingestion 

During excavation activities at the Site, it is possible that adult on-site workers could accidentally 
ingest soil or groundwater during their activities. Workers will be made aware of the potential 
hazard and will be advised to wear personal protective equipment and to wash hands before eating 
or drinking.  

5.4.2 Pathways C3 and C4: Dermal Absorption 

Site workers will be required to wear personal protective equipment (PPE) such as gloves, 
coveralls, Tyvek, or like material to limit or prevent contact with soil.  

5.4.3 Pathways C6 and C7: Ingestion of Groundwater by On-site Worker 

The water underlying the Site is not used for municipal, domestic, industrial process, industrial 
service or agricultural water supply or to replenish surface water. Water beneath the Site will not 
be used as a source of drinking water and therefore no receptors will be exposed by this route.  

If groundwater is encountered during drilling or excavation activities, it is unlikely to appear 
potable as a result of mixing with silt and dirt created during excavation activities. As a result, it 
is highly unlikely that workers will be inclined to drink the water. 

5.4.4 Outdoor Air Inhalation by On-site Worker 

In accordance with the soil and groundwater management plan, dust control measures will be in 
place during excavation activities at the Site. The on-site worker is therefore not expected to be 
exposed to COCs in airborne dust at the Site. 

 Acoustical Hazards 

In order to prevent hearing impairment, the use of earplugs or earmuffs shall be required for all 
personnel when heavy equipment is in use at the Site. However, should any personnel develop 
pain in the ear due to work-site noise, they shall immediately don a set of earplugs or muffs. Noise 
levels will also be controlled to conform to local ordinances.  

 Biological Hazards 

In order to reduce the risk of biological contamination, PPE (Section 6.0) shall be worn for each 
specific task. This protective equipment shall be removed, and hands and face washed prior to 
contact with the mouth, by the hands, for such purposes as eating, drinking, or smoking. Smoking 
shall only be permitted in designated areas. 

 Heat Stress 

If the ambient temperature exceeds 80◦F, workers will be observed for signs of heat stress. Breaks 
will be taken if any worker exhibits symptoms of heat stress. The breaks will last until symptoms 
are relieved and/or the pulse of the worker is less than 110 beats per minute. As a preventative 
measure, workers will be instructed to drink fluids to keep hydrated. For severe heat stress, a 
health-care professional will examine workers as soon as possible. 
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All personnel entering the work area should be familiar with the signs and symptoms of heat stress. 
These include:  

 Heat Exhaustion—Dizziness, light-headedness, slurred speech, rapid pulse, 
confusion, fainting, fatigue, copious perspiration, cool skin that is sometimes pale and 
clammy, and nausea. 

 Heat Stress—Hot, dry, flushed skin; delirium, and comma (in some cases). 

 Elevated Work 

Some work tasks may require workers to access work areas above the ground. In these instances, 
a stairway, ladder, ramp, or personal hoist will be provided. Activities will use general safe access 
and fall protection safety in accordance with California Code of Regulations (CCR) Tile 8. 

Ladders will be inspected before each use. Broken or damaged ladders will be tagged and not used. 
Ladders will be chosen as appropriate to the load, size and task requirements. Ladder inspection, 
use, and care will follow safe work practices identified by the manufacturer. 

 Excavation Hazards  

Spoil piles and equipment will be placed at least 2 feet from the edges of open excavations. Utilities 
will be located before excavating begins. A Cal/OSHA Trench and Excavation Permit will be 
acquired and available on site for all excavations and trenches greater than 4 feet deep into which 
employees may enter to do work. Workers will not enter excavations containing groundwater 
unless a dewatering plan signed by a professional engineer is in effect. Any signs of previously 
disturbed soil, or vibrations from adjacent machinery or traffic, will be monitored as the excavation 
proceeds. Excavations and trenches deeper than 5 feet will require protective systems (e.g. sloping, 
shoring, trench boxes) to be in place. Whenever possible, situations involving entry into an 
excavation of any depth will be avoided. 

 Confined Space Hazards  

When work is to be done in an area where the natural circulation of fresh air or the ability to 
readily escape the site is restricted, that site shall be considered a confined space, and the 
following guidelines shall be followed: 

 Personnel shall monitor the levels of oxygen, combustible gasses, and organic vapors 
prior to entering. Under no circumstances shall the space be metered if the following 
levels are exceeded:  

1. Oxygen content is less than 19.5%  

2. Combustible gas level is greater than 3% of the LEL.  

3. Total hydrocarbons are greater than the action levels defined in Table 3 of this 
section, if all air contaminants have not been identified.  

 Personnel shall monitor the levels of oxygen, combustible gasses, and organic vapors 
continuously while inside the confined space. If the values stated in the above are 
exceeded, the space shall be evacuated immediately.  
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At least one additional person, who shall be present for the express purpose of monitoring the 
personnel in the space, shall be within sight and call of those personnel within the space, while 
remaining outside of the space proper. This person shall have, readily available to him; all rescue 
equipment necessary to remove personnel who may require extraction from the space and the Site. 
This equipment shall include, but not be limited to, respiration equipment of the same level as 
those used by the personnel in the space, first aid equipment, including compresses, harness, and 
all the extraction equipment.  

Portable fans or blowers shall be used to introduce fresh air into the confined space. These fans or 
blowers shall be located on the upwind side of the space. The space shall not be entered until values 
of oxygen, organic vapors, and combustible gasses are brought below and measured below their 
respective action levels.  

 No personnel shall enter any unshored or unsupported excavation with a depth greater 
than 5 feet, or with unstable geological conditions. 

 Miscellaneous 

The following miscellaneous safe working practices will be followed at all times: 

 The site safety officer will account for all employees at the beginning and the end of 
each shift.  

 Eating, drinking, chewing gum or tobacco, and smoking are prohibited during work 
operations, unless on break in a designated area. 

 Contact with contaminated media will be minimized. 

 Equipment and vehicles will not block roadways or exits from any building. 

 Drummed material will be handled with equipment specifically designed for drums 
(drum slings and/or drum dollies). 

 Workers will not stand near excavator bucket swing areas or earthmoving equipment, 
under elevated loads or ladders, or near the edges of excavations. 

6.0 PERSONAL PROTECTIVE EQUIPMENT 

The following modified Level D PPE will be used as necessary for site activities within work 
areas: 

 Impervious clothing (gloves, Tyvek) shall be worn unless the Site Safety and Health 
Officer does not believe necessary. If hazardous materials (i.e. exposure to COCs) are 
encountered, employees will have the option, depending on the activity, to wear 
cotton/polyester, Nomex, or Tyvek coveralls large enough to fit over work clothing 
with sleeves and legs unrolled. 

 Chemical-resistant, leather, electrical resistant or felt work gloves shall be worn 
depending upon the hazard. 

 Safety glasses, goggles, or face shields, unless wearing a full-face respirator. 



 

HEALTH AND SAFETY PLAN 

 

 9 Excavation Work Plan 

April 2015  Hamilton Square, 970 C Street 
s\c\595\04-14-01\wp\ExWP\042115_1H&S Plan Novato, California 

 Steel-toe/shank boots and boot covers if boots are not chemical resistant or materials 
cannot be adequately decontaminated (leather boots are typically appropriate when 
working with/on contaminated materials). 

 Hard hat with high-voltage and impact resistance (Class B and/or E). 

 High-visibility reflectorized safety vest when working with or near mobile 
equipment, vehicular traffic, locations with poor visibility (i.e. fog) and night 
operations. 

Each worker will be responsible for maintaining his or her own PPE. 

The level of protection can be increased by the site safety officer. Depending on the outcome of 
air monitoring readings, appropriate respiratory protection may be required if sufficient 
engineering controls cannot be established. 

7.0 DECONTAMINATION 

The type, level, and context of contamination at the Site do not warrant personal decontamination 
procedures beyond washing hands and removing disposable clothing on site. Disposable items and 
decontamination rinseate will be disposed of in the appropriate manner. 
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Air Monitoring Records 

Date Time 

Sample 
Area – A 

Personal – P 

Equipment 
Contaminants of 

Concern Measurements 
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Site Safety Review Meeting 

Date:  Time:  Project Number:  

Site Location   
 

Attendees 

Site Safety Officer: 

Name Signature 
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Exposure Pathway Flow Chart 
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Plate 2.  Conceptual Site Model 
Hamilton Air Force Base 

Parcels 1A and 1B
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Townhouses: Unit Types Summary

Unit Type
No. of 
Bedrms

No. of 
Bathrms

No. of 
Stories

Sq.  
Footage

No. 
of Units

Plan A 3 3.5 3 1,929 4
Plan B 3 3.5 3 1,897 12
Plan C 4 3.5 3 1,902 10
Plan D 3 2.5 2 1,622 2
Plan E 3 2.5 2 1,387 3
Totals 31
Parking Summary
Type No. of Spaces
On-Site
Off-street Enclosed 62
Off-street Open 17
On-Street New Streets   -

Sub-Total 79 (2.5 per Unit)
Off-site
On-street C Street 6

Sub-Total 6
Total 85
Park Spaces
Name Sq. Footage
Hamilton Square 11,940
Mail Pavilion Plaza 2,720
Entry Green 1,720
Total 16,380
Access Points to Site
Type No. of Entries
Street 0
Alley 3
Total 3

of WindowLC

1'-6"1'-6"

5'
-6

"

3' x 3' Decomposed
Granite Ladder Pad
w/ 4x4 wood border.

Notes: 
1. Ladder Pad to be Centered on 3rd Floor Bedroom 
Window. See plans for dimensioned window locations.
2. Ladder Pad to be located to accommodate a 4:1 climbing 
ratio for ladder used in a rescue position placed just below 
the window sill. Verify dimension after final grading. 

1'
-6

"
1'

-6
"(s

ee
 n

ot
es

 b
el

ow
)

2
AS101

Ladder Pad Detail
Scale: 1/4"=1'-0"



SD

MAIN GATE ROAD  

SD

SD

"C
" S

TR
E

E
T

BSL

BS
L

B
S

L

BSL

B
S

L

BSL

20'-0"'
4.5'

Sheet Number:Drawn By:

Date:

Scale:

Sheet Title:

Hamilton Square
Hamilton Square LLC

Novato, CA

Issued For Bidding And Filing:

Issued For Construction:

Project Number: 625A

Revisions:

--/--/--

--/--/--

06.11.14

w: opticosdesign.com

Opticos Design, Inc.

2100 Milvia Street
Suite 125
Berkeley, CA 94706

p:  510.558.6957

f:  510.898.0801

R
EV

IE
W

 S
ET

:
N

O
T

 F
O

R
 C

O
N

ST
R

U
C

T
IO

N

Architectural Site Plan

CCJ

1" = 20'-0"

AS -102

U
N

IT
 A

U
N

IT
 B

U
N

IT
 B

U
N

IT
 C

U
N

IT
 A

U
N

IT
 B

U
N

IT
 B

U
N

IT
 C

U
N

IT
 A

U
N

IT
 B

U
N

IT
 C

U
N

IT
 C

U
N

IT
 B

U
N

IT
 A

UNIT C
UNIT B

UNIT A

UNIT A

UNIT B

UNIT C

U
N

IT
 C

U
N

IT
 B

U
N

IT
 A

U
N

IT
 C

U
N

IT
 B

U
N

IT
 A

66
'-0

"

40'-0"

40'-0"

88
'-0

"

88
'-0

"

40'-0"

10
'-0

"

66'-0"

66'-0"

66'-0"

66'-0"

66'-0"

12'-0"

40'-0"

40'-0"

40
'-0

"

40
'-0

"

10
'-1

"

10'-7"

13'-7"

12
'-0

"

32
'-0

"

38'-4"

33'-10"

30
'-0

"

33
'-1

0"

45'-7"

55
'-0

"

116'-0"

5'
-1

"

10
'-0

"

84'-5"

UNIT D

UNIT D

UNIT E

UNIT E

UNIT E

20'-0"

12
'-0

"

 

Townhouses: Unit Types Summary

Unit Type
No. of 
Bedrms

No. of 
Bathrms

No. of 
Stories

Sq.  
Footage

No.  
of Units

Plan A 3 3.5 3 1,929 4
Plan B 3 3.5 3 1,897 12
Plan C 4 3.5 3 1,902 10
Plan D 3 2.5 2 1,622 2
Plan E 3 2.5 2 1,387 3
Totals 31
Parking Summary
Type No. of Spaces
On-Site
Off-street Enclosed 62
Off-street Open 17
On-Street New Streets   -

Sub-Total 79 (2.5 per Unit)
Off-site
On-street C Street 6

Sub-Total 6
Total 85
Park Spaces
Name Sq. Footage
Hamilton Square 11,940
Mail Pavilion Plaza 2,720
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Access Points to Site
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Alley 3
Total 3
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Townhouses: Unit Types Summary

Unit Type
No. of 
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No. of 
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No. of 
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Sq.  
Footage

No.  
of Units

Plan A 3 3.5 3 1,929 4
Plan B 3 3.5 3 1,897 12
Plan C 4 3.5 3 1,902 10
Plan D 3 2.5 2 1,622 2
Plan E 3 2.5 2 1,387 3
Totals 31
Parking Summary
Type No. of Spaces
On-Site
Off-street Enclosed 62
Off-street Open 17
On-Street New Streets   -

Sub-Total 79 (2.5 per Unit)
Off-site
On-street C Street 6

Sub-Total 6
Total 85
Park Spaces
Name Sq. Footage
Hamilton Square 11,940
Mail Pavilion Plaza 2,720
Entry Green 1,720
Total 16,380
Access Points to Site
Type No. of Entries
Street 0
Alley 3
Total 3
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No. of 
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Totals 31
Parking Summary
Type No. of Spaces
On-Site
Off-street Enclosed 62
Off-street Open 17
On-Street New Streets   -

Sub-Total 79 (2.5 per Unit)
Off-site
On-street C Street 6

Sub-Total 6
Total 85
Park Spaces
Name Sq. Footage
Hamilton Square 11,940
Mail Pavilion Plaza 2,720
Entry Green 1,720
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Alley 3
Total 3

1
AS104

Architectural Site Plan: Roof Plan
Scale: 1"=20'-0"



22'-0" 22'-0" 22'-0"

40
'-0

" UNIT A UNIT B UNIT C

1'-4"

6'
-0

"

22'-0" 22'-0" 22'-0"

31
'-0

"

UNIT A UNIT B UNIT C

6'
-1

0"

6'-10"

1'-4"

2'-0"

2'
-0

"
2'

-0
"

9'
-0

"

22'-0" 22'-0" 22'-0"

40
'-0

"

UNIT A UNIT B UNIT C

6'
-1

0"

6'-10"

1'
-6

"

1'-4"

1'
-6

"

3'
-0

"

3'-0"3'-0"

3'
-0

"

1'-4"

1'
-4

"

1'
-4

"

1'-4"

22'-0" 22'-0" 22'-0"

31
'-0

"

UNIT A UNIT B UNIT C

9'
-0

"

3'
-0

"
2'

-0
"

3'
-0

"

3'-0" 3'-0"

1
A101

3
A101

ACB Building (Variation 1): Ground Floor Plan                     
Scale: 1/8"=1'-0"

ACB Building (Variation 1): Third Floor Plan                     
Scale: 1/8"=1'-0"

  

2
A101

4
A101

ACB Building (Variation 1): Second Floor Plan                     
Scale: 1/8"=1'-0"

ACB Building (Variation 1): Roof Plan                     
Scale: 1/8"=1'-0"

Sheet Number:Drawn By:

Date:

Scale:

Sheet Title:

Hamilton Square
Hamilton Square LLC

Novato, CA

Issued For Bidding And Filing:

Issued For Construction:

Project Number: 625A

Revisions:

--/--/--

--/--/--

06.11.14

w: opticosdesign.com

Opticos Design, Inc.

2100 Milvia Street
Suite 125
Berkeley, CA 94706

p:  510.558.6957

f:  510.898.0801

A -

R
EV

IE
W

 S
ET

:
N

O
T

 F
O

R
 C

O
N

ST
R

U
C

T
IO

N

    101

Building Plans

CCJ

1/8" = 1'-0"



ACB Building (Variation 2): Ground Floor Plan                     
Scale: 1/8"=1'-0"

ACB Building (Variation 2): Third Floor Plan                     
Scale: 1/8"=1'-0"

ACB Building (Variation 2): Second Floor Plan                     
Scale: 1/8"=1'-0"

ACB Building (Variation 2): Roof Plan                     
Scale: 1/8"=1'-0"

22'-0" 22'-0" 22'-0"

40
'-0

" UNIT A UNIT B UNIT C

1'-4"

6'
-0

"

8'
-0

"

22'-0" 22'-0" 22'-0"

31
'-0

"

UNIT A UNIT B UNIT C 1'-4"

2'
-0

"

9'
-0

"

22'-0" 22'-0" 22'-0"

40
'-0

"

UNIT A UNIT B UNIT C

1'
-6

"

1'-4"

3'
-0

"

3'-0"3'-0"

4'
-8

"

1'-4"

9"1'
-4

"

1'-4"

6'
-1

0"

1'-6"

22'-0" 22'-0" 22'-0"

31
'-0

"

UNIT A UNIT B UNIT C

9'
-0

"

3'
-0

"
2'

-0
"

3'
-0

"

3'-0" 3'-0"

1
A102

3
A102

  

2
A102

4
A102

Sheet Number:Drawn By:

Date:

Scale:

Sheet Title:

Hamilton Square
Hamilton Square LLC

Novato, CA

Issued For Bidding And Filing:

Issued For Construction:

Project Number: 625A

Revisions:

--/--/--

--/--/--

06.11.14

w: opticosdesign.com

Opticos Design, Inc.

2100 Milvia Street
Suite 125
Berkeley, CA 94706

p:  510.558.6957

f:  510.898.0801

A -

R
EV

IE
W

 S
ET

:
N

O
T

 F
O

R
 C

O
N

ST
R

U
C

T
IO

N

    102

Building Plans

CCJ

1/8" = 1'-0"
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DEEED Building: Ground Floor Plan                     
Scale: 1/8"=1'-0"

DEEED Building: Second Floor Plan                     
Scale: 1/8"=1'-0"
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DEEED Building: Roof Plan                     
Scale: 1/8"=1'-0"
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ACB Building (Variation 1): Right Side Elevation                    
Scale: 3/16"=1'-0"

ACB Building (Variation 1): Left Side Elevation                    
Scale: 3/16"=1'-0"
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ACB Building (Variation 2): Front Elevation                     
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A Unit: Ground Floor Plan                     
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A Unit: Second Floor Plan                     
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A Unit: Third Floor Plan                     
Scale: 1/4"=1'-0"
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