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DESIGN REVIEW COMMISSION STAFF REPORT 
 

MEETING:  April 5, 2017   

 

STAFF: Matt Gilster, Planner II 

mgilster@novato.org; (415) 493-4708 

 

SUBJECT: WOOD HOLLOW HOTEL 

  File: P2015-091  

 MASTER PLAN 

 PRECISE DEVELOPMENT PLAN 

 LAND DIVISION 

 DESIGN REVIEW 

  APN 125-202-13 and -14; 7701 REDWOOD BOULEVARD 

  
 

REQUESTED ACTION 
 

Conduct a public hearing and consider making a recommendation to the Novato Planning 

Commission and City Council regarding the site design, massing/scale, architecture, and landscape 

plan for the development of a 46,865 square foot, 87 room hotel on a 4.49 acre undeveloped site 

at the northeast corner of Redwood Blvd. and Wood Hollow Drive, consisting of 2 parcels - 

Assessor’s Parcel Numbers 125-202-13 and -14. The project includes associated parking, a 

swimming pool, and site improvements including a vehicular drive, firetruck access, retaining 

walls, drainage infrastructures, and bio-retention areas.   

 

SITE DESCRIPTION   

 

The vacant project site is located at the northeast corner of Redwood Blvd. and Wood Hollow 

Drive (See aerial image below).  It is bordered on the east by Redwood Boulevard and US Highway 

101 beyond, on the west and north by undeveloped planned district (PD) Business and Professional 

Office (BPO), and Wood Hollow Drive on the south with developed PD BPO beyond.  The site is 

constrained by a PG&E gas line easement that bisects the eastern portion of the site, by wetlands 

at the south end, and slopes with native Oak trees at the west, east, and north, with a portion of 

developable land in the center.  
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DESIGN REVIEW WORKSHOP 

 

On October 19, 2016, the Design Review Commission ("DRC") conducted a second public 

workshop to review the revised preliminary site design, and architecture proposed for the Wood 

Hollow Hotel project. At the workshop, the DRC made several notable comments and suggestions 

regarding the project’s site design, massing, and architecture, including:  

 

 Encouragement to provide the Commission a more complete landscaping plan which 

includes evergreen trees and plantings along Wood Hollow Drive. 

 

 Recommended the hotel provide earthier and darker tones for the building. 

 

 Encouraged applicant to focus on creative solutions to reduce the heat and landscaping 

constraints within the main parking lot. 

 

 Commented that the entrance to the hotel should be altered to be more inviting and face 

the vehicle entrance to the hotel site. 

 

A copy of the minutes of the October 19, 2016, workshop is attached for DRC reference. 

PROJECT DESCRIPTION 

 

Revisions 

 

The applicant has made several design revisions to the project in response to the comments and 

suggestions made by the DRC at the second public workshop. In summary the project changes 

include: 

 

 Change of main parking lot surfacing from asphalt to stone and concrete pavers. Inclusion 

of grass pavers in the main and rear parking areas. 

 

 47 proposed trees on site, 12 on Wood Hollow Drive to screen the view of the hotel from 

the right of way, 9 trees are proposed in removable boxes that will be placed in the main 

parking lot to provide shade. 

 

 Minor architectural changes to the windows/balconies over the drive way canopy. 

 

 Over all colors of the hotel were darkened to look more muted and natural. 

 

 Balconies were adjusted to be non-see-through. 

 

 A trellis was added to the east elevation of the Hotel to make the hotel entrance from 

Redwood Boulevard more appealing. 

 

 Building entry was adjusted to allow for more patio space and entry space in front of the 

building entrance. 
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Revised Project Description  

 

The applicant, Navin, LLC, has submitted revised plans for the hotel consisting of a 46,865 square 

foot, 87 room hotel positioned on the developable, central portion of the property.  The proposed 

building is designed to step from two stories at its southern limits to three stories at its northern 

elevation, in an orientation that generally follows the east facing base contour of an adjacent, 

westerly hillside. In conjunction with said building positioning, grading and retaining walls are 

required to accommodate the structure, outdoor parking, vehicular drive, and firetruck access. The 

areas of grading work and retaining walls is limited to prevent tree removal, large retaining walls 

along the westerly hillside, development limitations within an existing PG&E easement and 

disturbance of wetlands at the southeasterly limits of the site.   

 

To avoid these sensitive site conditions, and concentrate the development in the more level, central 

portion of the site, the applicant is requesting relief from the building height limit of 35 feet to 52 

feet 11 inches and a reduced wetland setback from 50 feet to 20 feet. The height of the proposed 

structure steps up from 43 feet 5 inches to 52 feet 11 inches at its highest roof line. The requested 

wetland setback is 20 feet to accommodate placement of the building and site improvements, 

including a pool and hardscape improvements (paths, stairs etc.). 

 

Story Poles 

Pursuant to Section 19.26.030 of the Zoning Ordinance, the applicant has erected story poles on 

the project site to demonstrate the location, footprint, massing and height of the proposed hotel 

(see Story Pole Placement Exhibit attached). 

 

Development Entitlements 

The following city approvals are required for the proposed project: 

 

 Master Plan Amendment:  The project requires an amendment to the San Marin Commerce 

Park Master Plan (aka San Marin Business Park) for compliance with the 1996 General 

Plan, allowing the development of a hotel. 

 

 Precise Development Plan (PDP): Adopt a PDP addressing the design and operational 

characteristics of the project. 

 

 Design Review: Request to obtain a recommendation from the Design Review 

Commission regarding the project's site design, architecture, and landscaping.  Design 

review is required for new development projects proposed on PD (Planned District) zoned 

parcels.   

 

 Parcel Map: A parcel map will need to be recorded to merge the two parcels making up the 

project site.  For the purpose of this analysis, the site is treated as one parcel. 

 

 Vacation of Wavier of Vehicular Access: The applicant will request that the City vacate a 

portion of the recorded Wavier of Vehicular Access that encompasses the property line 

abutting Redwood Boulevard to allow access to the project site from Redwood Boulevard. 
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Site Plan, Building Orientation, and Massing 

As mentioned in the Project Description, the building has been positioned within the developable 

portion of the site, which is bounded on the east by a PG&E Easement, to the south by a wetland, 

and to the west and north by hillside slopes with mature oak trees.  The front of the building faces 

east, bordered by a parking lot constructed over the PG&E easement that also wraps around the 

north and westerly/rear sides of the structure.  A retaining wall to the north and west of the building 

has been proposed to accommodate adjacent parking and room for a firetruck access route around 

the westerly side of the building.  The vehicular access/entry to the building is from the Redwood 

Boulevard frontage, and drops in elevation to the proposed parking lot.  A secondary, emergency-

only access is shown at the Wood Hollow Drive frontage as required by the Novato Fire Protection 

District, and will have removable bollards to restrict vehicular access. 

 

The entry on the east side of the building incorporates a canopy, with a walkway to a stairway that 

leads down to a swimming pool south of the main entrance.  A retaining wall adjacent to the pool 

area is proposed to minimize fill within the wetland setback.  Retaining walls on the north and 

south ends of the main parking lot will encroach into a 15-foot setback from the PG&E easement, 

this encroachment was reviewed and approved by PG&E. 

 

Landscaping 

The proposed landscaping plan includes Coast Live Oak tree plantings with a mix of shrubs and 

ground cover landscape planting at the entry from Redwood Boulevard, at the firetruck access 

from Wood Hollow Drive, and the property line abutting Wood Hollow Drive. Trees are also 

proposed along the perimeter of the parking lot and pool area at the front of the hotel.  The 

undeveloped slopes and the wetland area will remain in a natural state with a few Oak trees planted 

around the perimeter of the parking lot and undeveloped project slopes.  

 

While no trees are allowed to be planted within the PG&E easement, trees in removable boxes are 

proposed to be placed within the easement allowing for temporary relocation if necessary. The 

proposed plant placement in the PG&E easement has been approved by PG&E. 

 

Landscaping features include the main entry edges being accentuated with stone pillars and a 

perimeter wood fence, an ecofriendly water feature by the pool. The plant palette consists of native 

drought tolerant plants and evergreen trees as detailed on plan sheet three (3) of the attached 

landscaping plan. 

 

Architecture 

The revised architecture includes more muted tones and materials including Board and Batten 

Wood siding, dark grey and brown exterior paint, cultured cast stone veneer, and standing steam 

metal roofing. The materials proposed helps to create a more natural and residential look to the 

hotel and blends the building into the surrounding hillside resulting in a design that is more 

consistent with the design guidelines outlined in the City of Novato’s hillside and ridgeline 

protection ordinance. 

 

As previously discussed, in order to concentrate the structure on the developable portion of the 

site, the applicant is requesting relief from height limits for the structure through design review.  

The applicant is proposing to place the building in the lower area of the site and step the building 

up with the natural grade to minimize sky lining the building against the adjacent hilltops, and 

reduce the perceived height of the structure. 
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BACKGROUND 

Applicant/Owner:  Navin, LLC 

Assessor’s Parcel No.: 125-202-13 & -14 

Property Size:   4.5+/- acres 

General Plan Designation: Business and Professional Office (PBO) 

Zoning:    Planned District  

Existing Use:  Undeveloped 

Proposed:  Hotel 

Adjacent Zoning:  West and North – Planned District (PD): Undeveloped 

East – Redwood Blvd right of way and US 101 beyond 

South– Planned District (PD):  Office (Fireman’s Fund Complex) 

 

ENVIRONMENTAL ASSESSMENT 
 

The Hotel Project is subject to environmental review pursuant to the California Environmental 

Quality Act (CEQA).  A CEQA Initial Study is being prepared to determine the appropriate level 

of environmental review required for the project. The project design recommended by the DRC 

will be analyzed in the Initial Study. 

 

STAFF ANALYSIS 

 

Design Review and Entitlement Process 

 

Design review is a mandatory process for any project proposed on a parcel zoned Planned District 

(PD).  As such, following a pending, formal hearing of the Design Review Commission, Navin, 

LLC requests the Commission’s recommendation for approval to the Planning Commission and 

City Council regarding the entirety of the project's design, including site plan, architecture, and 

landscaping. Staff notes that in addition to the need for Design Review approval, the project 

requires an amendment to the San Marin Commerce Park Master Plan to accommodate the 

Business and Professional Office (BPO) General Plan designation for the site and allow the 

development of a hotel, as well as a precise development plan, a parcel map to merge the two 

parcels that make up the site, and a request to vacate a portion of a recorded vehicular access 

waiver to provide legal site access. The Master Plan Amendment and Precise Development Plan 

entitlements require Planning Commission recommendations to the City Council for final action.  

Thus, for concurrent processing of these entitlements, a pending formal recommendation on the 

project’s complete design from the Design Review Commission will  be forwarded to the Planning 

Commission and ultimately to City Council for final action in conjunction with the Master Plan 

Amendment and Precise Development Plan. Provided the project entitlements described above are 

granted by the City Council, the project may return to the DRC for approval of final architectural 

and landscape details. 
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The DRC's recommendation regarding the Hotel Project should be based on the findings of 

approval required for Design Review actions as specified in Novato Municipal Code Section 

19.42.030.F. and the supplemental findings of the Hillside and Ridgeline Protection Ordinance 

(Novato Municipal Code Division 19.26).  To assist the DRC in making its recommendation to 

the Planning Commission and City Council the discussion below lists each design review finding 

and describes how the proposed project conforms thereto. 

 

Design Review Findings 

Design Review Finding No. 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.  

 

1996 General Plan 

The 1996 Novato General Plan provides a framework of policies that were adopted to coordinate 

all major components of Novato's physical development over a 20-year period. These policies 

serve as a basis to assess whether public and private development proposals are consistent with 

the General Plan.  In this instance, the project site in question was called out specifically by General 

Plan Land Use Policy 1A for hotel development: 

 

LU Policy 1A Visitor Serving Uses. Sites with freeway visibility that are designated for 

Business and Professional Office (BPO) use on the General Plan Land Use Map include 

visitor serving hotel/motel and accessory commercial uses.  This policy shall apply to the 

areas in northern Novato at the northwest corner of Redwood Blvd. and Wood Hollow Drive 

(San Marin Business Park). 

 

The Design Review Commission should consider the Hotel’s design concepts in light of the 

design-related policies of the Novato General Plan listed below. 

 

EN Policy 27 Scenic Resources.  Protect visual values on hillsides, ridgelines, and 

other scenic resources. 

 

Discussion: Environment Policy 27 is implemented though the standards of Novato’s Hillside and 

Ridgeline Protection Ordinance (“Hillside Ordinance”). Where a project is found to meet the 

provisions and findings of the Hillside Ordinance it is also considered to be consistent with EN 

Policy 27. The project, as discussed later in the report, is considered to substantially conform to. 

The requirements of the Hillside Ordinance. Accordingly, the project is considered to be consistent 

with EN policy 27. 

 

Community Identity Policy 1 Compatibility of Development with Surroundings. Ensure 

that new development is sensitive to the surrounding architecture, topography, 

landscaping, and to the character, scale, and ambiance of the surrounding neighborhood. 

Recognize that neighborhoods include community facilities needed by Novato residents as 

well as homes, and integrate facilities into neighborhoods. 
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Discussion: The project would occur within the San Marin Business Park Master Plan Area and is 

located at the terminus of Wood Hollow Drive which is used to access the Partridge Knolls 

Residential Neighborhood. The project site is also viewed directly from Highway 101 and 

Redwood Boulevard. As described above in the site description section, the project site is adjacent 

to large undeveloped parcels used for cow pasture to the north and large commercial campus 

offices to the west and south. 

 

Based on a review of the project plans, The Wood Hollow Hotel proposal incorporates a number 

of design elements that maintain and enhance the rural characteristics of the project site.  

 

 Inclusion of native drought landscaping, and evergreen tree plantings around the project 

site. 

 

 Utilization of concrete, stone, and grass pavers to accentuate the quality and rural 

appearance of the hotel, reduce the heat of the parking lot, and to prove a less sterile and 

bleak parking and entry area. 

 

 Visual emphasis and enhancement of the onsite wetland by providing drainage 

infrastructure and bio-swale areas while providing a pool and patio area for hotel patrons 

to enjoy the view of the wetlands and surrounding hillsides. 

 

 Attractive architectural details such as eco-water feature, east elevation trellis, and stone 

pillars and landscaping at the entry way off of Redwood Boulevard. 

 

 Tree plantings and landscaping along Wood Hollow Drive to screen the main parking lot 

and soften the appearance of the project site. 

 

 Residential style architecture for the hotel with muted colors and materials which fit with 

the hillside setting of the project. 

 

Based on the features discussed above, the project is considered to be consistent with CI Policy 1 

of the General Plan. 

 

Community Identity Policy 7 Landscaping. Encourage attractive native and drought-

tolerant, low-maintenance landscaping responsive to fire hazards. 

 

Discussion: Landscaping proposed for the project site includes native, low maintenance, and 

drought tolerant plants which fit into the overall character of the site. See the landscaping 

description section above. Based on the landscaping plans presented and discussed above, the 

project considered to be consistent with CI Policy 7. 

. 

Community Identity Policy 12 Parking Standards. Reduce the visibility of parking facilities 

and the amount of land necessary for them to the maximum extent feasible. 

 

Discussion: Parking facilities for the project site are provided in the main and rear parking lots 

located in front of and behind the Hotel respectively. Parking areas make use of grass and concrete 

pavers to soften the appearance of individual spaces while providing the amount of parking 

required by the City of Novato Zoning Code. Due to site constraints, landscaping and screening of 
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parking areas in the main parking lot is limited to perimeter landscaping and removable boxed 

trees. The applicant has made efforts to reduce or screen the visibility of parking areas on site to 

the maximum extent feasible and the project is considered to be consistent with CI Policy 12. 

 

Community Identity Policy 14 Open Areas and Landscaping. Require provision of 

adequate landscaped, open areas in project design. 

 

Discussion: As stated above, the project provides adequate landscaping and emphasizes the 

existing open space areas on site. The hotel rooms have views of the onsite wetland to the west 

and undeveloped hillsides to the east. The proposed patio and pool overlook the onsite wetland 

and to the rear of the building a path and a stairway leads guests to the undeveloped hillside behind 

the building where they are welcome to explore or walk around the undeveloped portion of the 

project site. Based on the design features above, the project is considered to be consistent with CI 

Policy 14. 

 

Community Identity Policy 32 Public Art. Promote public art that enhances the cultural life 

of the community. 

 

The project must provide a public art component to comply with Novato Zoning Code Division 

19.21 – Art Program. To comply with the public art component the applicant can construct public 

art as per the requirements of Section 19.21 or pay an in-lieu fee. The applicant has not decided on 

the best way to conform to Section 19.21 as the project location is lacking available open space 

for art due to the constrained project site. If public art is to be constructed the details and plans will 

return to the Design Review Commission for final approval. 

 

Floor Area Ratio: 

The project site is assigned the Business and Professional Office (BPO) land use designation of 

the General Plan.  The BPO land use designation permits the development of hotels up to a 

maximum FAR of 0.40, or 78,272 square feet based on the 4.5 acre hotel site.   With the floor area 

reduction based on the Hillside and Ridgeline Protection Ordinance, the maximum FAR for the 

project is 47,025 square feet. The proposed 46,865 square foot hotel does not exceed the FAR 

standard for this site. 

 

San Marin Commerce Park Master Plan 

The project site is within the San Marin Commerce Park Master Plan area, adopted by Ordinance 

No. 878 passed December 4th, 1979, and was previously designated for a retail development.  The 

1996 Novato General Plan designated the site for Business and Professional Office (BPO), which 

does not allow retail, with the exception of ancillary retail to the permitted use. The proposal 

includes an amendment to the San Marin Commerce Park Master Plan to be compliant with the 

current land use designation of Business Professional Office (BPO) of the General Plan, which 

allows the development of a hotel.  More specifically, General Plan LU Policy 1A identifies and 

promotes use of the project site for the development of a hotel/motel. 

 

Novato Zoning Code & Hillside and Ridgeline Protection Ordinance 

The project site is zoned Planned District (PD).  This zoning classification allows flexibility to 

develop project and site specific development and operational standards through the adoption of a 

precise development plan. A precise development plan may include design and operational 
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elements that deviate from the uniform standards of the Novato Zoning Ordinance.  Such 

deviations are allowed where doing so better addresses a unique site constraint(s) (e.g., steep 

topography, wetlands, easements, etc.) and/or would result in a superior project design.   

 

While the PD Zoning District and precise development plan process allows design flexibility there 

are some uniform standards of the Zoning Ordinance to which new projects are expected to 

substantially conform.  In this instance, there is an expectation that the Hotel project should be 

designed to substantially comply with the provisions of Novato’s Hillside and Ridgeline Protection 

Ordinance, Division 19.26 of the City’s Zoning Ordinance.  Staff believes the project is designed 

to comply the key provisions of the Hillside Ordinance, including the building intensity reduction 

factor and hillside design criteria.  However, there is a need for consideration of a building height 

in excess of 35-feet.  There are provisions in the Zoning Ordinance allowing the discretion to 

deviate from these development standards through design review and the precise development plan 

process.   

 

Building Height and Neighborhood Compatibility: 

The Hillside Ordinance states that the maximum height of a non-residential structure shall not 

exceed 35-feet.  However, additional height may be considered through the City’s Planned District 

(PD) process. The applicant is proposing the height of the structure to step up from 32 feet 5 inches 

to 52 feet 11 inches for the higher section of the building; the drawings represent heights above 

existing grade. The Novato Zoning Code requires heights of buildings to be measured from 

finished grade adjacent to a building, but the Hillside and Ridgeline Protection Ordinance requires 

heights of buildings on hillside parcels to be measured from the lower of the existing pre-developed 

grade or the finished grade.  

 

This proposed maximum height of 52 feet 11 inches would require relief from the standard height 

limits.  Staff notes that the proposed height is lower than or comparable to the heights of buildings 

on neighboring properties developed prior to the adoption of the Hillside and Ridgeline Protection 

Ordinance.  The Fireman’s Fund building across Wood Hollow Drive from the project site has a 

parapet height that varies from 55 feet 9 inches to 60 feet, with a penthouse roof height of 

approximately 71 feet above ground level, though the records do not clearly show the previously 

existing grades at the building.  The office building at 100 Wood Hollow Drive to the west of the 

project site has a parapet height of 54 feet, and a roof height at the equipment penthouse of 60 feet 

6 inches above previously existing grade.   

 

In order to avoid buildings extending above ridgelines, the Ridgeline Project Development 

Standards subsection J. 1. states, “Structures shall not be placed so that they are silhouetted 

against the sky when viewed from a public street,” but provides opportunity for relief with, “except 

where the review authority determines that the only feasible building site on an existing lot cannot 

comply with this standard.”  In this case, the applicants have arguably placed the structure on the 

only feasible building site on the lot. 

 

When the site is viewed from Redwood Boulevard, Mt. Burdell is the dominant ridgeline.  The 

proposed hotel would be partially silhouetted against the sky from locations along Wood Hollow 

Drive, visually extending above the hills immediately surrounding the structure (See project 

perspective renderings, sheet #7).  While the hills adjacent to the site are subject to preservation 

under the Hillside and Ridgeline Protection Ordinance, they are not mapped as “Scenic Hills and 

Ridges” by Scenic Resources EN – Map 3 in the General Plan.   
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Staff considers the request to allow a building height of up to 52 feet 11 inches acceptable based 

on the facts discussed above, the proposed location of the structure, the constraints on site limiting 

the location of the structure, and the context of the project site when compared to surrounding 

development. 

 

Wetland Setback Reduction 

 

The City of Novato Zoning Ordinance, Section 19.36.070 A sets the development standards 

regarding wetlands. A buffer area of 50 feet is established to provide for undisturbed habitat 

adjacent to the wetland and to maintain sufficient watershed to support the wetland. However, the 

review authority may reduce the wetland buffer if a finding is made that the proposed buffer 

provides adequate watershed hydrology to support the wetland and protects the resource value of 

the wetland.  The Code also acknowledges that retention ponds, swales, or water quality control 

features may be required in setback areas to prevent pollutants in urban runoff from discharging 

into wetland habitat. 

 

As outlined in the attached June 30, 2016 Wetland Setback Assessment letter prepared by Zander 

Associates the reduced wetland setback for the proposed Hotel will not adversely affect the 

resource values of the delineated wetlands on the site nor will the setback distance affect the 

watershed hydrology necessary to support the wetlands.  The drainage plan for the project will not 

substantially change with an increased setback distance and, possibly with some minor 

modifications, that plan may enhance the functions and values of the preserved wetland habitat. 

Further review of the project’s potential impacts to onsite wetlands will be reviewed during the 

project’s Initial Study with mitigation measures being identified and conditioned as needed to 

address potential impacts. Staff considers the request for a reduced wetland setback to be consistent 

with the requirements of the City of Novato Zoning Code and acceptable based on the assessment 

of the proposal and wetland made by Zander Associates, see attached. 

 

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. 

 

Discussion: The Wood Hollow Hotel, as designed, would provide for the harmonious and orderly 

development of the project site, as well as create a desirable environment for the residents and the 

at the adjacent developed neighborhoods, and visiting public to Novato.  Specific project features 

that create these positive benefits include: 

 

 The project will provide landscaping and drainage improvements to the project site, which 

will improve the quality and health of the on-site wetland while making use of the wetland 

as a scenic area for hotel guests. 

 

 The addition of drainage improvements and infrastructure to the project site will coordinate 

on and off-site drainage that will reduce on site erosion and direct runoff into bio swales 

and existing drainage infrastructure. 
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 The project’s proposed streetscape treatment along Wood Hollow Drive will be attractive 

and provide privacy to hotel guests and to Partridge Knolls residents driving up Wood 

Hollow Drive.  

 

 The hotel will provide an attractive and scenic location for accommodation for the visiting 

public with views of Mount Burdell and Rush Creek open space areas creating an attractive 

destination for visitors to Novato while being close enough to the Atherton SMART train 

stop and Novato’s downtown to provide for easy public transit and downtown shopping. 

 

 The proposal presents a well-designed building inclusive of landscaping and aesthetically 

pleasing architecture. 

 

 As discussed above the project conforms to the Applicable Sections of the City of Novato 

Zoning Code and Hillside and Ridgeline Protection Ordinance. 

 

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.  

Discussion:  The Wood Hollow Hotel is considered to conform with and advance Design Review 

Finding No. 3 as follows: 

 

The project plans were referred to public agencies responsible for reviewing and providing 

services, including the Novato Public Works Department, PG&E, North Marin Water District, 

Novato Sanitary District and Novato Fire Protection District. These agencies have submitted 

comments and/or conditions addressing matters such as emergency vehicle access and fire 

protection, pedestrian and bicycle access, adequacy of drainage facilities, and water and sewer 

service. While the construction level plans have yet to be prepared and submitted for final 

approval, none of the responsible agencies identified issues that would require significant changes 

to the site and/or building design that, less addressed, represent a detriment to public health, safety, 

or welfare, nor be materially injurious to project occupants, visitors and surrounding properties or 

improvements in the vicinity. 

Based on these observations, the proposed site design, massing, and conceptual architecture 

proposed for the Wood Hollow Hotel is not anticipated to be detrimental to the public health, 

safety, or welfare, nor materially injurious to surrounding properties or improvements, and would 

not interfere with the use and enjoyment of existing and future uses or create potential traffic, 

pedestrian, or bicycle hazards. 

 

Hillside and Ridgeline Protection 
 

The Hotel Project is required to make the supplemental design review findings required for hillside 

development, as listed in Section 19.26.060 of the Novato Municipal Code. The findings are listed 

below for the commission’s consideration: 

 

Based on the project plans, the project’s site design, massing, and conceptual architecture conform 

to applicable standards specified in the Hillside Ordinance.  The following analysis discusses the 

supplemental design review findings of the Hillside Ordinance as they relate to the site design, 

massing, and conceptual architecture proposed for the project. 
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A. The design, scale, massing, height and siting of development is compatible with the 

character and scale of the surrounding, developed neighborhood.    

 

B. The design and site layout of the hillside project is respective of and protects the 

natural environment to the maximum extent feasible.    

 

C. Site grading has been designed to be as minimal as possible to achieve sensitive 

hillside design, minimize tree removal, and provide safe site access and required 

parking.  

 

D. The hillside project is designed and sited to screen development, to the extent feasible, 

through clustering and /or avoiding of highly visible hillsides, ridgelines, and knolls. 

   

Discussion for Findings A. B. C. and D below.  

 

Hillside Development Design Criteria   

 

The Hillside Ordinance requires new projects to minimize terrain alteration and tree removal, 

locate development in least prominent locations, and develop architecture avoiding massive forms 

and creating visual interest.     

 

The applicant has placed the project in a location on site which avoids sleep hillsides, the onsite 

wetland, and tree removals while trying to keep retaining walls and grading to a minimum. The 

landscape plan incorporates the existing trees and wetland to create and advance a rural and 

secluded feel to the project site.  

 

The project incorporates site design, massing, and conceptual architecture elements that respect 

the physical constraints and visual character of the project site. These same project features also 

conform the project to the structure massing and design guidelines of the Hillside Ordinance 

(Section 19.26.040). Project design elements that conform to the Hillside Ordinance Guidelines 

include: 

 

 Colors that emulate native vegetation and soils, dark and earth tones are proposed for the 

hotel, light and bright colors are avoided. 

 

 Materials proposed for the hotel include including Board and Batten Wood siding, dark 

grey and brown exterior paint, cultured cast stone veneer, and standing steam metal 

roofing. The materials proposed helps to create a more natural and residential look to the 

hotel and blends the building into the surrounding hillside resulting in a design that is 

consistent with the design guidelines outlined in the City of Novato’s hillside and ridgeline 

protection ordinance. 

 

 Building placement and roof lining is designed to follow the existing slope of the site. No 

building is proposed on any areas where the site slope exceeds 20%. 

 

 The site design utilizes varying setbacks and structure heights, split level foundations to 

blend the structure into the terrain. 
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 The building is placed in the most accessible, least visually prominent, and most 

geologically stable portion of the site. 

 

Hillside Project Development Standards   

 

The Hillside Ordinance includes development standards that address the placement and height of 

new development.  Notable standards are summarized below and are followed by a discussion of 

the project’s conformance thereto.   

 

 Non-Residential Density Reduction Factor 

 

The proposed hotel will meet the allowable density after taking into account reduction factors 

outlined by the Hillside Ordinance. The allowable density calculations can be found in the General 

Plan density discussion above. 

 

 Nonresidential structures shall not be located on slopes exceeding 20%.   

 

The hotel would not encroach in areas that have average slopes exceeding 20%.  The development 

would primarily be located in areas with slopes in the zero to 10% range.  This design approach 

complies with the Hillside Ordinance.   

 

 Structures shall be located so that a vertical separation of at least 25 feet is provided between 

the top of the structure and the top five-foot contour of the ridge or knoll to maintain the 

natural appearance of the ridge. Where the review authority determines that a parcel 

contains no feasible building site other than where a structure will extend above the 

ridgeline, proposed structures shall not exceed a height of 16 feet above the highest point 

on the ridgeline or hilltop within 100 feet of the proposed structure.   

  

The City of Novato Zoning Code defines a ridgeline or hilltop as: “The highest 5-foot contour 

elevation of a landform including any locations which, when viewed from a public street within 

one-eighth-mile of the subject site, no earth backdrop for a structure placed thereon is afforded 

by the subject or contiguous property. Scenic ridgelines are delineated in the Novato General Plan 

EN Map 3.” 

 

After visiting the project site and assessing views of the area, staff has determined that the site and 

its proposed development are not subject to the ridgeline protection development standards as 

discussed in the Building Height and Neighborhood Compatibility section above. Further, staff 

notes that when the site is viewed from Redwood Boulevard, Mt. Burdell is the dominant ridgeline.  

The proposed hotel would be partially silhouetted against the sky from locations along Wood 

Hollow Drive, visually extending above the hills immediately surrounding the structure.  While 

the hills adjacent to the site are subject to preservation under the Hillside and Ridgeline Protection 

Ordinance, they are not mapped as “Scenic Hills and Ridges” by Scenic Resources EN – Map 3 in 

the General Plan.  Given these circumstances, the proposed hotel and corresponding improvements 

are not subject to the City’s ridgeline protection development standards.     
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Public Notice and Comments-  

 

Notice of the design review workshop was sent to the Partridge Knolls Neighborhood as well as 

all property owners within 600 feet of the project site as per the noticing requirements of the City 

of Novato Municipal Code 19.58.  

 

At the time this report was written staff had not received any public correspondence. 

 

ALTERNATIVES 

 

1. Recommend approval of the site design, massing/scale, architecture, and landscape plan 

for the project as designed. 

 

2. Recommend approval of the site design, massing/scale, architecture, and landscape plan 

 for the project with recommended revisions. 

 

3. Do not recommend approval of the site design, massing/scale, architecture, and landscape 

 plan for the project. 

 

4. Continue the public hearing with direction to staff and the applicant. 

 

RECOMMENDATION 

 

Staff recommends the Design Review Commission forward a recommendation to approve the site 

design, massing/scale, architecture, and landscape plan for the project as designed, to the Planning 

Commission. 

 

COMMISSION RECOMMENDATION AND FINDINGS 

 

1. The Design Review Commission recommends approval of the site design, massing/scale, 

architecture, and preliminary landscape plan for the Hotel Project as presented on the plans 

prepared by HRGA Architecture dated 2/16/2017 based on the following findings as more 

specifically discussed in the staff analysis section of this report above and subject to the 

conditions below. 

Findings 

 

2. In accordance with Section 19.42.030.F. of the Novato Municipal Code and on the basis 

of the discussion in the staff analysis section of this report above, the Design Review 

Commission finds that: 

 

a) The design, layout, size, architectural features and general appearance the 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. 

 

b) The 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. 
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c) The project 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. 

 

3. In accordance with Section 19.26.060 of the Novato Municipal Code, Supplemental Design 

Review Findings Required for Hillside Development, and based on the staff analysis above, 

the Design Review Commission further finds: 

 

a) The design, scale, massing, height and siting of development is compatible with the 

character and scale of the surrounding, developed neighborhood.    

 

b) The design and site layout of the hillside project is respective of and protects the natural 

environment to the maximum extent feasible.    

 

c) Site grading has been designed to be as minimal as possible to achieve sensitive hillside 

design, minimize tree removal, and provide safe site access and required parking.  

 

d) The hillside project is designed and sited to screen development, to the extent feasible, 

through clustering and /or avoiding of highly visible hillsides, ridgelines, and knolls. 

 

FURTHER ACTION 

 

The Wood Hollow Hotel Project will be presented to the Planning Commission and City Council 

at future public hearings, and may return to the Design Review Commission for final approval of 

refined design and site elements as recommended herein. 

 

ATTACHMENTS 

 

1. Architectural Plan Set 

2. Preliminary Grading and Drainage Plan 

3. Landscape Plan 

4. Wetland Setback Assessment (Zander Associates) 

5. Design Review Workshop Minutes Excerpt 10/19/2016 

6. Story Pole Plans 
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SITE PLAN
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FLOOR PLANS

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY

 1/16" = 1'-0" 2LEVEL 2

 1/16" = 1'-0" 1GROUND FLOOR PLAN

TOTAL ROOM COUNT: 87 

ROOMS

 1/16" = 1'-0" 4BASEMENT PLAN

 1/16" = 1'-0" 3LEVEL 3
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SUITE COUNT - all floors

Type Mark Family
Cou
nt Level

KD KD SUITE 8 BASEMENT

KS-2 KS-2 SUITE 4 BASEMENT

12

KD KD SUITE 8 LEVEL 1

KS-2 KS-2 SUITE 14 LEVEL 1

22

KD KD SUITE 19 LEVEL 2

KDL KDL SUITE 4 LEVEL 2

KS-2 KS-2 SUITE 13 LEVEL 2

36

KD KD SUITE 13 LEVEL 3

KDL KDL SUITE 4 LEVEL 3

17

87
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ELEVATIONS

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY

EAST 

ELEVATION

WEST ELEVATION
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ELEVATIONS

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY

NORTH ELEVATION

SOUTH ELEVATION
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SITE SECTIONS

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY

 1/16" = 1'-0" 1BUILDING SECTION-1

 1/16" = 1'-0" 2SITE SECTION - THRU ENTRY PLAZA

 1/16" = 1'-0" 3SITE SECTION - THRU WETLAND
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SITE SLOPE ANALYSIS

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY

 1" = 30'-0" 1SITE PLAN_SLOPE ANALYSIS
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PERSPECTIVE
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MATERIAL BOARD

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY

EXTERIOR INSULATION FINISHING SYSTEM (EIFS) CULTURED CAST STONE

STANDING SEAM METAL ROOFING

BOARD & BATTEN WOOD SIDING

VISION GLAZING - CLEAR

STOREFRONT MULLION -

DARK BRONZE ANODIZED

BUCKSKIN

EXTERIOR PAINT
DUNN EDWARDS

WEATHERED BROWN
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GRAPHIC DESCRIPTION OF CHANGES

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY

EAST ELEVATION -

COMPARISON

PERSPECTIVE - COMPARISON

PREVIOUSLY PROPOSED BUILDING 

ENVELOPE SHOWN DASHED

PREVIOUSLY PROPOSED BUILDING 

ENVELOPE SHOWN DASHED



PRELIMINARY GRADING QUANTITIES

CUT:   5,400 CUBIC YARDS

FILL:   2,100 CUBIC YARDS

NET:   3,300  CUBIC YARDS <IMPORT>

1. PROPOSED FINISH GRADE IS DEFINED AS THE FINAL GRADE AS INDICATED ON THE

GRADING PLAN.

2. THE EARTHWORK QUANTITIES ABOVE WERE TAKEN FROM THE DIFFERENCE BETWEEN

EXISTING GRADING AND FINISHED GRADE. THE ABOVE EARTHWORK QUANTITIES HAVE

NOT BEEN ADJUSTED.

SURVEY NOTES
1. EXISTING TOPOGRAPHY SHOWN HEREON WAS TAKEN FROM AN AERIAL SURVEY.

2. ELEVATIONS SHOWN ARE BASED ON THE NGVD 1929 ELEVATION DATUM.

STORMWATER TREATMENT
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ABBREVIATIONS
DI DROP INLET

DL DAYLIGHT

FF FINISH FLOOR

FL FLOWLINE

FS FINISH SURFACE

G GAS

GFF
GARAGE

FINISHED FLOOR

HP HIGH POINT

SD STORM DRAIN

TW TOP OF WALL

tw TOE OF WALL

SYMBOLS

EXISTING PROPOSED

TREE / TREE TO BE REMOVED

STREETLIGHT

STORM DRAINAGE 5 DROP INLET

STORM DRAINAGE 5 MANHOLE

LINETYPES
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BOUNDARY LINE

CONTOUR 5 MAJOR

CONTOUR 5 MINOR

SWALE

N/A DAYLIGHT

RETAINING WALL

STORM DRAIN

C1
1" = 20'

04/26/2016

PRELIMINARY GRADING, DRAINAGE & UTILITY PLAN
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TYPE
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RUNOFF

FACTOR
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RUNOFF

FACTOR
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BIORETENTION AREA 1
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26200 ROOF/PVMT 1.0 26200 IMP
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FACTOR
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SIZE
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PRO. IMP

SIZE

(SF)10533 LANDSCAPE 0.1 1053

TOTAL > 27253 0.04 1090 1154
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39351 ROOF/PVMT 1.0 39351 IMP
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MIN. IMP
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(SF)

PRO. IMP
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(SF)0 LANDSCAPE 0.1 0

TOTAL > 39351 0.04 1574 1604
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SYMBOL BOTANICAL NAME COMMON NAME WUCOLS SIZE QTY. IRRIGATION

SHRUBS & GROUNDCOVER: HYDROZONE 1
DESCHAPSIA CESPITOSA 'SCHOTTLAND'
EPILOBIUM VANUM 'CATALINA'
MUHLENBERGIA RIGENS
SALVIA LEUCOPHYLLA
SATUREJA DOUGLASII 'YERBA BUENA'
ARCTOSTAPHYLOS DENSIFLORA 'HOWARD M'
RHAMNUS CALIFORNICA 'EVE CASE'
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CALIFORNIA FUCSIA
DEER GRASS
PURPLE SAGE
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1 GAL 10,139
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LANDSCAPE PLAN
SCHEMATIC DESIGN

L1.0
SHEET

NOVATO HOTEL
NOVATO, CALIFORNIA

REDWOOD BLVD.

FARMSTEAD RETREAT PAVINGRETAINING WALL

HYDROSEED NATIVE GRASS & WILDFLOWER MIX

LANDSCAPE IMAGERY
SCHEMATIC DESIGN

L2

SWALE PLANTING BIORETENTION PLANTING & WEIRQUERCUS AGRIFOLIA 
COASTAL LIVE OAK

OLEA EUROPAEA 
FRUITLESS OLIVE  
(IN CONTAINERS)

POOL & OUTDOOR LOUNGE SEATING STONE CLAD WALL & FIREPLACE

DROUGHT TOLERANT PLANTS & GROUNDCOVER

PERIMETER FENCE WATER FEATURE

ART & FEATURES BIOFILTRATION OVERFLOW WEIR

OV E R A L L  C H A R AC T E R

L A N D S C A P E  N A R R AT I V E

L A N D S C A P E  E L E M E N T S

T H E  H A R D S C A P E

T H E  P L A N T  PA L E T T E

OVERALL CHARACTER

The Novato Hotel, situated within the gateway to 

the wine country, evokes a Farmstead Retreat.  

Tucked within a pastoral landscape of Coastal 

Live Oaks and grassland meadow the landscape 

strategy minimizes the development footprint in 

order to preserve and enhance the performance 

of the existing ecosystems on site through the 

use of a native plant vernacular. “Farmstead” 

architectural elements are used to frame and 

accentuate the site’s natural character. The 

hotel landscape, perched above an existing 

wetland, integrates with the site’s hydrological 

zones through a bioretention garden, swales and 

meadows planted with endemic plant species of 

Marin County.

LANDSCAPE ELEMENTS

Located adjacent to highway 101, the edges of 

the site are visible from a distance allowing an 

opportunity to enhance the rural character via 

plantings and landscape elements.  The main 

entry edges are accentuated with the strategic 

placement of stone pillars and perimeter wood 

fences, elegantly creating a sense of place. 

Within the site, artistic elements are to be placed 

in strategic locations, acting as focal points and 

inviting guests to walk around the site without the 

need for obvious trails or paths. An ecofriendly 

water feature is proposed as the biofiltration 

overflow and a recirculating water feature is 

proposed at the pool terrace to provide natural 

sounds in harmony with the site and minimize the 

highway. 

THE HARDSCAPE

While much of the site will be the preserved with 

grassland meadows, and the rolling California 

Oak landscape, to reduce the visible impact of the 

parking lot and add to the permeability of the site 

and its’ watershed, the hardscape uses a variety 

of paving typologies including grass pavers, earth 

toned concrete unit pavers, cobble lined ditches 

and accent bands. The area at the hotel drop 

off is designed as a plaza with the intent to slow 

cars and create a pedestrian safe environment. 

The sidewalk along the hotel building is to be 

special stone pavers that continue to the pool 

terrace. A wood deck is proposed for lounging by 

the pool. Walls are to be earth toned and some 

will have stone like textures or veneers to blend 

into the natural character. An outdoor fire pit with 

moveable chairs is another amenity proposed for 

hotel guests.

THE PLANT PALETTE

The plant palette is designed to integrate with the 

existing pastoral landscape suitable to Novato, 

requiring low levels of water and maintenance.  

Species are selected to meet the guidelines set 

by the MWELO ordinance for water conservation. 

In general, the design goal is to blend seamlessly 

with the site’s natural character. This is achieved 

by placing coast live oak trees intermittently 

throughout the rolling grassland hillside, bordering 

some of the site with shrubs, pit planting 

native grasses in rocky drainage swales, using 

rush grasses for the biofiltration areas, and a 

spreading a native grassland seed mix for the re-

graded slopes along the driveways. Trees within 

the PG&E easement are planted in large wooden 

planter boxes that can be moved with a fork lift 

in case of construction work.  Plants adjacent to 

the parking lot, pool and building are a palette of 

hardy drought tolerant perennials that provide a 

variety of textures and seasonal interest.
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ZANDER ASSOCIATES 
Environmental Consultants 

June 30, 2016 
 
Roshan & Ketal Patel 
Navin, LLC. 
99 West Main Street 
Woodland, CA 95695 
 
Wetlands Setback 
Novato Hyatt House 
Novato, California 
 
Dear Messrs. Patel: 
 
Zander Associates has completed an assessment of the wetland setback for the proposed Novato Hyatt 
House to be located at the corner of Redwood Boulevard and Wood Hollow Drive in Novato.  The 
proposed 87 room hotel would be constructed on an approximately 4.5 acre site, situated on a gently 
sloping hillside and avoiding direct impacts to (i.e. fill in) an adjacent seasonal wetland area.  
However, the hotel and parking areas would be built within 20 feet of the delineated wetland 
boundaries, some grading would occur within the 20 foot buffer, and some facilities associated with 
the hotel (two bio-retention basins) would be located within the 20 foot buffer, directly adjacent to the 
wetland. 
 
The City of Novato (Section 19.36.070 - Development Standards and Design Criteria, Chapter XIX, 
Novato Municipal Code) requires a buffer area of a minimum of 50 feet in width to provide for 
undisturbed habitat adjacent to a wetland and to maintain sufficient watershed to support the wetland.  
However, the Municipal Code allows for a reduction in the buffer if the proposed buffer provides 
adequate watershed hydrology to support the wetland and protects the resource value of the wetland. 
The Code also acknowledges that retention ponds, swales, or water quality control features may be 
required in setback areas to prevent pollutants in urban runoff from discharging into wetland habitat. 
 
To evaluate the issue of the wetland setback for the proposed hotel, we reviewed the Preliminary 
Grading and Drainage Plan for the project prepared by CSW Stuber-Stroeh Engineering Group, Inc. 
dated April 26, 2016 (05/05/16 submittal; 06/14/16 Amended Site Plan & Grading); an exhibit entitled 
San Marin Business Park, Hydrology Map dated December 19, 2012, and also prepared by CSW 
Stuber-Stroeh Engineering Group, Inc.; our own files on the original (1999) wetland delineation for the 
San Marin Business Park site; and other available documents related to the proposed hotel site.   In 
addition we consulted with the project engineers (CSW ST²) and visited the site on November 12, 
2015, and again on June 29, 2016. 
 
The wetlands on the site consist of approximately 0.6 acres of seasonally saturated and sometimes (in 
wet years) ponded areas at the lower (southeast) corner of the property adjacent to the intersection of 
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Redwood Boulevard and Wood Hollow Drive.  The original 1999 delineation identified two separate 
sub basin areas connected by a relatively narrow flowline through higher ground (where the PG&E gas 
line easement bisects the property).  The 1999 delineation was reverified “as is” by the Corps of 
Engineers in 2013. 
 
The hydrology supporting these wetlands comes from a relatively limited watershed of about 6.6 acres 
of sloping hillsides to the north and west.  Storm water runoff from these hillsides accumulates in the 
lower basin like area at the southeast corner and, possibly combined with a high water table, creates 
seasonal wetland conditions in the lower area.  During both of our recent site visits, there was abundant 
evidence of muddy soils “punched up” by cattle and remnants of hydrophytic (moisture tolerant) plants 
such as brass buttons (Cotula coronopifolia), rabbitsfoot grass (Polypogon monspeliensis), toad rush 
(Juncus bufonius) and nut sedge (Cyperus eragrostis), concentrated primarily toward the most 
southeasterly corner of the lower delineated wetland basin.  Moving westerly of the PG&E easement, 
the signature of disturbed muddy soils and vegetation within the delineated wetland area weakens with 
less moisture dependent (“facultative”) plants like Mediterranean barley (Hordeum marinum), 
perennial rye grass (Lolium perenne), curly dock (Rumex crispus) and cocklebur (Xanthium 
strumarium) becoming more dominant.   
 
The proposed hotel would not encroach into the delineated wetlands, but would modify the existing 
hydrology of the site.  Most of the natural runoff from the hillsides above the hotel and parking areas 
would be collected in a perimeter concrete v-ditch above these site improvements and routed via a 12-
inch storm drain line into the adjacent wetlands.1  The discharge for this background runoff would be 
located at the westerly end (upper sub basin) of the delineated wetlands.  Runoff collected from the 
improved areas of the site would be routed through two bio-retention areas where it would percolate 
through filtration media before discharge into an underdrain system.  High flows that fill the bio-
retention areas during major storm events would overflow into the adjacent wetland areas. 
 
The bio-retention areas would be located directly adjacent to the delineated wetlands but all other 
elements of the project, except for an approximately 200 square foot area of fill within 10 feet of the 
wetland perimeter, would be located 20 feet from the wetland boundary.  As noted above, the bio-
retention areas would be allowable within the wetland buffer zone and could potentially be designed to 
function as an enhancement to the adjacent seasonal wetlands. 
 
Whether the hotel, parking and small area of fill were set back 10, 20 or 50 feet from the delineated 
wetlands would not substantially change the project’s effects on the wetlands.  The functions and 
values of the wetlands on the site, especially the westerly of two delineated sub basin areas, are not 
high.  They are isolated, seasonally wet areas, heavily used by cattle in the past and dominated by 
mostly non-native hydrophytes.  The wetland characteristics of the westerly of the two sub basins 
(where the buffer reduction would primarily apply) are far less pronounced than those in the lower 
(easterly) sub basin and merge more or less seamlessly with the upland grassland habitat characteristics 
of the adjacent hillside.2  The issue with preserving and even possibly enhancing the wetlands on the 

                                                 
1 Some natural runoff from the hillside immediately east of the parking lot will be collected in another concrete v ditch and 
routed to the south through an energy dissipator toward the wetland area 
2 In fact, a re-delineation in the field may well eliminate some of the area in the westerly sub basin. 
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site depends more on how the site hydrology is managed than the setback distance of the proposed 
development.  
 
Based on our initial review and discussion with CSW ST² (Wayne Leach, telephone conversation, 
6/28/16), we believe that the drainage plan for the project as described above would preserve the 
hydrological characteristics of the delineated wetlands on the site and even possibly enhance them.  
The discharge location for the background (hillside above the project) runoff would be located in what 
is now a drier part of the delineated wetland area, possibly increasing wetland characteristics in that 
area.  Rather than an energy dissipator at that location, an infiltration gallery might disperse those 
background flows over a wider area.  The bio-retention areas could also be designed with overflow 
weirs instead of discharge points into the wetlands and the subdrains beneath them could also be routed 
accordingly. 
 
In summary, we do not believe that a reduced wetland setback for the proposed Novato Hyatt House 
will adversely affect the resource values of the delineated wetlands on the site nor will the setback 
distance affect the watershed hydrology necessary to support the wetlands.  The drainage plan for the 
project will not substantially change with an increased setback distance and, possibly with some minor 
modifications, that plan may well enhance the functions and values of the preserved wetland habitat. 
 
We trust that this assessment will assist you in your review and approval process with the City of 
Novato.  Please contact me by email (mzander@zanderassociates.com) or telephone (415 897-8781) if 
you have any questions. 
 
 
Sincerely, 

 
Michael Zander 
Principal 

mailto:mzander@zanderassociates.com
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DESIGN REVIEW COMMISSION 

MINUTES EXCERPT 

   October 19, 2016 

 

2. WOOD HOLLOW HOTEL (MG) 

FILE: P2015-091;  

DESIGN REVIEW WORKSHOP 

APN 125-202-13 AND 14;  

NORTHWEST CORNER OF REDWOOD BLVD. AND WOOD HOLLOW DR. 

 

Conduct a second public workshop to review and provide comments on the revised site design, 

circulation, building massing, and architecture for the development of a new 46,865 square foot, 

87 room hotel on two parcels totaling 4.49 acres; Assessor’s Parcel Numbers 125-202-13 and 14.  

The project includes associated access drives, parking, bio-retention areas, retaining walls, 

grading, and landscaping.  

 

Planner II Matt Gilster presented the project and gave an overview of the revised proposal, building 

architecture, project history, and application process. 

 

Young Kim, the architect for the project gave a presentation describing the revised project proposal 

and gave an overview of the key revisions to architecture, site design and parking layout. 

 

Commissioner Questions to Staff: 

 

Commissioner Farrell asked staff to explain the height limitation of the building 

 

Commissioner Barber asked if the project complies with city parking standard. 

 

Project Planer Matt Gilster explained that the hillside and ridgeline protection ordnance sets the 

maximum height of non–residential building at 35 feet. However, this standard can be exceeded 

with the approval of a Master Plan and Precise Development Plan, which are a part of this proposal; 

confirmed that the project complies with the City’s hotel parking standard. 

 

Commissioner Questions to the Applicant: 

 

Commissioner Farrell asked the applicant to confirm the height of the retaining wall adjacent to 

the pool and whether or not landscaping including trees will be allowed along Wood Hollow drive 

due to site constraints created by the property line, wetland and PG&E easement. 

 

The project architect stated that the retaining walls adjacent that the pool would be 7-8 feet tall. 

The applicant stated that they would work on a more detailed landscaping plan including trees 

along Wood Hollow, if feasible. 

 

Commissioner Barber inquired about the proposed landscaping along Wood Hollow Drive. Sees 

potential issue with the landscaping due to the location of the property line and wetland. Asked 

the applicant what the size of the rear retaining wall was. 

 

The project architect stated that the northern retaining walls would be between 7-9 feet in height. 

 

Commissioner Balfe asked the applicant to describe the proposed trees to be located in the planters 

within the PG&E gas easement in the center of the proposed parking lot. 
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The applicant responded by stating that the landscaping plan was preliminary and they would focus 

on tree species and size in the full landscaping plan that will be brought before the commission. 

 

Public Comments: 

 

Robert Atkinson 119 Cobblestone Court- Asked about the required size of bio swales. Commented 

that the required parking on site could be an issue, if the hotel parking lot was to become full 

people would fight for parking spaces on Redwood Boulevard and Wood Hollow Drive, competing 

with SMART riders for parking. Inquired about the building height requirement. Inquired about 

the application process.  

 

Clay Freeberg 235 Butterflied Drive- Requested that the applicant choose evergreen trees for the 

landscaping to prevent barren winter views. Requested the hotel have solid balconies to enhance 

privacy. Requested the applicant use more muted earth tones and avoid white paint. Inquired about 

kitchenettes in the hotel rooms the potential for the hotel to become housing.  Suggested a berm 

be added along the southerly limits to the parking lot for screening.  Stated that story poles will 

help clarify the proposed building heights. 

 

Arlene Evans 115 Cobblestone Court – Stated that she understands the story poles will be installed 

after the workshop. Expressed thanks to the applicant for the improvements made in the revised 

design of the hotel. Stated that having served as a Planning Commissioner for Marin County she 

is aware of the hillside regulations which would allow development on the parcel if there are no 

other feasible building areas, these regulations were created to avoid a legal taking of property. 

However, this allowance does not need to allow maximum FAR buildout on the site.  Stated 

concern regarding the design of the parking lot and would like to see efforts made to reduce the 

heat sink of the asphalt and provided staff with personal research detailing possible solutions and 

tree canopy measurements associated with planter sizes, which would reduce the heat effects of 

the parking lot. Stated that if the wetlands buffer was to be reduced the applicant should provide 

adequate wetland enhancements as a mitigation measures in response to the exception. 

 

Bertie Freeberg 235 Butterfield Drive- Stated that she agreed with previous public comments. 

Stated that she had concerns regarding the retaining wall which will encroach into the PG&E 

easement setback. Asked if the shrubs proposed to be installed across the PG&E pipeline easement 

would be allowed. Asked the applicant if the grading at the entrance of the hotel can be terraced. 

Was confused about the measurement of the height of the building. 

 

The applicant responded to questions from the public including the height measurement of the 

building and the allowances for development and landscaping within the PG&E setback which 

does not include rooting trees.  Stated they will be preparing more detailed landscape plans for 

future meetings. 

 

Staff addressed the questions regarding the application process and informed the public that the 

complete application will require a story pole plan and installation as well as a full environmental 

data submission and review and a formal PG&E approval of the site design features over and 

adjacent to their easement. 

 

Public comment period closed. 
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Summary of Commission Comments: 

 

Commissioner Farrell 

 

 Expressed appreciation for how responsive the design revisions are e.g. eliminated sub- 

parking, better scale and “look” of the building design - overall approves of the new design of 

the hotel.  

 

 Encouraged the applicant to provide a full landscape plan that also address the plantings along 

Wood Hollow Drive and the full extent of plantings within the PG&E easement, if any. 

 

 Agrees that evergreen trees would be preferred for the site, recommending coast live oak, does 

not support adding a berm along southerly limit of the parking lot, does support opportunities 

to enhance the wetland given encroachment request. 

 

 Stated that the hotel should include more earth tones, the applicant should darken up the color 

tone of the building. 

 

 Stated that the proposed window wells over some of the rooms would be awkward and are 

probably unnecessary. 

 

Commissioner Barber 

 

 Commented that he is concerned about the placement of landscaping along Wood Hollow drive 

and the size and effectiveness of the landscaping within the main parking lot. 

 

 The parking lot landscaping will need focus and creative solutions to reduce the heat problem 

and create attractive and effective landscaping. 

 

 Underlined the need for more landscaping overall. 

 

 Commented that the entrance to the hotel should be altered to be more inviting as viewed from 

the primary driveway entrance from Redwood Blvd. 

 

 Agreed that suitable mitigation measures should be implemented to give the community a 

quality wetland which will also serve to create an attractive view for hotel patrons. 
 

Commissioner Balfe, Chair 
 

 Commented that he approved of the new design. 

 

 Commented that pavers would be a good alternative to asphalt to reduce heat in the parking lot 

and create a more attractive view from the hotel. 

 

 Commented on the importance of a formal approval from PG&E on the landscaping and 

development features within the pipeline easement and any setbacks thereto. 
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