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DESIGN REVIEW COMMISSION STAFF REPORT 
 

MEETING:  July 19, 2017   

 

STAFF: Hans Grunt, Senior Planner 

hgrunt@novato.org; (415) 899-8940 

 

SUBJECT: WOOD HOLLOW HOTEL 

  File: P2015-091  

 MASTER PLAN 

 PRECISE DEVELOPMENT PLAN 

 TENATIVE MAP (MERGER) 

 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 (APNs) 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 to the east by Redwood Boulevard and US Highway 

101 beyond, to the west and north by undeveloped lands designated planned district (PD) with an 

underlying General Plan Land Use designation of Business and Professional Office (BPO), and to 

the south by Wood Hollow Drive, Campus Drive, and developed lands of the former Fireman’s 

Fund office campus beyond.  The site is constrained by a PG&E gas line easement that bisects the 

eastern portion of the site, by wetlands at its lower, southern limits, and slopes with native Oak 

trees along its western, northern and eastern limits.  These constraints leave a limited area of 

developable area near the central portion of the site.  

 

 
 

922 Machin Avenue 
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DESIGN REVIEW MEETING APRIL 5, 2017 

 

On April 5, 2017 the Design Review Commission (“(DRC”) conducted a public hearing to 

consider making a recommendation to the City of Novato Planning Commission and City Council 

on the site design, massing/scale, architecture, and landscape plan for the Wood Hollow Hotel 

Project. After receiving Commission comments and further design recommendations the applicant 

requested that the Commission continue the hearing item to a later date in order to address design 

concerns raised by the DRC and the public. Key items of discussion and concern included: 

 

 The requested design exemption to allow the proposed height of the building in excess of 

the 35 foot height limit prescribed by the City of Novato Hillside and Ridgeline Protection 

Ordinance for non-residential development of hillside lots. 

 

 The requested design exemption to allow the building to have a reduced setback of 20 feet 

from onsite wetlands. 

 

 Accurate placement of the story poles. 

 

 Design and placement of onsite signs. 

 

 Dissatisfaction with entry trellis element on northern end of the building as a way to 

provide more design interest. 

 

A copy of the minutes of the April 5, 2017 hearing 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 April 5, 2017 public hearing. In summary the project changes 

include: 

 

 Reduction of hotel height to 35 feet uniformly, measured from proposed finish grade. 
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 Inclusion of sign concepts and locations. 

 

 Articulated the northern end of the hotel building with gable element and balconies. 

 

 Landscape Plan added a Redwood Blvd entrance sign elevation (and proposed name/brand 

of hotel). 

 

 Landscape Plan revised to add a better color representation of the project. 

 

 Landscape added pervious/impervious area calculations (for environmental review). 

 

 Landscape added alterations to bioswale planting palette consistent with direction from 

WRA’s wetland management plan (attached).  

 

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 a reduced wetland setback from 50 feet to 20 feet. 

The height of the proposed structure is 35 feet at highest roof line, measured from finished grade. 

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). Story pole locations have been accurately placed and 

verified by CSW/ST2 on June 23, 2017 (see Story Pole Placement Exhibit and verification letter 

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. 



Sr17032; 07/13/17 4   

  

 

 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 Merger: 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. 

 

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 an existing PG&E gas line easement that continues 

through the site.  A continuous retaining wall to the north and west of the building that is largely 

screened from views by the hotel structure and uphill slopes to the west is proposed to 

accommodate adjacent parking and support a 20’ 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 (Attachment 3) 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 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 (Fruitless Olive) 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 is proposed by the pool. The overall plant 

palette consists of native drought tolerant plants and evergreen trees as detailed on plan sheet three 

(3) of the attached landscaping plan. 
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Two (2) bio filtration overflow weirs will be installed to allow water to flow into the wetland some 

the bio retention facilities. The weir features will be reviewed as part of the project’s 

comprehensive environmental review. 

 

Architecture 

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

up from southwest to north with the natural grade.  Said positioning of the stepped floorplan and 

the further reduced building height serve to minimize sky lining the building against the adjacent 

hilltops, and reduce the actual and perceived height of the entire structure (see Attachment 1). 

 

The revised project plans replace the proposed entry trellis on the north side of the building with 

further elevation articulation by proposing a gable element and balconies. The balconies will run 

across the center of the northern elevation and cultured cast stone veneer will be utilized as siding 

for the first story. The hotel brand sign and logo will be located on the third story wall directly 

above the peak of the gable element. 

 

The finish materials proposed for the building 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 design/orientation of the building and finish materials 

proposed helps to create a more natural and residential look to the hotel and serve to unify the 

building into the surrounding natural hillside resulting in a design that complies with the design 

guidelines outlined in the City of Novato’s hillside and ridgeline protection ordinance. 

 

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. 
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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 that is consistent with the 

underlying 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 for the specific design 

proposed.  Additionally, a parcel map is required to merge 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, the 

project specific Precise Development Plan, and lot merger/legal access. 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. 

 

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 
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(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 satisfy 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. 

 

Discussion: The project is 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 campuses 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 landscaping details such as eco-water feature, split rail fencing, and stone pillars 

at the entry way off of Redwood Boulevard and Wood Hollow Drive. 

 

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

and soften the appearance of the project site. 
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 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 

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: 
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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 

allows hotel, but 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 to allow for 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. 

 

Planned District Zoning Designation and Application of the Hillside and Ridgeline 

Protection Ordinance 

 

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

apply site specific development and operational standards through the adoption of a master plan 

(MP) and precise development plan (PDP). A MP/PDP may include design standards and/or 

operational standards that deviate from the uniform standards of the Novato Zoning Ordinance.  

Such deviations typically are allowed where doing so better addresses sensitive environmental 

resources and other unique constraints.  In this instance, two unique site constraints, a wetland and 

PG&E gas line/easement combined with areas of steep topography and mature oak trees are 

avoided by applying customized development standards. 

 

While a MP/PDP may allow customized development standards, 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, as applicable to new non-residential buildings.   

 

Staff believes the project is designed to comply with key provisions of the Hillside and Ridgeline 

Protection Ordinance, namely a reduction in the mass of a building(s) via a reduction in the allowed 

floor area ratio (FAR) the greater the slope(s) of a given site; as previously discussed, the size of 

the proposed hotel building complies with the standard FAR reduction based on the existing slope 

conditions of the site. 

 

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

exceed 35-feet measured from existing or finished grade, whichever is lower. Through the design 

revisions now proposed, the maximum height of the structure complies with the allowed height in 

all but one limited area along the east elevation.  The limited area of the façade in question is the 

façade left of the main entry, an approximately 40 foot length of the east elevation.  Within this 

length of the façade, at its extreme, the height of the structure when measured from existing grade 
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is approximately 38 feet tall; “sliding” north along said portion of the east façade, the building’s 

height from existing grade drops back down to 35 feet, in compliance with the Hillside Standard.   

 

Development within PD designated sites is also expected to take into account the context of the 

surrounding community.  Staff notes that the proposed hotel height is lower than 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 approximately 55 feet to 60 feet from finish grade, with 

a penthouse roof height of approximately 71 feet above finish grade, though the records do not 

clearly show the prior existing grades it is assumed a measurement from the prior existing grade 

would far exceed todays 35’ height limit.  The office building at 100 Wood Hollow Drive to the 

west of the project site has a parapet height of approximately 54 feet, and a roof height at the 

equipment penthouse of approximately 60 feet above previously existing grade.   

 

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.  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, given the position and size of the 

wetland, the alignment and width of the PG&E easement, and the steep, oak studded slopes to the 

west and east, the applicants have placed the structure on the most feasible area of the site. 

 

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

revised hotel design with a further reduce height would be minimally silhouetted against the sky 

from locations along Wood Hollow Drive, visually extending above the hills immediately 

surrounding the structure (see Attachment 4).   

 

Based on the facts discussed above i.e. the constraints on siting the structure on the property, the 

proposed orientation and height of the structure, and the context of the project site when compared 

to surrounding development, staff considers the proposed maximum height of 35 feet from finish 

grade and existing grade in all instances except as discussed above acceptable and in substantial 

conformance with the City of Novato Hillside and Ridgeline Protection Ordnance and Zoning 

Code. 

 

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 subject to a subsequent use permit approval and 

precreation of a wetland management plan. However, as this project includes entitlements for a 

Master Plan and Precise Development Plan, pursuant to Section 19.42.060 C, the provisions of a 

use permit and wetland management plan in compliance with Section 19.36.070 A will be 

addressed through said entitlements.  Approval for a reduced wetland buffer is contingent on 

finding 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, 
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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. 

 

 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, finish materials and colors. 

 

 As discussed above the project, through the application of site specific development 

standards to be assigned by the Master Plan and Precise Development Plan is in substantial 

with applicable Sections of the City of Novato Zoning Code including the Hillside and 

Ridgeline Protection Ordinance. 
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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 Findings 
 

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. 

 

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. 
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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 and/or 

less visible by location. 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. 

 

 The building is placed in a location of the site that is determined to be geologically stable, 

safely accessible, and least visually prominent. 

 

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 
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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.     

   

Public Notice 

 

Notice of the design review workshop was sent on July 7, 2017 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.  Said notice was also posted on the 

City’s website on July 7, 2017.  

 

A complete set of public comments received to date is included as Attachment 9. 

 

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 
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 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 6/03/2017 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. 

 

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 
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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. 

 

Conditions 

 

1. The Design Review Commission shall review the final details of the site design, 

architecture, and landscaping for the Wood Hollow Hotel.  The Design Review 

Commission’s review of the project’s final design shall include, but is not limited to: 

 

 a. Architectural detailing (e.g. siding, trim details, exterior wall lights etc.); 

 b. Exterior colors; 

 c. Tree and plant species, locations and size; 

 d. Type and style of hardscape features (pavers, benches, sight lighting, and 

 e. Final design, including materials to construct the public art component pursuant to 

  Novato Municipal Code Division 19.21, Art Program, if proposed. 

 

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. Visual simulations 

5. Story Pole Location Exhibit 

6. Story Pole Placement Verification 

7. Wetland Setback Assessment (Zander Associates) 

8. Design Review Minutes  4/5/2017 

9. Public Comments 
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FLOOR PLANS

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY
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ELEVATIONS
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PERSPECTIVE
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MATERIAL BOARD
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GRAPHIC DESCRIPTION OF CHANGES
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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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GROUNDCOVER

BIORETENTION AREA
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REPAIR EXISTING FENCE

PROPOSED FENCE

OAK TREE

RETENTION WALL,
SEE CIVIL
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TOP OF WALL, SEE CIVIL
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AT FOOT OF WALL

STONE COLUMN

EXISTING WETLAND
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HILL
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SHRUBS & GROUNDCOVER, TYP.
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COBBLE STONE

PROPERTY LINE

PROPERTY LINE
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TY LIN

E

PAVING TYPE 5,
CONCRETE OR ASPHALT

PAVING TYPE 3,
GRASS PAVER SYSTEM

PAVING TYPE 4,
STONE

STEPS

FIRE
ACCESS

ZEN WATER FEATURE

PAVING TYPE 6,
PAVER ACCENT BAND

PAVING TYPE 4,
STONE

BOLLARDS

FIRE ACCESS

OAK TREESWALE PLANTING

EXISTING FENCE
TO BE REMOVED

FURNITURE

REMOVABLE BOLLARDS

SPECIAL COLUMN

PROPOSED FENCE

POOL

OUTDOOR LOUNGE SEATING

FIRE ACCESS

PERIMETER FENCE

EXISTING SIDEWALK
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E AC
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ESS

STAIR

WESTERN REDBUD

WESTERN REDBUD

OAK TREE

WESTERN REDBUD

WHEEL STOPS

DETECTABLE
WARNING STRIP

PAVING TYPE 2,
CONCRETE UNIT
PAVERS

PLANTER TROUGH

FINEGRADE & HYDROSEED

STONE CLAD WALL

30'

HOTEL SIGNAGE

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'

TUFTED HAIR GRASS
CALIFORNIA FUCSIA
DEER GRASS
PURPLE SAGE
YERBA BUENA
VINE HILL MANZANITA
COFFEEBERRY

L
L
L
L
L
L
L

1 GAL 10,139
SF DRIP

BIORETENTION & SWALES: HYDROZONE 2
HORDEUM BRACHYANTHERUM
JUNCUS EFFUSUS
JUNCUS PATENS

MEADOW BARLEY
SOFT RUSH
GREY RUSH

L
L
L

1 GAL 3778
SF DRIP

NATIVE GRASS: HYDROZONE 3
PACIFIC COAST SEED COMPANY -  EROSION
CONTROL MIXES (NON IRRIGATED)

SEE WWW.PCSEED.COM
FOR SPECIES L

L
SEED 11,629

SF
TEMP.
SPRAY

QUERCUS AGRIFOLIA CALIFORNIA LIVE OAK VL 72"
BOX 28 BUBBLER

OLEA EUROPEA
FRUITLESS OLIVE
(IN CONTAINER) L 48"

BOX 10 BUBBLER

CERCIS OCCIDENTALIS WESTERN REDBUD L 24"
BOX 9 BUBBLER

MATERIALS LEGEND
SYMBOL DESCRIPTION NOTES

PAVING TYPE 1
COBBLE STONE

ENTRY
DRIVEWAY

PAVING TYPE 2
PERVIOUS CONCRETE UNIT PAVERS PARKING

PAVING TYPE 3
PERVIOUS GRASS PAVER SYSTEM PARKING

PAVING TYPE 4
STONE / SPECIAL PAVERS SIDEWALK

PAVING TYPE 5
CONCRETE FIRE LANE

PAVING TYPE 6
PERVIOUS PAVER ACCENT BAND PARKING

COBBLE LINED SWALE PARKING

FURNITURE LOUNGE
AREAS

FENCE PERIMETER

AREA SUMMARY
ONSITE AREA

HOTEL AREA (IMPERVIOUS) 17,490 SF

IMPERVIOUS PAVED AREA 19, 400 SF

PERVIOUS PAVED AREA 23,890 SF

LANDSCAPE AREA (PERVIOUS) 134,507 SF

TOTAL AREA ONSITE 195,287 SF

OFFSITE AREA

IMPERVIOUS PAVED AREA 1,865 SF

LANDSCAPE AREA (PERVIOUS) 40,625 SF

TOTAL AREA OFFSITE 42,490 SF

PLANT LEGEND
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NOVATO HOTEL NOVATO, CALIFORNIA

SCHEMATIC DESIGN L2

LANDSCAPE IMAGERY

FARMSTEAD RETREAT PAVINGRETAINING WALL

HYDROSEED NATIVE GRASS & WILDFLOWER MIX

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 & ENTRY CONCEPT

ART & WATER FEATURE 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 
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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.  Walls are to be earth toned and some 

will have stone like textures or veneers to blend 


����������	������������������	���������
���
���

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. 

This is achieved by placing coast live oak trees 

intermittently throughout the rolling grassland 

hillside, bordering some of the site with shrubs, 

planting and native grasses in rocky drainage 

�������� 	�
��� �	��� �������� ��� ���� �
������
��

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. Plants require low levels of water and 

maintenance, meeting the guidelines set by the 

MWELO ordinance for water conservation. 
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POLE STORY EXHIBIT

7701 REDWOOD BLVD - NOVATO HOTEL CONCEPT STUDY

 1" = 20'-0" 1ROOF levels for story pole



CSW ST

To: City of Novato
Community Development, Planning
922 Macbin Avenue
Novato, CA 94945

RE: NOVATO HOTEL - STORY POLE VERIFICATION
7701 REDWOOD BOULEVARD, NOVATO (APN 125-202-13, 14)

City of Novato Planning:

On June 23, 2017, a survey crew under my direction surveyed the constructed locations of
story poles at 7701 Redwood Boulevard, Novato, California. The survey and subsequent
verifications found the story poles to be in substantial compliance with the Pole Story Exhibit
provided by the architect on 6/15/2017.

Please feel free to call me with any questions.

Sincerely,

CSW/STUBER-STROEH ENGINEERING GROUP, INC.

Wayne F. Leach
R.C.E. # 54309

Cc: Roshan Patel, Navin, LLC
Young Kim, HRGA

CSW/Stuber-Stroeh Engineering Group, Inc.

45 Leveroni Courl 415.883.9850 Novato
Novalo, CA 94949 Fax 415.883.9835 Pelaluma
vAwtcswsl2.com RedwoodCty

Sacramento

Engineers Land Planners Surveyors Landscape Archilecls

Date:
File:

June 28, 2017
5. 1448.00
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1569 Solano Avenue #255 
Berkeley, CA 94707 

Telephone:  (415) 897-8781 
Fax:  (415) 814-4125 

 

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 

April 5, 2017 

 

2. WOODHOLLOW HOTEL (MG) 

CEQA MITIGATED NEGATIVE DECLARATION 

P2015-091;  DESIGN REVIEW 

MASTER PLAN AMENDMENT  

PRECISE DEVELOPMENT PLAN  

PARCEL MAP 

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

 

Consider a recommendation to the Planning Commission and City Council regarding the 

site plan, architecture, building massing, and preliminary landscaping 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.  

 

Project Planner Matt Gilster presented the staff report and gave an overview of the project design, 

key issues of the project, revisions made as a result of workshops, project history, and general 

application process. Staff described the entitlement process forward and recommended that the 

Commission formally recommend approval of the project to the City of Novato Planning 

Commission and City Council. 

 

Project Architect Young Kim gave a presentation reviewing the design of the project and gave a 

detailed description of the project height. The applicant’s landscape architect gave a presentation 

detailing the revisions made to the landscape plan and changes made to the projects design 

addressing commission comments from the previous workshop. 

 

Commissioner Questions to Staff. 

 

Commissioner Radovanovitch asked staff to clarify the project’s request to deviate from the 

standards of the Novato Zoning Code in regards to a lower wetland setback and a higher building 

height allowance from the hillside standards. 

 

Staff explained that the hillside height standard of 35 feet for commercial buildings can be 

deviated from where the resulting project design would be superior than what otherwise would 

be allowed within the height limit or where site constraints create no other reasonable location to 

build the project. Staff then explained that the applicant had a wetland biologist prepare an initial 

assessment of the proposed wetland setback. The findings of the assessment suggest that the 

reduction in the 50 feet setback required by the City‘s zoning code will not have a negative impact 

on the value or hydrology of the wetlands and may perhaps enhance the wetlands. 

 

Commissioner Questions to the Applicant: 

 

Commissioner Barber asked the applicant to explain potential impacts to a heritage Oak Tree that 

is within a close distance of the rear drive wall, asked if the new drainage improvements would 

cause the wetlands to expand which would expand the wetland setback, and how big the 48 inch 

box trees would grow. 



___________________________ 

DESIGN REVIEW COMMISSION 

MINUTES EXCERPT 

April 5, 2017 

 

The applicant responded by explaining that the drive isle would be over 20 feet away from the 

Oak Tree avoiding impacts to the trees, the impacts to wetlands would be detailed in the 

environmental document, and the boxed trees will be approximately 12 feet in height. 

 

Public Comments 

 

The public comment period was opened. 

 

Jim Braid, 246 Butterflied Drive: Questioned what cliental the hotel would serve and how the 

hotel will earn profit, also asked how to find this information. 

 

Ron Downing, 27 Fontana Court: 22 year resident who walks dog near project site, concerned 

about visual impacts and feels that the project is too massive for the site. Does not approve of the 

height exemption. Stated that the reference to the San Marin Master Plan was too old and 

comparing the proposal to firemen’s fund and surrounding buildings should not be taken into 

account as they benefited from an old standard, referred to the project as putting lipstick on a pig. 

 

Barbra Hernandez, 4 Little Creek Lane: New resident to Partridge Knolls and is sad and 

disappointed with impacts of proposal and doesn’t support the relief from the height and wetland 

setback, is opposed to the project. 

 

Margaret Lewis, 59 Bridle Path Lane: Pointed out a sinkhole above the project site and concerned 

with potential hillside and wetland impacts and the overall size of the project.  

 

Melodie Baird, 246 Butterflied Drive: 10 year Partridge Knoll Resident, walks by the project site 

regularly and likes the existing wildlife and bucolic cow pasture. Stated concerns about PG&E 

gas pipelines. Stated that the developer should have been aware of the constraints before deciding 

to build. Stated that the hotel would not fit in with the neighborhood. 

 

Thomas Langley, 83 Cobblestone Court: 26 Year Partridge Knoll Resident, Requested clarity 

regarding the height of the building. Questioned the size of the onsite trees and the accurate 

placement of story poles. Stated that he is glad the story poles were placed but would like to know 

if it was done accurately.   

 

Clay Freeberg, 235 Butterflied Drive: Complemented the color change and solid balconies. 

Requested that a 3 foot tall screen fence at the end of the parking lot be installed to block 

headlights from people turning onto Woodhollow Drive. 

 

Melissa Perry, 7 Woodgate Place: Worried that how the existing oak trees will be shaded by the 

buildings, concerned about impacts to the onsite wetlands, concerned about impacts to her 

property values, stated her concerns regarding sex trafficking in Marin and feels that a new hotel 

will be a location for sex trafficking. 

 

Bertie Freeberg, 235 Butterfeild Drive: 26 year old Partridge Knoll Resident concerned with the 

PG&E gas lines, concerned with the height of the proposed building, stated that the new General 
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Plan will not list the site for a hotel. Asked what the onsite signs would look like. Asked if the 

roof would be a reflective material. 

 

Victoria Bridge, 175 Butterfeild Drive: Opposed to the project with concerns regarding the impact 

to onsite oaks, wetlands, and the PG&E gas line. Disagrees that an exception be made on the 

building’s height. 

 

Joe Robinson, Sundance Way: Questioned how the size of the wetland was determined and when 

it was delineated. Questioned if the project was accounting for climate change and the potential 

growth of the wetlands. 

 

Don Banfeild, 45 Little Creek Lane: Feels that the hotel would create an urban feel and would not 

fit into the surrounding area, questioned the need for a new hotel.  

 

Applicant responded to Public comments by clarifying the height of the building and explaining 

that the majority of the building is under the 35 foot height limit, however the City of Novato 

Hillside Ordnance requires the building to be measured from lowest to highest point creating a 

52 foot measurement when at no point the building is higher than 43 feet. 

 

Commissioner Balfe closed the public hearing and opened the discussion to the Design 

Review Commission: 

 

Commissioner Barber questioned the size of the wetland as well as the proposed designs of signs. 

He also asked if the red colors presented on the plan for the pavers will actually be red and where 

employee cars will park if there only enough parking for every room. 

 

Commissioner Balfe asked whether or not the story poles were certified by a licensed surveyor. 

 

The applicant’s landscape architect responded by stating that the wetland is measured by the types 

of plants that occur in the wetland not on where water is located on site, and explained the choice 

of colors for the pavers was a beige color and not the red proposed on the site plan. The story 

poles were not licensed by a surveyor as it is not required by the City of Novato. 

 

Commissioner Comments 

 

Commissioner Barber: Was not satisfied with the entry trellis element and was looking for more 

of a step back in building elevation on the north east elevation of the building. Suggested more 

Oaks along Redwood Boulevard and between parking spaces. Feels that the Buckskin color is 

still too light and suggests darker hues overall. Questions the location of the water feature and 

recommends it be placed closer to the entrance of the building. Feels that the height of the 

structure is still too excessive for the site and recommends dropping the room count to allow for 

a lower structure. Agrees with the public that past standards and the surrounding building heights 

should not be taken into account and the hotel must conform to current standards of the Novato 

Zoning Code. Stated that based on the concerns expressed by the public surrounding the height 

of the building he cannot support the project as currently designed. 



___________________________ 

DESIGN REVIEW COMMISSION 

MINUTES EXCERPT 

April 5, 2017 

 

 

Commissioner Radovanovich: Complemented the redesign of the project. Commented that the 

colors are still is too light. Commented that she is a big proponent of meeting on site to review 

colors before they are determined. Commented that the project should conform to the City of 

Novato Hillside Ordinance for height requirements and she has concerns for the onsite wetland 

but is here to comment on design. States that she cannot move past the height issue and cannot 

support the project due to the proposed height being over the allowance of the hillside ordinance. 

 

Commissioner Farrell: Appreciates the audience and input, however explains that this is a 

challenging site and appreciates the designer’s approaches to addressing the site plan and building 

design working with topography. The height of the entry could be lowered to be in line with 

college’s positions and the wetland seems to be well addressed. Stated that the design is close to 

being completed and could support the project at this stage. 

 

Commissioner Balfe: Agrees with Commissioner Farrell’s comments and feels that the overall 

design as revised is outstanding. Commented that the height just may need to be fine-tuned. 

 

Commissioner Balfe called for a 5 minute recess. 

 

After the Commission reconvened Senior Planner Hans Grunt clarified height requirements, 

namely the applicable height measurement methodology pursuant to the Hillside Ordinance, and 

informed the commission that the applicant has requested that the item be continued to an 

unspecified date so revisions could be made to the project plans that address the commission’s 

comments and recommendations. 

 

The Commission moved to continue the item to a date uncertain. 

 

M/s: Barber/ Radovanovich: 4-0-1 
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Matthew Gilster

From: Andy Shotz <andy.shotz@gmail.com>
Sent: Wednesday, April 05, 2017 8:00 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster
Subject: Opposed to the Extended Stay Hotel Project

Categories: Incomplete

I am requesting that relief from setbacks not be granted to the developers of the Extended Stay Hotel Project on the hillside corner of
Redwood Blvd. and Woodhollow Drive. This beloved-heart-of-the-neighborhood should be as protected as possible. And the laws/ordinances
protecting the vulnerable areas should be upheld to their high standards. Many employees from the surrounding businesses take walks along
this hillside. People appreciate working in nice surroundings and nature is scientifically proven to reduce stress and improve mood. If it is
compromised more than it needs to be it will become unpleasant not only for the neighborhood but to the employees of the surrounding
buildings (many of which need to be filled) who enjoy the beauty of that hillside.

Please do not approve relief from the setbacks re: Hillside Ordinance building height and 50 foot setback re: protected wetlands and any other
relief from already protected and vulnerable areas.

Best,
Andy Shotz
178 Butterfield Drive
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Matthew Gilster

From: Guglielmo, B Joseph <BJoseph.Guglielmo@ucsf.edu>
Sent: Wednesday, April 05, 2017 7:39 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan
Cc: Matthew Gilster
Subject: Wood Hollow Extended Stay hotel proposal

Categories: Incomplete

Dear Council Members,

I am writing to express my strong disagreement with the proposed Wood Hollow Extended Stay hotel project.

My reasons for recommending rejection of this project are several:

1. First and foremost, the area has always been a vulnerable wetlands hillside and should be protected as
such.

2. Even if the Council is not in agreement with the environmental protection of this parcel, two other hotels
exist within a mile of the proposed hotel; it seems illogical and redundant to utilize this space for such
an indication.

3. Plans exist for a planned senior living facility which will be built just a few hundred yards to the north.
What is the environmental impact of this proposed extended stay hotel in combination with the senior
living facility?

4. In addition to the above concerns, the developers have asked for relief from both the height and the 50
foot setback; these represent additional risks to the vulnerable wetlands.

Thank you for your consideration of these concerns.

B Joseph Guglielmo
127 Cobblestone Court
Novato
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Matthew Gilster

From: Susannah Nation <snation@gmail.com>
Sent: Wednesday, April 05, 2017 6:18 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Preserve Novato's open space and wetlands.

Categories: Incomplete

Hello Novato planners,

I am writing to oppose the proposed Extended Stay Hotel at the corner of Woodhollow Drive and Redwood Blvd. There are
several reasons I do not feel the project should be allowed:

 Current plans obscure the view of the beautiful heritage oaks on the property, as well as the inherent beauty of the
hillside in general.

 There are 2 other hotels within a mile radius, so another is not needed in the area.
 There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be property

loss and lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.
 There are wetlands on the property that many birds and wildlife frequent.
 Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.
 It is likely that property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II

neighborhood and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and mitigates
the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-backs:

 50 feet set-back from onsite wetlands
 Novato Hillside Ordinance which sets a non-residential building height of 35 feet.

Please do not grant relief for these set-backs for the reasons outlined above. If you have not seen the property, we encourage
you to see for yourself why so many feel so strongly that this area needs to be saved from development.

Best,
Susannah Nation
94945
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Matthew Gilster

From: Dylan Sears <dylanjsears@gmail.com>
Sent: Tuesday, April 04, 2017 9:21 PM
To: Matthew Gilster
Subject: Opposition to Proposed Hotel on Wood Hollow Dr.

Categories: Incomplete

Hello,

I am writing as a concerned citizen and resident of the Partridge Knolls II community to express my
deep concern and opposition to the proposed construction of a commercial hotel on the corner of Redwood Blvd
and Wood Hollow Dr. The site is a seasonal wetland vital to many species of plant and animal and home to
incredible heritage Oaks. Furthermore, as a member of the community I request that you do not grant a relief
from any set back standards for this site such as, the request to bypass a 50 foot setback from onsite wetlands,
and their disregard for the Novato Hillside Ordinance by proposing construction of a non-residential building
over 35 feet in height. I am also very concerned by possible disruption of the PG&E pipeline that services my
neighborhood during construction of the hotel as this area is prone to earth movement (the debacle during the
construction of the Buck Institute for instance) and the hotel is set to be constructed on a hillside with water
saturated wetlands at its base! As a community member and homeowner I believe that a hotel will disrupt the
quiet nature of our community. Partridge Knolls II is a small community and does not get a lot of vehicular or
foot traffic, which is one of the things that attracted me and my wife to this neighborhood as a safe place to raise
our family, I believe that a hotel will bring an increase of both to my neighborhood. I do not see the need for a
Hotel in this location as there are many other empty lots within walking distance of downtown Novato and
Grant Street, which could benefit from increased economic activity. Furthermore, there does not seem to be any
shortage of accommodations to be found in Northern Marin. The natural wonder and tranquility of the pastoral
hillside and wetlands on the corner of Wood Hollow Drive and Redwood Blvd should be preserved and the
proposed hotel should be denied on the basis of both environmental impact and the will of the community. We
do not want this or any hotel in our residential community!

Sincerely,

Dylan Sears and Danielle Bertoni

467 Wood Hollow Dr.

Novato Ca 94945
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Matthew Gilster

From: Donna Precopio <donna@spiderpaw.com>
Sent: Monday, April 03, 2017 8:26 PM
To: Bob Brown
Subject: Woodhollow Dr & Redwood blvd

Categories: Incomplete

Mr. Brown: we hope you don’t plan to go forward with the hotel on this wonderful land here in Novato. it is so
important we keep our small greenspaces here in this town because they are disappearing fast. these spaces make our
town special and a refuge from everyday cares.
there are many reasons why this hotel should not be built on this hill and this is only one of them. we love this spot.
period. a hotel is a hotel. a green spot is a GEM.
we hope you will say NO ! to the hotel.
donna precopio
Family and Friends



1

Matthew Gilster

From: Chris Scioli <chris@zanmedia.com>
Sent: Wednesday, April 05, 2017 1:36 PM
To: Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob Brown; Denise Athas; Josh

Fryday
Cc: Don Scioli
Subject: No Extended Stay Hotel

We are writing to oppose the proposed Extended Stay Hotel at the corner of Woodhollow Drive and Redwood Blvd. There are
several reasons we do not feel the project should be allowed:

-Current plans obscure the view of the beautiful heritage oaks on the property as well as the inherent beauty of the hillside in
general.

-There are 2 other hotels within a mile radius so another is not needed in the area. And, like the other two motels, they
are magnets for crime as per police logs. There is no need for another motel with a half empty American Assets office
complex and the Google coming in rumor is just that.

-There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be property loss and
lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.

-There are wetlands on the property that many birds and wildlife frequent.

-Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.

-It is likely that property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II neighborhood
and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and mitigates the view of the office
park at Meadow Crest Road.

Sincerely,

Christine Scioli and Don Scioli

Christine Scioli, Esq.
Partner
http://www.zanmedia.com
http://christinescioli.com
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Matthew Gilster

From: jasmerlin@comcast.net
Sent: Monday, March 27, 2017 10:56 AM
To: Matthew Gilster
Subject: Hotel Redwood and Woodhollow

I generally favor the project has it will generate revenue for the city. I have three concerns the first is
that the city and planning departments traditionally do not allocate enough parking spaces. I
recommend that a parking structure be build,it also should have below ground/grade parking. This
would increase the available parking to both guests and the employees. This would also lessen the
impact on street parking and thus the neighborhood. Two, I and many of my neighbors fear that the
owners will convert from a high-end luxury hotel to a weekly live in type of establishment. Three, I'm
concerned that the city will not require intersection and traffic control improvements in the area
surrounding the project, to deal with the increased personal and commercial vehicle flow trough the
area.

Jim Strain
415-297-0031
183 Butterfield Drive
Novato
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Matthew Gilster

From: kim obrien <kimobrienbangkok@yahoo.com>
Sent: Monday, March 27, 2017 4:37 PM
To: Matthew Gilster
Subject: Proposed Hotel

Dear Matt Glister,

I live in the Partridge Knolls neighborhood. I have serious concerns about the plan to put a
hotel in the land on Redwood Ave. and Wood Hollow. First, the hillside in the same hillside where
the Buck Center is built. The construction of the Buck Center and berm caused the hillside to slide,
damaging at least four homes. After much time in litigation the Buck center was held
responsible. Building on the lower slope of this same hill puts all the homes on this ridge at risk, a
possible lawsuit risk for you. Second, there are two hotels within a mile of this location. Thirdly, this
land is flooded every winter and a wetland for the birds. I see a couple of egrets and other birds there
just about every time I drive by. This is not the place to build a hotel.

Sincerely,

A concerned neighbor
Kim OBrien
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Matthew Gilster

From: Kat Shotz <kat.shotz@gmail.com>
Sent: Monday, March 27, 2017 11:09 AM
To: Matthew Gilster
Subject: Extended Stay Hotel

Dear Matt Gilster,
I am a resident on Butterfield Dr in Novato and I am very concerned about the new extended stay hotel that is proposed
to be built on the corner of Redwood & Wood Hollow. This is a beautiful neighborhood and adding an extended stay
hotel will increase traffic and crime. This corner is the only access in & and out of the neighborhood.
The open space is home to egrets, deer, coyotes, frogs, cows and other wildlife that needs space to live.
Please consider the 2 other hotels down the street and their vacancy rate as well. I really do not believe there is a
demand for another hotel.
Thank you for your consideration.
Kat Shotz
178 Butterfield Dr
Novato,CA
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Matthew Gilster

From: Bah Hern <bahbahloosky@gmail.com>
Sent: Monday, March 27, 2017 6:00 PM
To: Matthew Gilster
Subject: Hotel on Woodhollow in Novato

I just recently moved to Novato in the Courtyard at Partridge Knolls. The
main reason we chose to move to this part of Novato is seeing nature all
around us; especially the cows that graze on the site where the hotel will
sit. The wildlife we see on a daily basis, besides the cows, will be
adversely affected not only by the hotel, but also all the pollution the that
will be produced by the increased traffic and the day to day functions the
hotel uses.

I don’t see any reason to build a hotel at this site since there are two motels
within a mile. I can’t believe this is even being considered being that there
is one huge empty building and one other almost empty business. I don’t
think this hotel will be able to survive. Who is going to stay there? If built
I sincerely believe they will go out of business within a short time and that
will only add to the many empty buildings in Novato.

I also believe most of my neighbors, who live in the area due to the
beautiful surroundings and peacefulness, are also opposed to the building
of this hotel. This will create more traffic, even now in this no outlet
residential area, we see more cars parked in the area and more people
dumping garbage. This hotel will on exacerbate this.

Sincerely,
Barbara Hernandez
4 Little Creek Ln
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Matthew Gilster

From: Barbara Terrell <b.terrell2@comcast.net>
Sent: Tuesday, March 28, 2017 1:08 AM
To: Matthew Gilster
Subject: Proposed Hotel at Intersectioin of Wood Hollow & Redwood Blvd.

Unfortunately, I’m unable to attend the meeting on April 5 to discuss the building of a hotel at Wood Hollow
and Redwood Blvd., but I wanted to voice my opposition to this project.

First of all, there are already two hotels on Redwood Blvd. within a few blocks on either side of the proposed
site for yet another hotel. This doesn’t speak to careful city planning.I also urge you to speak honestly, openly
and candidly regarding the type of hotel. Is it an extended-stay “hotel” that will, in reality, be low-income
housing with "long term" residents who may have more than one vehicle?

The SMART Station is going to create additional traffic at the corner of Wood Hollow and Redwood Blvd.
Traffic from a “hotel" would only increase the congestion. As you know, Wood Hollow is the only exit for all
of us who live in the Partridge Knolls areas and those who live farther up the hill. In the event of a fire,
earthquake, or other emergency situation in which people would have to evacuate the area, the congestion
created at the intersection would most likely cost lives.

From previous discussions, I understand that the property in question is too close to a gas maln to be safe.

The land you are considering is home to various species of birds, plants and small animals.

And, it is a place of beauty. While Novato does not seem to place a high value on aesthetics, this is one small
area it could save for that reason alone.

Please consider this matter carefully.

Thank you.

Respectfully,

Barbara Terrell
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Matthew Gilster

From: Mark Miles <markmiles@mac.com>
Sent: Wednesday, March 29, 2017 9:14 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan
Cc: Matthew Gilster
Subject: Opposed to Woodhollow Hotel

Hello Novato City Council Members,

As a Partridge Knolls resident I am requesting that relief from setbacks not be granted to the developers of the
Extended Stay Hotel Project on the corner of Redwood Blvd. and Woodhollow Drive. This beloved-heart-of-the-
neighborhood should be as protected as possible. And the laws protecting the vulnerable areas should be upheld to
their high standards. My wife and I along with many employees from the surrounding businesses take walks along
this hillside. People appreciate working in nice surroundings and nature is scientifically proven to reduce stress and
improve mood. If it is compromised more than it needs to be it will become unpleasant not only for the neighborhood
but to the employees of the surrounding buildings (many of which need to be filled) who enjoy the beauty of that
hillside.

I understand the City Council needs to approve or reject relief of several city ordinances in order for the project to
proceed. I respectfully ask that relief is not approved for the setbacks according to Hillside Ordinance building height
and 50 foot setback nor protected wetlands and any other relief from already protected and vulnerable areas. We
moved to the neighborhood for its natural beauty and protected space and believe that this project does not uphold
to the high standards of Novato nor Partridge Knolls.

Respectfully,

Mark A. Miles
Novato and Partridge Knolls Resident



-----Original Message-----
From: Heather Strong [mailto:eldanis@aol.com]
Sent: Sunday, March 26, 2017 8:37 AM
To: Planning <planning@novato.org>
Subject: Wood Hollow Hotel

Good Morning,

I recently learned about the proposed Wood Hollow Hotel project on land protected by the Hillside
Ridge Protection Ordinance.

I understand they are seeking a relief in order to build their hotel and wanted to officially lodge my
opposition.

I am opposed to a relief for this project.

We have enough hotels. The loss of further undeveloped land is a loss for generations.

Thank you,
Heather Strong
Novato Resident
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Matthew Gilster

From: jasmerlin@comcast.net
Sent: Monday, March 27, 2017 10:56 AM
To: Matthew Gilster
Subject: Hotel Redwood and Woodhollow

I generally favor the project has it will generate revenue for the city. I have three concerns the first is
that the city and planning departments traditionally do not allocate enough parking spaces. I
recommend that a parking structure be build,it also should have below ground/grade parking. This
would increase the available parking to both guests and the employees. This would also lessen the
impact on street parking and thus the neighborhood. Two, I and many of my neighbors fear that the
owners will convert from a high-end luxury hotel to a weekly live in type of establishment. Three, I'm
concerned that the city will not require intersection and traffic control improvements in the area
surrounding the project, to deal with the increased personal and commercial vehicle flow trough the
area.

Jim Strain
415-297-0031
183 Butterfield Drive
Novato
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Matthew Gilster

From: Jane Knapp <janeknapp@yahoo.com>
Sent: Monday, March 27, 2017 1:53 PM
To: Matthew Gilster
Subject: Wood Hollow Hotel in Novato

Wood Hollow Hotel in Novato.

I have lived in Partridge Knolls for eight years and I'm seriously concerned
about a hotel being built at the entrance to the development. I fell it will lead
to more crime in the neighborhood as well as traffic congestion. We do not
need another hotel in this area as there are two within a couple of miles of
the Smart Train.

Thank you,
Jane Knapp
Little Creek Lane, Novato, CA
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Matthew Gilster

From: Jane Knapp <janeknapp@yahoo.com>
Sent: Thursday, March 30, 2017 5:39 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster
Subject: Wood Hollow Novato Extended Stay Hotel

Dear Council Members and Project Manager:

I am requesting that relief from setbacks not be granted to the developers of
the Extended Stay Hotel Project on the hillside corner of Redwood Blvd.
and Wood Hollow Drive. This beloved-heart-of-the-neighborhood should be
as protected as possible. And the laws/ordinances protecting the vulnerable
areas should be upheld to their high standards. Many employees from the
surrounding businesses take walks along this hillside. People appreciate
working in nice surroundings and nature is scientifically proven to reduce
stress and improve mood. If it is compromised more than it needs to be it
will become unpleasant not only for the neighborhood but to the employees
of the surrounding buildings (many of which need to be filled) who enjoy the
beauty of that hillside.

Please do not approve relief from the setbacks re: Hillside Ordinance
building height and 50 foot setback re: protected wetlands and any other
relief from already protected and vulnerable areas.

Novato does not need another hotel at this end of town with Days Inn and
the Best Western within a mile of one another.

Thank you,
Jane Knapp
Little Creek Lane, Novato, CA
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Matthew Gilster

From: Melissa Perry <melissalperry@gmail.com>
Sent: Thursday, March 30, 2017 2:08 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan
Cc: Matthew Gilster
Subject: Extended Stay Hotel project

Hello,

My name is Melissa Perry. My husband and I are life long residents of Novato, and business owners in Novato. We own Novato
Family Dental Care. My extended family owns a Novato dental practice as well. Our Novato roots run deep! I spoke on Tuesday
night at the City Council meeting during Public Comments. I appreciated being heard, thank you.

I am requesting that relief from setbacks not be granted to the developers of the Extended Stay Hotel Project. This beloved
heart-of-the-neighborhood should be as protected as possible. And the laws protecting the vulnerable areas should be upheld to
their high standards. Many employees from surrounding businesses take walks along this hillside. People appreciate working in
nice surroundings and nature is scientifically proven to reduce stress and improve mood. If it is compromised more than it needs
to be it will become unpleasant not only for the neighborhood but the employees of the surrounding buildings (many of which
need to be filled) who enjoy the beauty of the hillside.

Please do not approve relief from the setbacks re: Hillside Ordinance building height and 50 foot setback re: protected wetlands
and any other relief from already protected and vulnerable areas.

Thank you,

Melissa Perry
415-320-5464
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Matthew Gilster

From: Vicki Lee <vlee@rocketmail.com>
Sent: Thursday, March 30, 2017 9:20 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan
Cc: Matthew Gilster; Jason Ty Bridge
Subject: Opposition to the project at the corner or Woodhollow Drive and Redwood Blvd,

Novato

Dear Novato City Council Members:

As residents of Partridge Knolls II, we are writing to oppose the proposed Extended Stay Hotel at the corner of
Woodhollow Drive and Redwood Blvd. There are several reasons we do not feel the project should be allowed:

 Current plans obscure the view of the beautiful heritage oaks on the property as well as the inherent beauty of the
hillside in general.

 There are 2 other hotels within a mile radius so another is not needed in the area
 There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be

property loss and lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.
 There are wetlands on the property that many birds and wildlife frequent
 Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.
 It is likely that our property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II

neighborhood and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and
mitigates the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-backs:

 50 feet set-back from onsite wetlands
 Novato Hillside Ordinance which sets a non-residential building height of 35 feet.

Please do not grant relief for these set-backs for the reasons outlined above. If you have not seen the property, we
encourage you to see for yourself why so many residents feel so strongly that this area needs to be saved from
development.

Sincerly,

Victoria and Jason Bridge
Homeowners at Partridge Knolls II
415-902-1059
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Matthew Gilster

From: Michael D-T <mdelosatham@gmail.com>
Sent: Thursday, March 30, 2017 10:56 PM
To: Matthew Gilster
Subject: Wood Hollow Hotel

I am 100% against the building of a new hotel on our beautiful hillside right outside the neighborhood. As I’m
sure you’ve heard from others, this is a zen-like spot where people regularly stop to look at the cows, or even
photograph/paint! We already have two hotels used for less-than-reputable reasons save for one weekend a
year, Nostalgia Days, where they actually get traffic. I see no other reason for a new hotel to be built on this
side of town.
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Matthew Gilster

From: Maria Passaris <maria@mariapassariscakes.com>
Sent: Saturday, April 01, 2017 7:30 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster
Subject: Protect Partridge Knolls Hillside

Dear City Council Members and Project Planner,

I am requesting that the Extended Stay Hotel Project on the hillside corner of Redwood
Blvd. and Woodhollow Drive NOT be granted. When we purchased our home in Partridge
Knolls II we instantly fell in love with the beautiful nature we were surrounded with. My
children and I take walks everyday and they talk to the cows. If a hotel is granted to be
built in our residential neighborhood, not only will my children and I not feel safe to take
our walks, it will destroy its beauty.
There are other empty lots for hotels to be built in Novato that do not involve destroying
this neighborhood's beauty. With the property having slide risks and two major gas lines I
do not see how this is a good place to build a hotel. Also, there is only ONE road to
enter/exit our neighborhood. If there ever was an emergency of evacuation, between all
the Partridge Knolls residents and the already existing BioMarin Building which has
hundreds of employees, there is no way that people could safely evacuate. I ask for
the City Council members and Project Planner to uphold Novato's laws and
ordinances to protect our hillside.

This hillside is a vulnerable area. It is clearly not a good location for construction and
added occupancy.

Thank you for your time,
George Tsiplakos and Maria Tsiplakos
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Matthew Gilster

From: Maria Casanova <mariacasanovat@gmail.com>
Sent: Saturday, April 01, 2017 8:02 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Letter

I are writing to oppose the proposed Extended Stay Hotel at the corner of Woodhollow Drive and Redwood Blvd.
There are several reasons we do not feel the project should be allowed:

-Current plans obscure the view of the beautiful heritage oaks on the property as well as the inherent beauty of the
hillside in general.
-There are 2 other hotels within a mile radius so another is not needed in the area.
-There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be
property loss and lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.
-There are wetlands on the property that many birds and wildlife frequent.
-Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.
-It is likely that property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II
neighborhood and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and mitigates
the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-backs:
-50 feet set-back from onsite wetlands
-Novato Hillside Ordinance which sets a non-residential building height of 35 feet.
Please do not grant relief for these set-backs for the reasons outlined above. If you have not seen the property, we
encourage you to see for yourself why so many feel so strongly that this area needs to be saved from development.

Thanks so much,

Maria L. Casanova
Resident of Novato and of Partridge Knolls II
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Matthew Gilster

From: Barbara A <b.terrell2@comcast.net>
Sent: Saturday, April 01, 2017 8:12 PM
To: Matthew Gilster
Subject: Proposed Use/Property at Wood Hollow & Redwood Blvd./Part II

Dear Mr. Gilster,

I am writing to you about my opposition to the proposed use of the
property located at the corner of Redwood Blvd. and Wood Hollow. I hope
you will consider the following additional concerns and hopes.

First of all, a question, what vision/long term planning does the city of
Novato/Planning Council have for the area that encompasses this
property? Is there a written plan?

To review what already surrounds the property in question, starting with
the Redwood Blvd./San Marin intersection:

Heading North on Redwood Blvd. from the intersection, you will find
commercial/professional office space, including the large (formerly)
Fireman’s Fund campus.

On the right, the new Novato SMART Station (Have I read correctly that no
landscaping or landscape maintenance is to be provided?)

Turning left on Wood Hollow and proceeding up the hill, the BioMarin
Campus is located on the right.

Continuing up the hill, the Courtyard at Partridge Knolls (condominium
development) is on the left, surrounded by mid-to-higher-end homes.

Further up and to the crest of the hill (and to the final cul-de-sacs in
each direction) are even more expensive, custom homes.

Our closest, long-term neighbor is the Buck Institute, designed by world
renown architect I.M. Pei (who has been called the "master of modern
architecture"). Without a doubt, the Buck Institute is the most
prestigious building in Novato and one of the treasures of Marin County.
The creator of the pyramid at the Louvre and the JFK Airport structure is
responsible for that "building" on the hill that is a part of our city!

With a few cows in between (who will be leaving), the end of Redwood Blvd.
is the location for yet another (extended stay?) hotel.

All that said to point out that we seem to be focusing our discussion on a
single, isolated, individual space--NOT a space within an existing
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"context." To reach any kind of reasonable conclusion about that space,
we must take into account all of the existing properties within its close
vicinity and their designated purposes.

With respect, a city cannot be designed like Topsy. Instead, decisions
must be made thoughtfully and with intentionality--always with a view to
both current and future needs. I feel confident in saying that the
proposed use of the space that is under consideration fails to meet the
criterion of "necessity" since it would be a redundancy--the third
"extended stay" hotel within a mile. If, in fact, the "extended stay"
hotel is actually a euphemism for low-income housing that the city just
needs to put "somewhere," please remember that you are the caretakers of
our city’s design for the future. Do we really want another low-cost
hotel to define the area around our city’s most eminent structure, the
Buck Institute? Aesthetically, it is like hanging a Keane painting next
to a Rembrandt.

In addition to its redundancy, another "extended stay" hotel in the area
would likely produce the same results we have all seen with the Best Value
"Extended Stay" Hotel. Perhaps before creating yet another pocket of
"concern," the planning committee should review police reports and records
of criminal activity in and around that area for the past two years. The
likelihood of increasing the city’s crime rate as well as the Police
Department’s budget does not seem to be in the best interest of our city.

Current residents and workers (not to mention birds and other wildlife) in
the Redwood Blvd./Wood Hollow area, highly value the space in
question. We are counting on you to do the right thing--not just for us--
not just for now--but as an example of how our city government and Design
Review Commission acted with intentionality and care in 2017; how they
considered the whole picture of the neighborhood (not just the isolated,
single space); how they protected the area around our city’s treasured I.M
Pei building, and how they had an enlightened vision for the future of our
city.

Thank you, in advance, for adding this letter to the public record and for
sharing it with the Design Review Commission.

Respectively,
Barbara Terrell
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Matthew Gilster

From: Laura Squellati <squellati@gmail.com>
Sent: Saturday, April 01, 2017 10:17 PM
To: Matthew Gilster
Subject: Opposed to Motel/Hotel

Dear Mr. Gilster,
I am deeply saddened at the possibility of a Motel/Hotel being built at Woodhollow Dr. and Redwood
Blvd. My husband and I bought our home here in Partridge Knolls II because of the beauty of the landscape
around the housing, the tucked away area of the housing and the natural setting of much of the entrance to our
neighborhood, i.e. Woodhollow Dr. coming off of Redwood Dr. The rolling hillsides, the heritage trees, the
cows grazing and occasional egrets and ducks that find this nature setting a peaceful place to find refuge
in. After a long day and harried commute for many in the community, immediately turning onto Woodhollow
Dr. and being greeted by this natural setting is a welcoming sight.
Beyond all of that this is not a place for a hotel/motel as we have two of those facilities within 2 or 3 blocks of
this proposed site and except for the possibility of Nascar races, they are never both filled to capacity. So why
would anyone think that we need another one that close? Makes no sense. Also I am painfully aware that many
of us had reservations or flat out outrage at the building of the Greenpoint Mortgage building several years
back. I still wish it had not been built, however it’s location is somewhat tucked in between two hillsides and set
back with many trees and other greenery masking it at this point. That will NOT be the case of a
hotel/motel. They will of course want it to be seen in hopes people traveling on highway will choose to stop
and stay there. So as "nice" as the hotel owners may tell us/city they will make it appear esthetically pleasing
for the area, their bottom line will be to make money, therefore they need to be seen. It’s not what most if not
all of us, the neighborhood home owners, want to see when driving or walking into our neighborhood.
There are much better places for a new hotel. Many vacant lots nearer to downtown. In fact the best place for a
hotel would be in the Vintage Oaks area, where people could not only get right off freeway to stay, but also
after settling in would spend more money at businesses there. So if they’ve forgotten something (toothbrush,
hairspray etc.) maybe in need of a sweater, socks, or just some snacks, there’s Target. Want to get some food
there’s Panera, Hopmonk, Chevy’s even IHOP for breakfast before moving on. Or maybe take in a movie
before retiring to your room. With the possible exception of Hopmonk, those places could use a "shot in the
arm". More revenue for Vintage Oaks as well a Hotel/Motel there, which would likely find more rooms filled
in an area like that. Instead of an out of the way place near the end of town between two other motels that are
most often not filled to capacity. I also realize that cities make money off of the 10% room tax, but again the
city could make more if a new hotel/motel were to be built in a better area for it’s business.

Please give it more careful thought. I love Novato and the neighborhood in which I live. I totally support the
whole community of Novato. We spend our hard earned money here everyday, shopping at the local stores,
eating at the restaurants, going to the movies, using professional services here i.e. local dentist/doctors,
veterinarian services, etc. Please listen to the voices of many in this Novato neighborhood community and
reconsider the location of this proposed hotel/motel. I can only hope that you, Mr. Gilster, will have taken the
time to read this and be fair in your consideration of this matter...for which I thank you.

Sincerely,

Laura Squellati, a Partridge Knolls resident and Novato citizen
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Matthew Gilster

From: Laura Hutchins <hutchsky08@gmail.com>
Sent: Sunday, April 02, 2017 10:29 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Woodhollow Hotel

Hello,

As a resident of the Partridge Knolls neighborhood for over a decade, I am writing to oppose the proposed Extended
Stay Hotel at the corner of Woodhollow Drive and Redwood Blvd. There are several reasons I do not feel the project
should be allowed to move forward:

-Current plans obscure the view of the beautiful heritage oaks on the property as well as the inherent beauty of the
hillside in general.
-There are 2 other hotels within a mile radius so another is not needed in the area.
-There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be
property loss and lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.
-There are wetlands on the property that many birds and wildlife frequent.
-Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.
-It is likely that property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II
neighborhood and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and mitigates
the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-backs:

-50 feet set-back from onsite wetlands
-Novato Hillside Ordinance which sets a non-residential building height of 35 feet.

Please do not grant relief for these set-backs for the reasons outlined above. If you have not seen the property, I
encourage you to see for yourself why so many feel so strongly that this area needs to be saved from development.

Thank you in advance for your attention to this matter.

Sincerely,

Laura Hutchins
Novato Resident
c: 415-846-7663
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Matthew Gilster

From: sandy_williams2@comcast.net
Sent: Sunday, April 02, 2017 6:02 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Wood Hollow Hotel

As 43 year residents of Marin, 11 of them in Partridge Knolls 2, we are very concerned about the the
Wood Hollow hotel plans. There are several concerns: the pipe line, the encroachment on the
wetlands, the negative effect on resident species, the traffic coming out onto Wood Hollow in the
middle of the street to name a few. Not knowing the "quality" of the hotel, we are worried that it might
be in the same character as the motel at the entrance to the freeway at Redwood and San Marin
Drive which is notorious for prostitution and drug deals.

We understand that they are asking for relief on the setback from the wetlands. This law was put in
place for protection and should not be altered!!!

We understand that they also are seeking relief from the Novato Hillside Ordinance. Protect our
hills!!!

While everyone in the area wants to protect this bucolic piece of land, we are realistic that there will
eventually be development there. We do not feel that a budget hotel is the best use of the land for
this neighborhood and we strongly disagree with their requests for relief.
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Matthew Gilster

From: Barbara Wilson <bwilsona3@comcast.net>
Sent: Sunday, April 02, 2017 8:14 PM
To: Matthew Gilster
Subject: Fwd: Don't waive Hillside and Ridgeline Protection Ordinance - Save the Hillside

Begin forwarded message:

From: Barbara Wilson <bwilsona3@comcast.net>
Subject: Fwd: Don't waive Hillside and Ridgeline Protection Ordinance - Save the
Hillside
Date: April 2, 2017 at 8:11:01 PM PDT

Begin forwarded message:

From: Barbara Wilson <bwilsona3@comcast.net>
Subject: Don't waive Hillside and Ridgeline Protection Ordinance -
Save the Hillside
Date: April 2, 2017 at 8:10:07 PM PDT

Please don’t bend the rules for developers! Keep Novato Green! Fill the many
empty lots and build on vacated concrete lots - don’t build into beautiful land.
Maintain the charm of Novato - Minimize the harm to the environment. Stay true
to your commitment of combating global warming. Wetlands do triple duty in a
changing climate. Don’t allow the builders to encroach into the protected
wetlands area and build higher than is allowed.

Sincerely,
Barbara Wilson
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Matthew Gilster

From: Jill Carroll <jillcarroll28@gmail.com>
Sent: Sunday, April 02, 2017 11:07 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Design review board 4-5-17 public input

I am writing to oppose the proposed Extended Stay Hotel at the corner of
Woodhollow Drive and Redwood Blvd. There are several reasons I do not
feel the project should be allowed:

-Current plans obscure the view of the beautiful heritage oaks on the
property as well as the inherent beauty of the hillside in general.
-There are already two other hotels within a mile radius so another is not
needed in the area.
-There is a large gas pipeline running through this property. There is a risk
that if it is damaged, there will be property loss and lives endangered.
Current plans call for a parking lot and exit road to be built over the
pipeline.
-There are wetlands on the property that many birds and wildlife frequent.
-Residents and visitors enjoy seeing this beautiful scenery at the foot of
Mt. Burdell.
-It is likely that property values will be negatively affected. The hillside
sets the tone for the Partridge Knolls II neighborhood and is quite striking
when you first turn onto Woodhollow Drive. The hillside also shields and
mitigates the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-
backs:
-50 feet set-back from onsite wetlands
-Novato Hillside Ordinance which sets a non-residential building height of
35 feet.
Please do not grant relief for these set-backs for the reasons outlined
above. If you have not seen the property, we encourage you to see for
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yourself why so many feel so strongly that this pastoral area needs to be
saved from development.

The current setback limits were approved for good reasons. We do not
need taller buildings set closer to wetlands.

Janis M. Carroll
222 Butterfield Drive
Novato, CA 94945
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Matthew Gilster

From: Vicki Lee <vlee@rocketmail.com>
Sent: Thursday, March 30, 2017 9:20 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan
Cc: Matthew Gilster; Jason Ty Bridge
Subject: Opposition to the project at the corner or Woodhollow Drive and Redwood Blvd,

Novato

Dear Novato City Council Members:

As residents of Partridge Knolls II, we are writing to oppose the proposed Extended Stay Hotel at the corner of
Woodhollow Drive and Redwood Blvd. There are several reasons we do not feel the project should be allowed:

 Current plans obscure the view of the beautiful heritage oaks on the property as well as the inherent beauty of the
hillside in general.

 There are 2 other hotels within a mile radius so another is not needed in the area
 There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be

property loss and lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.
 There are wetlands on the property that many birds and wildlife frequent
 Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.
 It is likely that our property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II

neighborhood and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and
mitigates the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-backs:

 50 feet set-back from onsite wetlands
 Novato Hillside Ordinance which sets a non-residential building height of 35 feet.

Please do not grant relief for these set-backs for the reasons outlined above. If you have not seen the property, we
encourage you to see for yourself why so many residents feel so strongly that this area needs to be saved from
development.

Sincerly,

Victoria and Jason Bridge
Homeowners at Partridge Knolls II
415-902-1059
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Matthew Gilster

From: Michael D-T <mdelosatham@gmail.com>
Sent: Thursday, March 30, 2017 10:56 PM
To: Matthew Gilster
Subject: Wood Hollow Hotel

I am 100% against the building of a new hotel on our beautiful hillside right outside the neighborhood. As I’m
sure you’ve heard from others, this is a zen-like spot where people regularly stop to look at the cows, or even
photograph/paint! We already have two hotels used for less-than-reputable reasons save for one weekend a
year, Nostalgia Days, where they actually get traffic. I see no other reason for a new hotel to be built on this
side of town.
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Matthew Gilster

From: Maria Passaris <maria@mariapassariscakes.com>
Sent: Saturday, April 01, 2017 7:30 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster
Subject: Protect Partridge Knolls Hillside

Dear City Council Members and Project Planner,

I am requesting that the Extended Stay Hotel Project on the hillside corner of Redwood
Blvd. and Woodhollow Drive NOT be granted. When we purchased our home in Partridge
Knolls II we instantly fell in love with the beautiful nature we were surrounded with. My
children and I take walks everyday and they talk to the cows. If a hotel is granted to be
built in our residential neighborhood, not only will my children and I not feel safe to take
our walks, it will destroy its beauty.
There are other empty lots for hotels to be built in Novato that do not involve destroying
this neighborhood's beauty. With the property having slide risks and two major gas lines I
do not see how this is a good place to build a hotel. Also, there is only ONE road to
enter/exit our neighborhood. If there ever was an emergency of evacuation, between all
the Partridge Knolls residents and the already existing BioMarin Building which has
hundreds of employees, there is no way that people could safely evacuate. I ask for
the City Council members and Project Planner to uphold Novato's laws and
ordinances to protect our hillside.

This hillside is a vulnerable area. It is clearly not a good location for construction and
added occupancy.

Thank you for your time,
George Tsiplakos and Maria Tsiplakos
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Matthew Gilster

From: Maria Casanova <mariacasanovat@gmail.com>
Sent: Saturday, April 01, 2017 8:02 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Letter

I are writing to oppose the proposed Extended Stay Hotel at the corner of Woodhollow Drive and Redwood Blvd.
There are several reasons we do not feel the project should be allowed:

-Current plans obscure the view of the beautiful heritage oaks on the property as well as the inherent beauty of the
hillside in general.
-There are 2 other hotels within a mile radius so another is not needed in the area.
-There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be
property loss and lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.
-There are wetlands on the property that many birds and wildlife frequent.
-Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.
-It is likely that property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II
neighborhood and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and mitigates
the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-backs:
-50 feet set-back from onsite wetlands
-Novato Hillside Ordinance which sets a non-residential building height of 35 feet.
Please do not grant relief for these set-backs for the reasons outlined above. If you have not seen the property, we
encourage you to see for yourself why so many feel so strongly that this area needs to be saved from development.

Thanks so much,

Maria L. Casanova
Resident of Novato and of Partridge Knolls II
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Matthew Gilster

From: Barbara A <b.terrell2@comcast.net>
Sent: Saturday, April 01, 2017 8:12 PM
To: Matthew Gilster
Subject: Proposed Use/Property at Wood Hollow & Redwood Blvd./Part II

Dear Mr. Gilster,

I am writing to you about my opposition to the proposed use of the
property located at the corner of Redwood Blvd. and Wood Hollow. I hope
you will consider the following additional concerns and hopes.

First of all, a question, what vision/long term planning does the city of
Novato/Planning Council have for the area that encompasses this
property? Is there a written plan?

To review what already surrounds the property in question, starting with
the Redwood Blvd./San Marin intersection:

Heading North on Redwood Blvd. from the intersection, you will find
commercial/professional office space, including the large (formerly)
Fireman’s Fund campus.

On the right, the new Novato SMART Station (Have I read correctly that no
landscaping or landscape maintenance is to be provided?)

Turning left on Wood Hollow and proceeding up the hill, the BioMarin
Campus is located on the right.

Continuing up the hill, the Courtyard at Partridge Knolls (condominium
development) is on the left, surrounded by mid-to-higher-end homes.

Further up and to the crest of the hill (and to the final cul-de-sacs in
each direction) are even more expensive, custom homes.

Our closest, long-term neighbor is the Buck Institute, designed by world
renown architect I.M. Pei (who has been called the "master of modern
architecture"). Without a doubt, the Buck Institute is the most
prestigious building in Novato and one of the treasures of Marin County.
The creator of the pyramid at the Louvre and the JFK Airport structure is
responsible for that "building" on the hill that is a part of our city!

With a few cows in between (who will be leaving), the end of Redwood Blvd.
is the location for yet another (extended stay?) hotel.

All that said to point out that we seem to be focusing our discussion on a
single, isolated, individual space--NOT a space within an existing
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"context." To reach any kind of reasonable conclusion about that space,
we must take into account all of the existing properties within its close
vicinity and their designated purposes.

With respect, a city cannot be designed like Topsy. Instead, decisions
must be made thoughtfully and with intentionality--always with a view to
both current and future needs. I feel confident in saying that the
proposed use of the space that is under consideration fails to meet the
criterion of "necessity" since it would be a redundancy--the third
"extended stay" hotel within a mile. If, in fact, the "extended stay"
hotel is actually a euphemism for low-income housing that the city just
needs to put "somewhere," please remember that you are the caretakers of
our city’s design for the future. Do we really want another low-cost
hotel to define the area around our city’s most eminent structure, the
Buck Institute? Aesthetically, it is like hanging a Keane painting next
to a Rembrandt.

In addition to its redundancy, another "extended stay" hotel in the area
would likely produce the same results we have all seen with the Best Value
"Extended Stay" Hotel. Perhaps before creating yet another pocket of
"concern," the planning committee should review police reports and records
of criminal activity in and around that area for the past two years. The
likelihood of increasing the city’s crime rate as well as the Police
Department’s budget does not seem to be in the best interest of our city.

Current residents and workers (not to mention birds and other wildlife) in
the Redwood Blvd./Wood Hollow area, highly value the space in
question. We are counting on you to do the right thing--not just for us--
not just for now--but as an example of how our city government and Design
Review Commission acted with intentionality and care in 2017; how they
considered the whole picture of the neighborhood (not just the isolated,
single space); how they protected the area around our city’s treasured I.M
Pei building, and how they had an enlightened vision for the future of our
city.

Thank you, in advance, for adding this letter to the public record and for
sharing it with the Design Review Commission.

Respectively,
Barbara Terrell
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Matthew Gilster

From: Laura Squellati <squellati@gmail.com>
Sent: Saturday, April 01, 2017 10:17 PM
To: Matthew Gilster
Subject: Opposed to Motel/Hotel

Dear Mr. Gilster,
I am deeply saddened at the possibility of a Motel/Hotel being built at Woodhollow Dr. and Redwood
Blvd. My husband and I bought our home here in Partridge Knolls II because of the beauty of the landscape
around the housing, the tucked away area of the housing and the natural setting of much of the entrance to our
neighborhood, i.e. Woodhollow Dr. coming off of Redwood Dr. The rolling hillsides, the heritage trees, the
cows grazing and occasional egrets and ducks that find this nature setting a peaceful place to find refuge
in. After a long day and harried commute for many in the community, immediately turning onto Woodhollow
Dr. and being greeted by this natural setting is a welcoming sight.
Beyond all of that this is not a place for a hotel/motel as we have two of those facilities within 2 or 3 blocks of
this proposed site and except for the possibility of Nascar races, they are never both filled to capacity. So why
would anyone think that we need another one that close? Makes no sense. Also I am painfully aware that many
of us had reservations or flat out outrage at the building of the Greenpoint Mortgage building several years
back. I still wish it had not been built, however it’s location is somewhat tucked in between two hillsides and set
back with many trees and other greenery masking it at this point. That will NOT be the case of a
hotel/motel. They will of course want it to be seen in hopes people traveling on highway will choose to stop
and stay there. So as "nice" as the hotel owners may tell us/city they will make it appear esthetically pleasing
for the area, their bottom line will be to make money, therefore they need to be seen. It’s not what most if not
all of us, the neighborhood home owners, want to see when driving or walking into our neighborhood.
There are much better places for a new hotel. Many vacant lots nearer to downtown. In fact the best place for a
hotel would be in the Vintage Oaks area, where people could not only get right off freeway to stay, but also
after settling in would spend more money at businesses there. So if they’ve forgotten something (toothbrush,
hairspray etc.) maybe in need of a sweater, socks, or just some snacks, there’s Target. Want to get some food
there’s Panera, Hopmonk, Chevy’s even IHOP for breakfast before moving on. Or maybe take in a movie
before retiring to your room. With the possible exception of Hopmonk, those places could use a "shot in the
arm". More revenue for Vintage Oaks as well a Hotel/Motel there, which would likely find more rooms filled
in an area like that. Instead of an out of the way place near the end of town between two other motels that are
most often not filled to capacity. I also realize that cities make money off of the 10% room tax, but again the
city could make more if a new hotel/motel were to be built in a better area for it’s business.

Please give it more careful thought. I love Novato and the neighborhood in which I live. I totally support the
whole community of Novato. We spend our hard earned money here everyday, shopping at the local stores,
eating at the restaurants, going to the movies, using professional services here i.e. local dentist/doctors,
veterinarian services, etc. Please listen to the voices of many in this Novato neighborhood community and
reconsider the location of this proposed hotel/motel. I can only hope that you, Mr. Gilster, will have taken the
time to read this and be fair in your consideration of this matter...for which I thank you.

Sincerely,

Laura Squellati, a Partridge Knolls resident and Novato citizen
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Matthew Gilster

From: Laura Hutchins <hutchsky08@gmail.com>
Sent: Sunday, April 02, 2017 10:29 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Woodhollow Hotel

Hello,

As a resident of the Partridge Knolls neighborhood for over a decade, I am writing to oppose the proposed Extended
Stay Hotel at the corner of Woodhollow Drive and Redwood Blvd. There are several reasons I do not feel the project
should be allowed to move forward:

-Current plans obscure the view of the beautiful heritage oaks on the property as well as the inherent beauty of the
hillside in general.
-There are 2 other hotels within a mile radius so another is not needed in the area.
-There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be
property loss and lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.
-There are wetlands on the property that many birds and wildlife frequent.
-Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.
-It is likely that property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II
neighborhood and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and mitigates
the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-backs:

-50 feet set-back from onsite wetlands
-Novato Hillside Ordinance which sets a non-residential building height of 35 feet.

Please do not grant relief for these set-backs for the reasons outlined above. If you have not seen the property, I
encourage you to see for yourself why so many feel so strongly that this area needs to be saved from development.

Thank you in advance for your attention to this matter.

Sincerely,

Laura Hutchins
Novato Resident
c: 415-846-7663



1

Matthew Gilster

From: sandy_williams2@comcast.net
Sent: Sunday, April 02, 2017 6:02 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Wood Hollow Hotel

As 43 year residents of Marin, 11 of them in Partridge Knolls 2, we are very concerned about the the
Wood Hollow hotel plans. There are several concerns: the pipe line, the encroachment on the
wetlands, the negative effect on resident species, the traffic coming out onto Wood Hollow in the
middle of the street to name a few. Not knowing the "quality" of the hotel, we are worried that it might
be in the same character as the motel at the entrance to the freeway at Redwood and San Marin
Drive which is notorious for prostitution and drug deals.

We understand that they are asking for relief on the setback from the wetlands. This law was put in
place for protection and should not be altered!!!

We understand that they also are seeking relief from the Novato Hillside Ordinance. Protect our
hills!!!

While everyone in the area wants to protect this bucolic piece of land, we are realistic that there will
eventually be development there. We do not feel that a budget hotel is the best use of the land for
this neighborhood and we strongly disagree with their requests for relief.
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Matthew Gilster

From: Barbara Wilson <bwilsona3@comcast.net>
Sent: Sunday, April 02, 2017 8:14 PM
To: Matthew Gilster
Subject: Fwd: Don't waive Hillside and Ridgeline Protection Ordinance - Save the Hillside

Begin forwarded message:

From: Barbara Wilson <bwilsona3@comcast.net>
Subject: Fwd: Don't waive Hillside and Ridgeline Protection Ordinance - Save the
Hillside
Date: April 2, 2017 at 8:11:01 PM PDT

Begin forwarded message:

From: Barbara Wilson <bwilsona3@comcast.net>
Subject: Don't waive Hillside and Ridgeline Protection Ordinance -
Save the Hillside
Date: April 2, 2017 at 8:10:07 PM PDT

Please don’t bend the rules for developers! Keep Novato Green! Fill the many
empty lots and build on vacated concrete lots - don’t build into beautiful land.
Maintain the charm of Novato - Minimize the harm to the environment. Stay true
to your commitment of combating global warming. Wetlands do triple duty in a
changing climate. Don’t allow the builders to encroach into the protected
wetlands area and build higher than is allowed.

Sincerely,
Barbara Wilson
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Matthew Gilster

From: Jill Carroll <jillcarroll28@gmail.com>
Sent: Sunday, April 02, 2017 11:07 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Design review board 4-5-17 public input

I am writing to oppose the proposed Extended Stay Hotel at the corner of
Woodhollow Drive and Redwood Blvd. There are several reasons I do not
feel the project should be allowed:

-Current plans obscure the view of the beautiful heritage oaks on the
property as well as the inherent beauty of the hillside in general.
-There are already two other hotels within a mile radius so another is not
needed in the area.
-There is a large gas pipeline running through this property. There is a risk
that if it is damaged, there will be property loss and lives endangered.
Current plans call for a parking lot and exit road to be built over the
pipeline.
-There are wetlands on the property that many birds and wildlife frequent.
-Residents and visitors enjoy seeing this beautiful scenery at the foot of
Mt. Burdell.
-It is likely that property values will be negatively affected. The hillside
sets the tone for the Partridge Knolls II neighborhood and is quite striking
when you first turn onto Woodhollow Drive. The hillside also shields and
mitigates the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-
backs:
-50 feet set-back from onsite wetlands
-Novato Hillside Ordinance which sets a non-residential building height of
35 feet.
Please do not grant relief for these set-backs for the reasons outlined
above. If you have not seen the property, we encourage you to see for
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yourself why so many feel so strongly that this pastoral area needs to be
saved from development.

The current setback limits were approved for good reasons. We do not
need taller buildings set closer to wetlands.

Janis M. Carroll
222 Butterfield Drive
Novato, CA 94945
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Matthew Gilster

From: Freda Massaro <fredamassaro@icloud.com>
Sent: Tuesday, April 04, 2017 11:05 AM
To: Matthew Gilster
Subject: Hotel near Partridge Knolls

Hi Matt,
I am writing to let you know that my husband and I are in serious opposition to the approval of a new hotel on
Redwood and Wood Hollow Drive along with the majority of our neighbors. We have lived in Novato for four
years. We moved here from Ventura and spent six months looking for a city that we felt suited our lifestyle and
were so happy to find Partridge Knolls in Novato. We looked in Fairfax, Sonoma, Santa Rosa, Petaluma but
Novato was a gem among them all.

I believe that all cities reach a point where they need to decide on growth at all costs for revenue or slow
thoughtful growth and am hoping that Novato is on a slow thoughtful growth path. I urge the city to weigh the
pros and cons of destroying this beautiful hillside and wetland. It will of course add more traffic to Redwood
which is a small two lane, dead end road on the north side of San Marin. I am not sure if the traffic study has
been completed. And of course, needless to say, we do not need another hotel in Novato. Especially, not in
this location.

There is a city in Southern California that is an hour south of Santa Barbara called Thousand Oaks. I
recommend any city planner to take a trip to visit Thousand Oaks. It was a very small community in the 1970’s
and has grown slowly over the years to a beautiful city. The person mainly responsible for it’s planned
expansion is a man by the name of Phil Gatch. Phil started working for the city right out of college and spent
over 25 years as the city planner. He has since retired but should be very proud of the work he supervised over
the years. Rather than a no growth policy they had a slow growth policy. Early on, they planned what they
wanted the community to look like and invited business and home developers to help them create their
vision. The cities population is now over 100,000 and is beautifully laid out. I would like to see the same
approach here in Novato.

Thank you,
Freda Massaro
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Matthew Gilster

From: James Osborne <o.mykiss@me.com>
Sent: Tuesday, April 04, 2017 11:04 AM
To: Matthew Gilster
Cc: Bob Brown; Denise Athas; Josh Fryday; Pam Drew; pekland@novato.org; Eric Lucan
Subject: Woodhollow hotel

Dear Project Planner, Community Development Director and esteemed City Council Members,

I am writing to voice our opinion in regards to the Hotel project for Woodhollow. As residents of Partridge Knolls II, my
family and I are quite concerned about this. Though we had a vague idea about this project, unfortunately we did not do
any in depth analysis of the scope of this. We had heard that this was to be an "upscale hotel" and would not leave a
large footprint. We have since learned that this to be an Extended Stay America hotel, which I would not consider
“upscale.” In addition, it appears that the owners are asking for exceptions to set back standards and regulations on the
height of the project. As a resident of this neighborhood, I enjoy making the turn on to Woodhollow drive and seeing the
open area with cattle, ducks, occasional vultures, as well as the beautiful old growth oak trees. All of this would
disappear with this project. In addition, the increased traffic, noise and garish lights at night would be disturbing. This, in
addition to the new train stop which we have also learned will not include any type of landscaping. Unfortunately I will
not be able to attend the City Council meeting tonight but I share my neighbors concerns and endorse their views.
Please let me know if I can be of any further assistance. Thank you.

James and Gina Osborne
179 Butterfield drive
Novato, CA, 94945
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Matthew Gilster

From: Deter <detergug@yahoo.com>
Sent: Monday, April 03, 2017 8:37 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan
Cc: Matthew Gilster
Subject: Wood Hollow Extended Stay hotel proposal

Council Members,

I live at 127 Cobblestone Court, very near the site proposed for the new hotel. The hillside on which
the developer wants to build a hotel does not seem suitable for such a building. In addition, I hope
that the existing Hillside and Ridgeline protection ordinance will be imposed. Clearly, this ordinance
was adopted to prevent such building on a wetlands hillside such as this.

I am requesting that exception from setbacks not be granted to the developers of the Extended Stay
Hotel Project on the hillside corner of Redwood Blvd. and Wood Hollow Drive. And the
laws/ordinances protecting the vulnerable areas should be upheld to their high standards. Aside from
destroying natural beauty that cannot be replaced, there doesn't seem to be a good reason to build
another hotel in the area. Novato has at least 5 hotels/motels already and another at this location
seems redundant as there are two others within a half mile radius of the site. It is impossible to think
that there is really a need for this hotel, much less at such a irreplaceable site.

Please do not approve relief from the setbacks re: Hillside Ordinance building height and 50 foot
setback re: protected wetlands and any other relief from already protected and vulnerable areas.

Thank you for your time.

Deter (Margaret) Guglielmo
127 Cobblestone Ct
415-577-7759
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Matthew Gilster

From: Dwayne & Linda Graves <dlgraves4u@sbcglobal.net>
Sent: Tuesday, April 04, 2017 9:54 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Cc: dlgraves4u@sbcglobal.net
Subject: Woodhollow Extended-Stay Hotel Proposal

Project Planner: Matt Gilster
Mayor: Denise Athas
Mayor Pro Tem: Josh Fryday
Councilmember: Pam Drew
Councilmember: Pat Eklund
Councilmember: Eric Lucan
Community Development Director: Bob Brown

I am requesting that relief from setbacks NOT be granted to the developers of the Extended Stay Hotel proposal
on the hillside at the corner of Redwood Blvd. and Woodhollow Drive.

This loved heart-of-the-neighborhood should be as protected as much as possible. Our laws/ordinances
protecting the vulnerable areas should be upheld to their highest standards by you, our elected officials. Many
neighborhood residents and employees from the surrounding businesses take walks along this hillside. People
appreciate working in nice surroundings and nature is scientifically proven to reduce stress and improve
mood. If it is compromised more than needed, it will become unpleasant not only for the neighborhood but to
employees of the surrounding buildings (many of which have vacancy and need to be filled) who enjoy the
beauty of this hillside.

Please do NOT approve relief from the setbacks re: Hillside Ordinance building height of 35 feet and 50 foot
setback re: protected wetlands and any other relief from already protected and vulnerable areas.

Dwayne and Linda Graves
242 Butterfield Drive
Novato, CA 94945
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Matthew Gilster

From: Julia Lavaroni <julialee23@yahoo.com>
Sent: Tuesday, April 04, 2017 10:41 AM
To: Denise Athas; Josh Fryday; Eric Lucan; Pam Drew; Pat Eklund; Novato Council; Matthew

Gilster; Bob Brown
Subject: Extended Stay Hotel Proposal

I am requesting that relief from setbacks not be granted to the developers of the Extended Stay Hotel proposal on
the hillside corner of Redwood Blvd. and Woodhollow Drive.

This beloved heart-of-the-neighborhood should be as protected as possible. The laws/ordinances protecting the
vulnerable areas should be upheld to their high standards. Many employees from the surrounding businesses take
walks along this hillside. People appreciate working in nice surroundings and nature is scientifically proven to reduce
stress and improve mood. If it is compromised more than it needs to be it will become unpleasant not only for the
neighborhood but to the employees of the surrounding buildings (many of which need to be filled) who enjoy the
beauty of that hillside.

Please do not approve relief from the setbacks re: Hillside Ordinance building height of 35 feet and 50 foot setback
re: protected wetlands and any other relief from already protected and vulnerable areas.

thank you,
Julia Lavaroni
7 St. Paul Circle Novato
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Matthew Gilster

From: Andy Shotz <andy.shotz@gmail.com>
Sent: Wednesday, April 05, 2017 8:00 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster
Subject: Opposed to the Extended Stay Hotel Project

Categories: Incomplete

I am requesting that relief from setbacks not be granted to the developers of the Extended Stay Hotel Project on the hillside corner of
Redwood Blvd. and Woodhollow Drive. This beloved-heart-of-the-neighborhood should be as protected as possible. And the laws/ordinances
protecting the vulnerable areas should be upheld to their high standards. Many employees from the surrounding businesses take walks along
this hillside. People appreciate working in nice surroundings and nature is scientifically proven to reduce stress and improve mood. If it is
compromised more than it needs to be it will become unpleasant not only for the neighborhood but to the employees of the surrounding
buildings (many of which need to be filled) who enjoy the beauty of that hillside.

Please do not approve relief from the setbacks re: Hillside Ordinance building height and 50 foot setback re: protected wetlands and any other
relief from already protected and vulnerable areas.

Best,
Andy Shotz
178 Butterfield Drive
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Matthew Gilster

From: Guglielmo, B Joseph <BJoseph.Guglielmo@ucsf.edu>
Sent: Wednesday, April 05, 2017 7:39 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan
Cc: Matthew Gilster
Subject: Wood Hollow Extended Stay hotel proposal

Categories: Incomplete

Dear Council Members,

I am writing to express my strong disagreement with the proposed Wood Hollow Extended Stay hotel project.

My reasons for recommending rejection of this project are several:

1. First and foremost, the area has always been a vulnerable wetlands hillside and should be protected as
such.

2. Even if the Council is not in agreement with the environmental protection of this parcel, two other hotels
exist within a mile of the proposed hotel; it seems illogical and redundant to utilize this space for such
an indication.

3. Plans exist for a planned senior living facility which will be built just a few hundred yards to the north.
What is the environmental impact of this proposed extended stay hotel in combination with the senior
living facility?

4. In addition to the above concerns, the developers have asked for relief from both the height and the 50
foot setback; these represent additional risks to the vulnerable wetlands.

Thank you for your consideration of these concerns.

B Joseph Guglielmo
127 Cobblestone Court
Novato
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Matthew Gilster

From: Susannah Nation <snation@gmail.com>
Sent: Wednesday, April 05, 2017 6:18 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Subject: Preserve Novato's open space and wetlands.

Categories: Incomplete

Hello Novato planners,

I am writing to oppose the proposed Extended Stay Hotel at the corner of Woodhollow Drive and Redwood Blvd. There are
several reasons I do not feel the project should be allowed:

 Current plans obscure the view of the beautiful heritage oaks on the property, as well as the inherent beauty of the
hillside in general.

 There are 2 other hotels within a mile radius, so another is not needed in the area.
 There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be property

loss and lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.
 There are wetlands on the property that many birds and wildlife frequent.
 Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.
 It is likely that property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II

neighborhood and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and mitigates
the view of the office park at Meadow Crest Road.

It has come to our attention that the owners are requesting relief from set-backs:

 50 feet set-back from onsite wetlands
 Novato Hillside Ordinance which sets a non-residential building height of 35 feet.

Please do not grant relief for these set-backs for the reasons outlined above. If you have not seen the property, we encourage
you to see for yourself why so many feel so strongly that this area needs to be saved from development.

Best,
Susannah Nation
94945
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Matthew Gilster

From: Dylan Sears <dylanjsears@gmail.com>
Sent: Tuesday, April 04, 2017 9:21 PM
To: Matthew Gilster
Subject: Opposition to Proposed Hotel on Wood Hollow Dr.

Categories: Incomplete

Hello,

I am writing as a concerned citizen and resident of the Partridge Knolls II community to express my
deep concern and opposition to the proposed construction of a commercial hotel on the corner of Redwood Blvd
and Wood Hollow Dr. The site is a seasonal wetland vital to many species of plant and animal and home to
incredible heritage Oaks. Furthermore, as a member of the community I request that you do not grant a relief
from any set back standards for this site such as, the request to bypass a 50 foot setback from onsite wetlands,
and their disregard for the Novato Hillside Ordinance by proposing construction of a non-residential building
over 35 feet in height. I am also very concerned by possible disruption of the PG&E pipeline that services my
neighborhood during construction of the hotel as this area is prone to earth movement (the debacle during the
construction of the Buck Institute for instance) and the hotel is set to be constructed on a hillside with water
saturated wetlands at its base! As a community member and homeowner I believe that a hotel will disrupt the
quiet nature of our community. Partridge Knolls II is a small community and does not get a lot of vehicular or
foot traffic, which is one of the things that attracted me and my wife to this neighborhood as a safe place to raise
our family, I believe that a hotel will bring an increase of both to my neighborhood. I do not see the need for a
Hotel in this location as there are many other empty lots within walking distance of downtown Novato and
Grant Street, which could benefit from increased economic activity. Furthermore, there does not seem to be any
shortage of accommodations to be found in Northern Marin. The natural wonder and tranquility of the pastoral
hillside and wetlands on the corner of Wood Hollow Drive and Redwood Blvd should be preserved and the
proposed hotel should be denied on the basis of both environmental impact and the will of the community. We
do not want this or any hotel in our residential community!

Sincerely,

Dylan Sears and Danielle Bertoni

467 Wood Hollow Dr.

Novato Ca 94945
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Matthew Gilster

From: Donna Precopio <donna@spiderpaw.com>
Sent: Monday, April 03, 2017 8:26 PM
To: Bob Brown
Subject: Woodhollow Dr & Redwood blvd

Categories: Incomplete

Mr. Brown: we hope you don’t plan to go forward with the hotel on this wonderful land here in Novato. it is so
important we keep our small greenspaces here in this town because they are disappearing fast. these spaces make our
town special and a refuge from everyday cares.
there are many reasons why this hotel should not be built on this hill and this is only one of them. we love this spot.
period. a hotel is a hotel. a green spot is a GEM.
we hope you will say NO ! to the hotel.
donna precopio
Family and Friends
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Matthew Gilster

From: Chris Scioli <chris@zanmedia.com>
Sent: Wednesday, April 05, 2017 1:36 PM
To: Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob Brown; Denise Athas; Josh

Fryday
Cc: Don Scioli
Subject: No Extended Stay Hotel

We are writing to oppose the proposed Extended Stay Hotel at the corner of Woodhollow Drive and Redwood Blvd. There are
several reasons we do not feel the project should be allowed:

-Current plans obscure the view of the beautiful heritage oaks on the property as well as the inherent beauty of the hillside in
general.

-There are 2 other hotels within a mile radius so another is not needed in the area. And, like the other two motels, they
are magnets for crime as per police logs. There is no need for another motel with a half empty American Assets office
complex and the Google coming in rumor is just that.

-There is a large gas pipeline running through this property. There is a risk that if it is damaged, there will be property loss and
lives endangered. Current plans call for a parking lot and exit road to be built over the pipeline.

-There are wetlands on the property that many birds and wildlife frequent.

-Residents and visitors enjoy seeing this beautiful scenery at the foot of Mt. Burdell.

-It is likely that property values will be negatively affected. The hillside sets the tone for the Patridge Knolls II neighborhood
and is quite striking when you first turn onto Woodhollow Drive. The hillside also shields and mitigates the view of the office
park at Meadow Crest Road.

Sincerely,

Christine Scioli and Don Scioli

Christine Scioli, Esq.
Partner
http://www.zanmedia.com
http://christinescioli.com
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https://www.linkedin.com/in/chrisscioli
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Matthew Gilster

From: Freda Massaro <fredamassaro@icloud.com>
Sent: Tuesday, April 04, 2017 11:05 AM
To: Matthew Gilster
Subject: Hotel near Partridge Knolls

Hi Matt,
I am writing to let you know that my husband and I are in serious opposition to the approval of a new hotel on
Redwood and Wood Hollow Drive along with the majority of our neighbors. We have lived in Novato for four
years. We moved here from Ventura and spent six months looking for a city that we felt suited our lifestyle and
were so happy to find Partridge Knolls in Novato. We looked in Fairfax, Sonoma, Santa Rosa, Petaluma but
Novato was a gem among them all.

I believe that all cities reach a point where they need to decide on growth at all costs for revenue or slow
thoughtful growth and am hoping that Novato is on a slow thoughtful growth path. I urge the city to weigh the
pros and cons of destroying this beautiful hillside and wetland. It will of course add more traffic to Redwood
which is a small two lane, dead end road on the north side of San Marin. I am not sure if the traffic study has
been completed. And of course, needless to say, we do not need another hotel in Novato. Especially, not in
this location.

There is a city in Southern California that is an hour south of Santa Barbara called Thousand Oaks. I
recommend any city planner to take a trip to visit Thousand Oaks. It was a very small community in the 1970’s
and has grown slowly over the years to a beautiful city. The person mainly responsible for it’s planned
expansion is a man by the name of Phil Gatch. Phil started working for the city right out of college and spent
over 25 years as the city planner. He has since retired but should be very proud of the work he supervised over
the years. Rather than a no growth policy they had a slow growth policy. Early on, they planned what they
wanted the community to look like and invited business and home developers to help them create their
vision. The cities population is now over 100,000 and is beautifully laid out. I would like to see the same
approach here in Novato.

Thank you,
Freda Massaro
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Matthew Gilster

From: James Osborne <o.mykiss@me.com>
Sent: Tuesday, April 04, 2017 11:04 AM
To: Matthew Gilster
Cc: Bob Brown; Denise Athas; Josh Fryday; Pam Drew; pekland@novato.org; Eric Lucan
Subject: Woodhollow hotel

Dear Project Planner, Community Development Director and esteemed City Council Members,

I am writing to voice our opinion in regards to the Hotel project for Woodhollow. As residents of Partridge Knolls II, my
family and I are quite concerned about this. Though we had a vague idea about this project, unfortunately we did not do
any in depth analysis of the scope of this. We had heard that this was to be an "upscale hotel" and would not leave a
large footprint. We have since learned that this to be an Extended Stay America hotel, which I would not consider
“upscale.” In addition, it appears that the owners are asking for exceptions to set back standards and regulations on the
height of the project. As a resident of this neighborhood, I enjoy making the turn on to Woodhollow drive and seeing the
open area with cattle, ducks, occasional vultures, as well as the beautiful old growth oak trees. All of this would
disappear with this project. In addition, the increased traffic, noise and garish lights at night would be disturbing. This, in
addition to the new train stop which we have also learned will not include any type of landscaping. Unfortunately I will
not be able to attend the City Council meeting tonight but I share my neighbors concerns and endorse their views.
Please let me know if I can be of any further assistance. Thank you.

James and Gina Osborne
179 Butterfield drive
Novato, CA, 94945
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Matthew Gilster

From: Deter <detergug@yahoo.com>
Sent: Monday, April 03, 2017 8:37 PM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan
Cc: Matthew Gilster
Subject: Wood Hollow Extended Stay hotel proposal

Council Members,

I live at 127 Cobblestone Court, very near the site proposed for the new hotel. The hillside on which
the developer wants to build a hotel does not seem suitable for such a building. In addition, I hope
that the existing Hillside and Ridgeline protection ordinance will be imposed. Clearly, this ordinance
was adopted to prevent such building on a wetlands hillside such as this.

I am requesting that exception from setbacks not be granted to the developers of the Extended Stay
Hotel Project on the hillside corner of Redwood Blvd. and Wood Hollow Drive. And the
laws/ordinances protecting the vulnerable areas should be upheld to their high standards. Aside from
destroying natural beauty that cannot be replaced, there doesn't seem to be a good reason to build
another hotel in the area. Novato has at least 5 hotels/motels already and another at this location
seems redundant as there are two others within a half mile radius of the site. It is impossible to think
that there is really a need for this hotel, much less at such a irreplaceable site.

Please do not approve relief from the setbacks re: Hillside Ordinance building height and 50 foot
setback re: protected wetlands and any other relief from already protected and vulnerable areas.

Thank you for your time.

Deter (Margaret) Guglielmo
127 Cobblestone Ct
415-577-7759
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Matthew Gilster

From: Dwayne & Linda Graves <dlgraves4u@sbcglobal.net>
Sent: Tuesday, April 04, 2017 9:54 AM
To: Denise Athas; Josh Fryday; Pam Drew; Pat Eklund; Eric Lucan; Matthew Gilster; Bob

Brown
Cc: dlgraves4u@sbcglobal.net
Subject: Woodhollow Extended-Stay Hotel Proposal

Project Planner: Matt Gilster
Mayor: Denise Athas
Mayor Pro Tem: Josh Fryday
Councilmember: Pam Drew
Councilmember: Pat Eklund
Councilmember: Eric Lucan
Community Development Director: Bob Brown

I am requesting that relief from setbacks NOT be granted to the developers of the Extended Stay Hotel proposal
on the hillside at the corner of Redwood Blvd. and Woodhollow Drive.

This loved heart-of-the-neighborhood should be as protected as much as possible. Our laws/ordinances
protecting the vulnerable areas should be upheld to their highest standards by you, our elected officials. Many
neighborhood residents and employees from the surrounding businesses take walks along this hillside. People
appreciate working in nice surroundings and nature is scientifically proven to reduce stress and improve
mood. If it is compromised more than needed, it will become unpleasant not only for the neighborhood but to
employees of the surrounding buildings (many of which have vacancy and need to be filled) who enjoy the
beauty of this hillside.

Please do NOT approve relief from the setbacks re: Hillside Ordinance building height of 35 feet and 50 foot
setback re: protected wetlands and any other relief from already protected and vulnerable areas.

Dwayne and Linda Graves
242 Butterfield Drive
Novato, CA 94945
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Matthew Gilster

From: Julia Lavaroni <julialee23@yahoo.com>
Sent: Tuesday, April 04, 2017 10:41 AM
To: Denise Athas; Josh Fryday; Eric Lucan; Pam Drew; Pat Eklund; Novato Council; Matthew

Gilster; Bob Brown
Subject: Extended Stay Hotel Proposal

I am requesting that relief from setbacks not be granted to the developers of the Extended Stay Hotel proposal on
the hillside corner of Redwood Blvd. and Woodhollow Drive.

This beloved heart-of-the-neighborhood should be as protected as possible. The laws/ordinances protecting the
vulnerable areas should be upheld to their high standards. Many employees from the surrounding businesses take
walks along this hillside. People appreciate working in nice surroundings and nature is scientifically proven to reduce
stress and improve mood. If it is compromised more than it needs to be it will become unpleasant not only for the
neighborhood but to the employees of the surrounding buildings (many of which need to be filled) who enjoy the
beauty of that hillside.

Please do not approve relief from the setbacks re: Hillside Ordinance building height of 35 feet and 50 foot setback
re: protected wetlands and any other relief from already protected and vulnerable areas.

thank you,
Julia Lavaroni
7 St. Paul Circle Novato
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