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STAFF REPORT 
 

 

MEETING 

DATE: October 25, 2016 

 

TO: City Council 

 

FROM: Bob Brown, Community Development Director  

 

PRESENTER: Steve Marshall, Planning Manager  

 

SUBJECT: HAMILTON COTTAGES: 

 ADOPTING CEQA MITIGATED NEGATIVE DECLARATION 

 INTRODUCING A MASTER PLAN ORDINANCE 

 APPROVING A PRECISE DEVELOPMENT PLAN/DESIGN REVIEW RESOLUTION 

 APPROVING A VESTING TENTATIVE MAP RESOLUTION  

 POTENTIALLY AUTHORIZE AMENDING PURCHASE & SALE AGREEMENT 

  
 

REQUEST 

 

Consider holding a public hearing and adopting a mitigated negative declaration, introducing a 

master plan ordinance, approving a precise development plan/design review resolution, approving 

a vesting tentative map resolution, and potentially authorize amending the purchase and sale 

agreement to modify an access/parking easement for the construction of a 16-unit senior housing 

project at the Senior Housing Triangle (Hamilton Parkway and B Street). 

 

RECOMMENDATION 
 

Hold the public hearing and adopt a mitigated negative declaration, introduce the master plan 

ordinance, approve the precise development plan/design review resolution, approve the vesting 

tentative map, and provide direction regarding authorization to amend the purchase and sale 

agreement to modify an access/parking easement. 

 

DISCUSSION 

 

Project Summary 

 

Hamilton Cottages is a 16-unit, single-family residential development intended for primary 

occupancy by senior residents aged 62-years or older (“Project”).  The Project is proposed on a 

1.5-acre parcel known as the Senior Housing Triangle (Planning Area 19) of the Hamilton Field 

Master Plan area.  The property is currently owned by the City of Novato (“City”). The applicant, 

Hamilton Cottages, LLC, is in escrow with the City to purchase the property pending completion 

of the development entitlement process for the Project. A copy of the purchase and sale agreement 

is provided as attachment No. 18. 

 

 
 

 
 

922 Machin Avenue 
Novato, CA  94945 

415/ 899-8900 
FAX 415/ 899-8213 

www.novato.org 
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The Project’s components include: 

 

 16 for-sale homes, including two affordable units (one moderate/one low income)  

 

 a central landscaped courtyard with a variety of pedestrian paths  

 

 community room and garden area 

 

 private attached and detached 2-car garages oriented along the western property line 

 

 creation of Cottage Lane within an easement on an adjacent city-owned parcel, providing 

site access and guest/public parking 

 

Site Description 

 

The Senior Housing Triangle is accessed from Hamilton Parkway via B Street.  B Street is a former 

military roadway located on the south side of Hamilton Parkway just west of Bristol Lane. The 

Newport neighborhood is located north and east of the Project Site. To the west is a vacant, city-

owned property.  The Hamilton SMART Station is located to the south.    

 

The site is generally flat and lies approximately 3-feet lower than the side and rear yards of adjacent 

homes on Marblehead Lane in the Newport neighborhood. There are existing stormwater drainage 

and sanitary sewer lines serving the Newport neighborhood (to the east) that cross the northeast 

corner of the Project Site. The site is located approximately 100-feet east of 60-kilovolt overhead 

power lines.   

 

Requested Development Entitlements 

 

The following development entitlements have been requested for the Project: 

 

Master Plan Amendment:  Development of the project site is subject to the provisions of the 

Hamilton Field Master Plan (a.k.a., New Hamilton Partners (NHP) Master Plan), hereafter referred 

to as “Master Plan.”  The Project includes amending the Master Plan to: a) change the housing unit 

assignment for Planning Area 19 from “at least 25 low and very-low income, affordable senior 

rental housing units” to 14 market rate and 2 affordable (one moderate and one low income) for-

sale senior housing units; b) reduce a required 150-foot setback from the nearby PG&E powerlines 

to 100-feet and eliminate a requirement to distribute literature describing best practices to 

minimize exposure to interior electromagnetic radiation (EMFs); and c) allow lot coverage for 

Planning Area 19 to be as indicated on the Precise Development Plan exhibit.    

 

The text of the amendments are described in a draft ordinance provided as attachment No. 2.  

 

Precise Development Plan: A precise development plan is required to establish the design and 

operational characteristics of the Project including lot size, coverage, setbacks, height limitations, 

parking requirements, landscaping requirements, accessory use and structure limitations and other 

site planning and development requirements. 

 

The Precise Development Plan text is described in a draft resolution provided as attachment No. 

3. 
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Vesting Tentative Map:   A vesting tentative map has been requested to subdivide the project site 

into 27 individual for-sale parcels (16 residential lots and 11 garage parcels), common parcels, and 

describing associated utility and infrastructure improvements. 

 

The vesting tentative map is contained in the plan package provided as attachment No. 16.  A draft 

resolution addressing the vesting tentative map is provided as attachment No. 4. 

 

Design Review: Design Review is required for projects requiring a master plan and/or precise 

development plan.  At this stage of review, the Design Review process focuses on a project's basic 

site design, massing, and conceptual architecture. The Project’s site design, massing, and 

conceptual architecture are presented in the plan package provided as attachment No. 16. 

 

Should the Project be approved by the City Council it would return to the Design Review 

Commission for a final Design Review action. The final Design Review would address finish 

materials, colors, plant selection, public art, and other fine architectural details. 

 

The findings required to approve Design Review have been inserted in the draft resolution 

addressing the Precise Development Plan provided as attachment No. 3. 

 

CEQA Documentation 

 

An Initial Study was prepared for the Project and its associated entitlement actions pursuant to the 

California Environmental Quality Act (CEQA) and the City’s Environmental Review Guidelines. 

The Initial Study concluded the Project could result in potentially significant impacts in the CEQA 

impact categories of: Air Quality, Cultural Resources, Geology/Soils, Hazards/Hazardous 

Materials, and Noise. The Initial Study recommends several mitigation measures to reduce the 

significance of the identified impacts to a less than significant level. Given the findings and 

mitigations contained in the Initial Study, a Mitigated Negative Declaration is proposed to be 

adopted for the Project.  A copy of the Initial Study/Mitigated Negative Declaration is provided as 

attachment No. 10.   

 

Planning Commission Recommendation  

 

On August 29, 2016, the Planning Commission conducted a public hearing to consider providing 

a recommendation to the City Council regarding the proposed CEQA Mitigated Negative 

Declaration and the entitlements requested for the Project. The Planning Commission 

recommended the City Council adopt a Mitigated Negative Declaration and approve the 

entitlements for the project, including the following suggestions: 

 

1. Modify the Precise Development Plan to include a condition of approval prohibiting the 

parking of boats, recreational vehicles, trailers, and oversize vehicles at the project site, 

including the guest and public parking stalls proposed along Cottage Lane. 

 

The Planning Commission recommended this condition to ensure that on-site garages and surface 

parking stalls are available for personal automobile parking.  Staff supports this modification and 

has added a condition of approval requiring: a) the code, covenants, and restrictions (CC&Rs) 

prepared for the project to prohibit boats, recreational vehicles, trailers, and oversize vehicles 

parking; and b) placement of signs restricting use of the surface parking stalls to passenger 

automobiles/light trucks.  
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2. Consider adding additional surface parking spaces in the easement for Cottage Lane; 

 

The Planning Commission encouraged the provision of additional surface parking stalls along 

Cottage Lane recognizing the proposed residences are of a size that could support multi-

generational living potentially leading to increased parking demand. Additionally, there was 

concern that parking demand from the nearby Hamilton SMART station could compete for use of 

surface parking at the project site.  

 

Each living unit in the project is provided two-parking stalls in a garage, which conforms to 

Novato’s required parking ratio for non-age restricted single-family residences. The additional 16 

surface parking stalls included in the Project are intended to provide guest and public parking 

similar to the function of on-street parking in a traditional single-family development.  

 

The purchase and sale agreement for between the City and Hamilton Cottages, LLC, contains a 

clause noting the City would convey “…an access and parking easement…that will accommodate 

up to 16 parking spaces thereon.” The easement delineated on the vesting tentative map 

accommodates sixteen (16) parking stalls.  However, the easement appears to have sufficient space 

to accommodate approximately six (6) additional parking stalls.  Expanded landscaping, paving, 

and drainage infrastructure would be required to install additional parking. 

 

The City Council may choose to accept the current level of parking proposed for the project, 

require additional parking within the easement as delineated, or agree to expand the easement on 

city property to accommodate more parking. The terms of the purchase/sale agreement would need 

to be amended to address additional parking or recognize a modified easement, the placement of 

utilities therein, and assignment of maintenance responsibilities.  The City Council may authorize 

the Interim City Manager and City Attorney to amend the purchase and sale agreement if desired. 

 

3. Provide the City Council with a list of interior features supporting senior occupancy and 

mobility. 

 

The Planning Commission requested the applicant identify design features supporting senior and 

disabled mobility. The Planning Commission’s request came out of a discussion about whether the 

interior design of the proposed residences was accommodating of seniors with mobility problems. 

The Planning Commission was advised that Novato does not have an ordinance addressing the 

interior design of senior housing projects, such as Universal Design.    

 

Hamilton Cottages, LLC, provided an updated floor plan exhibit identifying interior improvements 

intended to support “ease of maneuverability.”  The floor plan is provided as attachment No. 17. 

 

The Planning Commission resolutions recommending adoption of a mitigated negative declaration 

and approval of entitlements for the Project are attached for City Council reference (Attachments 

No. 5, 6, 7, and 8). These resolutions recite the findings and statement of facts relied upon by the 

Planning Commission when making its recommendations on the Project. 

 

The Planning Commission staff report and minutes are provided as attachments No. 9 and 11.  The 

Planning Commission staff report contains a comprehensive analysis of the Project, including 

figures demonstrating that reducing the number of units assigned to the Senior Housing Triangle 

does not impair the City’s ability to meet its Regional Housing Needs Allocation. 
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Design Review Commission Recommendation  

  

On January 6, 2016, the Design Review Commission (“DRC”) conducted a public workshop to 

review the site design, massing, landscaping, and architectural concepts proposed for the Project.   

The Design Review Commission subsequently conducted a public hearing on March 16, 2016, to 

consider providing a recommendation to the Planning Commission and City Council regarding the 

Project’s design.  The DRC adopted a motion recommending the Planning Commission and City 

Council approve the site design, massing/scale, and general architectural and landscape concepts 

proposed for the Project.  

 

A copy of the staff report and minutes of the Design Review Commission workshop and hearing 

are attached for City Council reference (Attachments No. 14 & 15). 

 

Should the City Council approve the Project, the proposal would return to the Design Review 

Commission for a final review of the Project’s finer design details, including exterior finishes, 

roofing, paint colors, landscape materials, and public art component. 

 

Neighborhood Meeting  

 

On October 29, 2015, the applicant conducted a neighborhood meeting to present the Project to 

nearby residents. At this meeting, representatives of Hamilton Cottages, LLC, reviewed the Project 

with interested members of the public and answered questions.  The meeting was attended by nine 

residents; those residents who spoke asked general questions about the configuration of the Project 

and how the pad elevations of the proposed homes related to adjacent residences. The Project was 

well-received by the public who attended the meeting.   

 

PUBLIC OUTREACH 

 

Public notices have been released for each public meeting regarding the project.  Notices were sent 

to all property owners and occupants within 600-feet of the boundaries of the project site, as well 

as all property owners/occupants in the Newport/Sunny Cove neighborhoods.  Notices were also 

sent to the Hamilton Field Association, North Bay Children’s Center, Novato Unified School 

District, Federated Indians of the Graton Rancheria, and all other persons requesting notice.   

  

The Mitigated Negative Declaration/Initial Study prepared for the Project was released for a 20-

day agency and public review period prior to the Planning Commission hearing.  The Mitigated 

Negative Declaration/Initial Study was made available for review at the Novato Community 

Development Department, Novato Library, South Novato Library, and on-line via the City’s 

website.  

 

FISCAL IMPACT 
 

The Project is subject to the City's cost recovery program.  Accordingly, the applicant is covering 

the cost of staff time and materials to process the entitlements required for the Project. 

 

The Project, if approved, would bring the City and Hamilton Cottages, LLC, closer to completing 

the sale of the project.  The sale of the project would provide the City with $450,000.00 in one-

time proceeds. 
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The Project, if approved and constructed, would result in the creation and assessment of new 

residential lots resulting in an increase in property tax revenues to the City. 

 

ALTERNATIVES 

 

1. Adopt a mitigated negative declaration, introduce the master plan ordinance, approve the 

precise development plan/design review resolution, and approve the vesting tentative map 

resolution.  Provide direction regarding authorization to amend the purchase and sale 

agreement to modify the access/parking easement. 

 

2. Adopt a mitigated negative declaration, introduce the master plan ordinance, approve the 

precise development plan/design review resolution, and approve the vesting tentative map 

resolution with revisions.  Provide direction regarding authorization to amend the purchase 

and sale agreement to modify the access/parking easement. 

 

3. Direct additional environmental review be completed prior to adopting a mitigated negative 

declaration, introducing the master plan ordinance, approving the precise development 

plan/design review resolution, and approving the vesting tentative map resolution.  Provide 

direction regarding authorization to amend the purchase and sale agreement to modify the 

access/parking easement. 

 

4. Do not: adopt a mitigated negative declaration, introduce the master plan ordinance, approve 

the precise development plan/design review resolution, or approve the vesting tentative map 

resolution. 

 

5. Continue the public hearing with direction to staff. 

 

ATTACHMENTS 
 

1. Draft resolution adopting a CEQA Mitigated Negative Declaration 

2. Draft ordinance approving a Master Plan Amendment 

3. Draft resolution approving a Precise Development Plan and Design Review 

4. Draft resolution approving a Vesting Tentative Map 

5. Planning Commission Resolution – CEQA Mitigated Negative Declaration 

6. Planning Commission Resolution – Master Plan Amendment 

7. Planning Commission Resolution – Precise Development Plan and Design Review 

8. Planning Commission Resolution – Subdivision Vesting Tentative Map 

9. Planning Commission Hearing Minutes, August 29, 2016 

10. CEQA Mitigated Negative Declaration/Initial Study, July 2016 

11. Planning Commission Staff Report, August 29, 2016 

12. Design Review Commission Hearing Minutes, March 16, 2016 

13. Design Review Commission Staff Report of March 16, 2016 

14. Design Review Commission Workshop Minutes, January 6, 2016 

15. Design Review Commission Staff Report of January 6, 2016 

16. Project Plans – Hamilton Cottages – August 11, 2016 

17. Maneuverability Plan – Hamilton Cottages – September 2, 2016 

18. Agreement for Purchase and Sale, Urban Community Partners & City of Novato 
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 CITY COUNCIL RESOLUTION 

 

 RESOLUTION NO. ________ 

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 

NOVATO ADOPTING A MITIGATED NEGATIVE 

DECLARATION FOR THE PROPOSED HAMILTON 

COTTAGES SENIOR HOUSING PROJECT (P2015-071) 

LOCATED AT THE SENIOR HOUSING TRIANGLE ON 

HAMILTON PARKWAY AND B STREET APN 157-860-03 & -

04, INVOLVING A MASTER PLAN AMENDMENT, PRECISE 

DEVELOPMENT PLAN, DESIGN REVIEW, AND VESTING 

TENTATIVE SUBDIVISION MAP 

 

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

amendment, precise development plan, design review, and vesting tentative subdivision map to 

permit the development of Hamilton Cottages ("Project"), a 16-unit senior housing project at the 

Senior Housing Triangle ("Project Site") on Hamilton Parkway at B Street, APN 157-860-03 & -

04; and 

  

WHEREAS, the Project Site is subject to the Hamilton Field Master Plan (also known as 

New Hamilton Partners (NHP) Master Plan), which governs land use and development on a portion 

of the former Hamilton Army Airfield (“Master Plan”); and 

 

 WHEREAS, the Master Plan amendment application requests the City amend the Master 

Plan to: a) Revise the use requirements of Planning Area 19 as designated in the Master Plan and 

its accompanying Land Use exhibit to allow 16 senior housing units; b) Revise the requirement 

for an EMF (electromagnetic field) setback of 150 feet from the centerline of the adjacent PG&E 

60 kV (kilovolt) powerline easement to 100 feet and eliminate a requirement to distribute literature 

describing best practices to minimize exposure to interior EMFs; and c) Allow the lot coverage for 

Planning Area 19 to be as indicated on the Precise Development Plan Exhibit for the Project; and  

 

WHEREAS, the Precise Development Plan application requests the City approve a precise 

development plan for the Project, consisting of the Project's design plans and accompanying 

documents addressing the design and operation of the Project; and 

 

WHEREAS, the Vesting Tentative Map application requests the City approve the 

subdivision of the 1.5 acre Project Site into 30 lots consisting of 16 single-family home lots, 11 

“garage lots” to be attached by deed to their respective single-family home lots, and three common 

area parcels; and   

 

WHEREAS, the Design Review application requests the City approve the site design, 

massing, landscaping, and architecture for the Project, as presented on the Project's design plans; 

and 
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WHEREAS, on October 29, 2015, the applicant, Hamilton Cottages, LLC, conducted a 

neighborhood meeting to present the Project to nearby residents and answered questions regarding 

the proposal; and   

 

 WHEREAS, on January 6, 2016, the Novato Design Review Commission conducted a 

publicly noticed workshop to review the site design, massing, and conceptual architecture and 

landscaping proposed for the Project; and 

 

 WHEREAS, on March 16, 2016, the Novato Design Review Commission conducted a 

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

City Council regarding the Project's site design, massing, and conceptual architecture and 

landscaping to assist the Planning Commission and City Council in considering whether the 

Project is compatible with the Project Site and its surroundings; and 

 

WHEREAS, on March 16, 2016, the Design Review Commission adopted a motion 

recommending the Planning Commission and City Council approve the Project’s site design, 

massing, and conceptual architecture recognizing the Project's well resolved site plan, appropriate 

mass/scale, and generally acceptable architecture and landscape concepts. This recommendation 

was also based on the observation the Project would be compatible with the characteristics of the 

Project Site and surrounding area, and maintains consistency with the design related policies and 

programs of the Novato General Plan and the design guidelines of the Master Plan; and 

 

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

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

 

WHEREAS, the project design recommended for approval by the Design Review 

Commission at its public hearing of March 16, 2016, served as the project to be analyzed pursuant 

to CEQA; and 

 

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

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

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

considered the Project Site and its setting and the potential effects of the construction and operation 

of the Project on the basis of the technical subjects (e.g., aesthetics, biological resources, air 

quality) included in the environmental checklist form provided in Appendix G of the CEQA 

Guidelines; and 

 

WHEREAS, the Initial Study determined the Project and its associated entitlement actions 

(Master Plan amendments, Precise Development Plan, Vesting Tentative Map, and Design 

Review) could result in potentially significant impacts to the environment in the CEQA topical 

areas of Air Quality, Biological Resources, Cultural Resources, Geology/Soils, 

Hazards/Hazardous Materials, and Noise. However, feasible mitigation measures were identified 

that will reduce all potentially significant impacts to a less-than-significant level; and 

 

WHEREAS, on the basis of the findings of the Initial Study, the City has prepared a 

Mitigated Negative Declaration in compliance with the California Environmental Quality Act 
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(CEQA), the CEQA guidelines as promulgated by the State Secretary of Resources, and the 

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

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

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

mitigation measures identified in the Initial Study/Mitigated Negative Declaration (IS/MND); and 

 

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

Declaration for the Project and announcing a 20-day public review period beginning on August 9, 

2016, and ending on August 29, 2016, were sent to all affected property owners within 600-feet of 

the boundaries of the Project Site, all property owners within the Newport, Sunny Cove, and 

Inspiration neighborhoods, all public agencies potentially serving the Project or having some 

oversight of the Project's construction, all responsible and trustee agencies, the Federated Indians 

of the Graton Rancheria, and all persons requesting notice pursuant to Section 19.58.020 of the 

Novato Municipal Code, and published in the Marin Independent Journal, a newspaper of local 

circulation, on August 9, 2016; and 

 

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

Declaration for the Project and announcing a 20-day public review period beginning on September 

7, 2016, and ending on September 27, 2016, was sent to the Marin County Clerk; and 

 

 WHEREAS, on August 29, 2016, the Planning Commission adopted Resolution 2016-004 

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

associated development entitlements; and 

 

WHEREAS, on August 29, 2016, the Novato Planning Commission adopted Resolution 

No. 2016-005 recommending the Novato City Council adopt an ordinance approving the Master 

Plan Amendments for the Project; and 

 

WHEREAS, on August 29, 2016, the Novato Planning Commission adopted Resolution 

No. 2016-006 recommending the Novato City Council adopt a resolution approving the Precise 

Development Plan for the Project; and 

 

WHEREAS, on August 29, 2016, the Novato Planning Commission adopted Resolution 

No. 2016-007 recommending the Novato City Council adopt a resolution approving the Vesting 

Tentative Map for the Project; and 

 

 WHEREAS, public notices describing the City Council's public hearing on the Project, 

including the CEQA IS/MND, the proposed amendments to the Master Plan, the Precise 

Development Plan, the Design Review, the Vesting Tentative Subdivision Map, and the design, 

construction, and operation of the Project itself were sent to all affected property owners within 

600-feet of the boundaries of the Project Site, all property owners within the Newport, Sunny 

Cove, and Inspiration neighborhoods, all public agencies potentially serving the Project or having 

some oversight of the Project's construction, the Federated Indians of the Graton Rancheria and all 

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

published in the Marin Independent Journal, a newspaper of local circulation, on September 16, 

2016; and 
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 WHEREAS, the City Council held a public hearing on October 25, 2016, to consider and 

receive public testimony on the IS/MND prior to taking action on the Project and its associated 

development entitlements; and  

 

NOW, THEREFORE, BE IT RESOLVED that the City Council does hereby adopt a 

Mitigated Negative Declaration for the Project and its associated development entitlements based 

on the following findings:  

 

Section 1. Record 
 

 The Record of Proceedings ("Record") upon which the City Council bases its 

recommendation includes, but is not limited to: (1) the Initial Study and the appendices and 

technical reports cited in and/or relied upon in preparing the IS/MND, (2) the staff reports, City 

files and records and other documents, prepared for and/or submitted to the City relating to the 

IS/MND, the Project, and the Project's associated development entitlement requests (3) the 

evidence, facts, findings and other determinations set forth in this resolution, (4) the City of Novato 

1996 General Plan and its related EIR and the Novato Municipal Code, (5) the Hamilton Field 

Master Plan as amended and its associated EIR and FSEIR, (6) all designs, plans, studies, data and 

correspondence submitted by the City in connection with the IS/MND, the Project, and the 

Project's associated development entitlement requests (7) all documentary and oral evidence 

received at public workshops, meetings, and hearings or submitted to the City during the comment 

period relating to the IS/MND, the Project, and the Project's associated development entitlement 

requests (8) all other matters of common knowledge to the City Council including, but not limited 

to, City, state, and federal laws, policies, rules, regulations, reports, records and projections related 

to development within the City of Novato and its surrounding areas. 

 

 The location and custodian of the records is the Novato Community Development 

Department, 922 Machin Avenue, Novato, California, 94945. 

 

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

 

 Based upon information in the IS/MND for the Project, dated July 2016, the Record as 

described above, and all other matters deemed material and relevant prior to adopting this 

resolution, the City Council hereby adopts a Mitigated Negative Declaration for the Project and its 

associated development entitlements based on the following: 

 

a. The Proposed IS/MND has been completed in compliance with the California 

Environmental Quality Act (California Public Resources Code § 21000 - 21178) and the 

City of Novato Environmental Review Guidelines; and 

 

b. The Proposed IS/MND was presented to the City Council, which, at a hearing before the 

public, reviewed and considered the information contained in the IS/MND prior to making 

a decision regarding the Project and its associated development entitlements; and 
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c. The Mitigated Negative Declaration reflects the City's independent judgment and analysis 

as Lead Agency. 

 

Section 3.  CEQA Findings 

 

 The City Council hereby adopts the Initial Study/Mitigated Negative Declaration 

(IS/MND) dated July 2016, complete with the included Findings and Facts as set forth in Exhibit 

A attached hereto and incorporated herein by reference, and based thereon and on the Record as a 

whole, the City Council hereby finds that all significant environmental effects of the Project and 

its associated development entitlement actions have been reduced to a less-than-significant level 

in that all significant environmental effects have been eliminated or substantially lessened as set 

forth in the IS/MND.  Based upon the foregoing, the City Council finds, determines, and resolves 

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

 

Section 4.  Mitigation, Monitoring, and Reporting Program 

 

The City Council adopts the mitigation measures set forth in the IS/MND and its 

accompanying Mitigation, Monitoring, and Reporting Program ("MMRP"), set forth in Exhibit B, 

pursuant to Public Resources Code Section 21081.6, which is a program designed to ensure 

compliance with the project changes and mitigation measures imposed to avoid or substantially 

lessen the significant effects identified in the IS/MND and said mitigation measures are described 

in the MMRP included therein and incorporated herein by reference.  

 

Section 5.  Indemnity and Time Limitations 

 

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

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

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

attorneys, or employees to attack, set aside, void, or annul the City Council’s 

recommendation to the City Council at issue herein. This indemnification shall include 

damages or fees awarded against the City, if any, costs of suit, attorney’s fees, and other 

costs and expenses incurred in connection with such action whether incurred by the 

developer, the City, and/or parties initiating or bringing such action. 

 

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

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

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

redrafting, revising, or amending any document, if made necessary by said legal action and 

the developer desires to pursue securing such approvals, after initiation of such litigation, 

which are conditioned on the approval of such documents in a form and under conditions 

approved by the City Attorney. 

 

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

City shall promptly notify the developer of the existence of the claim, action, or proceeding, 

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

Nothing herein shall prohibit the City from participating in the defense of any claim, action, 
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or proceeding; the City shall retain the right to (i) approve the counsel to so defend the 

City, (ii) approve all significant decisions concerning the manner in which the defense is 

conducted, and (iii) approve any and all settlements, which approval shall not be 

unreasonably withheld.  The City shall also have the right not to participate in said defense, 

except that the City agrees to cooperate with the developer in the defense of said claim, 

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

action, or proceeding where the developer has already retained counsel to defend the City 

in such matters, the fees and expenses of the counsel selected by the City shall be paid by 

the developer. 

 

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

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

indemnification provisions. 

 

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

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

1094.6. 

 

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

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

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

of such fees and a description of dedications, reservations, and other exactions.  You are 

hereby further notified that the 90-day approval period in which you may protest these fees, 

dedications, reservations, and other exactions pursuant to Government Code 

Section 66020(a), has begun.  If you fail to file a protest within this 90-day period 

complying with all of the requirements of Section 66020, you will be legally barred from 

later challenging such exactions. 

 

*  *  *  *  *  * 

 
I HEREBY CERTIFY that the foregoing resolution was duly and regularly adopted by the City 

Council of the City of Novato, Marin County, California, at a meeting thereof, held on the 25th day 

of October, 2016 by the following vote, to wit:   

 

AYES:  Councilmembers 

NOES:  Councilmembers 

ABSTAIN: Councilmembers 

ABSENT: Councilmembers 

 

 

       

Deputy City Clerk of the City of Novato 
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Approved as to form: 

 

 

 

       

City Attorney of the City of Novato 

 

 

Attachments: Exhibit A – Statement of CEQA Findings and Facts 

  Exhibit B – Mitigation Monitoring and Reporting Program 
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EXHIBIT A 

 

HAMILTON COTTAGES  

STATEMENT OF CEQA FINDINGS AND FACTS 

 

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

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

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

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

 

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

measures contained in the document comprising the IS/MND, and the Record for the Project and 

its associated development entitlement actions.  Instead, the Findings provide a brief summary 

description of impacts, along with a reference to the location in the IS/MND that describes in detail 

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

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

Monitoring and Reporting Program included in the IS/MND and are incorporated herein by 

reference. 

 

(1) FINDINGS REGARDING POTENTIALLY SIGNIFICANT IMPACTS THAT 

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

BY THE IMPLEMENTATION OF MITIGATION MEASURES. 

 

 A. Air Quality Impact:  The Project’s  construction related air emissions could 

exceed applicable BAAQMD thresholds. Implementation of mitigation measure 

AIR-1 would reduce potential air emissions to a level of less than significant. 

(IS/MND p. 21-23). 

 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

have been required in, or incorporated into, the Project that will avoid or 

substantially lessen the potentially significant environmental impact related to the 

release of construction related air emissions during construction of the Project by 

implementation of the Mitigation Measure identified in the IS/MND as Mitigation 

Measure AIR-1.  

 

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

IS/MND to reduce the release of air pollutants during construction of the Project. 

Mitigation Measure AIR-1 requires, among other measures, the following: a) 

inventory of construction equipment demonstrating the off-road vehicle fleet used 

for construction meets specific engine and diesel particulate filter requirements; b) 

dust control measures, including, but not limited to watering exposed soils, wet 

sweeping of roadways, and the placement of covers over trailers carrying soil, sand, 

or other loose material; and c) the posting of a sign with contact information for the 

City of Novato and Bay Area Air Quality Management District through which 

complaints regarding dust may be submitted and subsequently remedied. 
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 B. Biological Impact:  If construction activities occur during the bird nesting season 

(typically February 1st through July 31st), nesting birds could be disturbed by 

construction noise and tree removal. Implementation of Mitigation Measure BIO-1 

would ensure that impacts to nesting birds are reduced to a less than significant 

level. (IS/MND p. 26-28) 

 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to 

disturbance of nesting birds by implementation of the Mitigation Measure 

identified in the IS/MND as Mitigation Measure BIO-1.  

 

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

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

to disturb nesting birds during construction of the Project. Mitigation Measure BIO-

1 requires pre-construction surveys for raptors or other nesting migratory bird nests 

within or immediately adjacent to the project site no more than 30-days prior to the 

commencement of construction or tree removal. Mitigation Measure BIO-1 

provides specific steps to be followed in the event nesting birds are located, 

including consultation with the California Department of Fish and Wildlife and the 

establishment of appropriate buffer areas within which construction work would 

not be permitted until young birds have fledged. 

 

 C. Cultural Resources Impact: Unknown archeological resources could be exposed 

during construction activities for the Project. Implementation of mitigation measure 

CUL-1 would ensure that impacts to unknown archaeological resources would be 

less than significant. (IS/MND p. 29-31)  

 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to the 

disturbance of unknown buried archeological resources by implementation of the 

Mitigation Measure identified in the IS/MND as Mitigation Measure CUL-1.  

 

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

the IS/MND to ensure the protection of unknown, buried cultural resources.  

Mitigation Measure CUL-1 stipulates that in the event that unknown archaeological 

resources (sites, features, or artifacts) are exposed during construction activities for 

the Project all construction work occurring within 100 feet of the find shall 

immediately stop until a qualified archaeologist is retained to evaluate the 

significance of the find and determine whether additional study is warranted. If any 

exposed archeological resource(s) proves significant under CEQA, additional work 

such as preparation of an archaeological treatment plan, testing, or data recovery 

may be warranted and required by the City’s Community Development Director. 
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D. Cultural Resources Impact: Grading and other ground-disturbing activities 

conducted for the Project may result in the unanticipated discovery of 

paleontological resources.  Implementation of Mitigation Measure CUL-2 would 

ensure that impacts to unanticipated paleontological resources would be less than 

significant. (IS/MND p. 29-31)  

 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to the 

unanticipated disturbance of paleontological resources by implementation of the 

Mitigation Measure identified in the IS/MND as Mitigation Measure CUL-2.  

 

  Facts in Support of Finding:  Mitigation Measure CUL-2 has been proposed in 

the IS/MND to ensure the protection of paleontological resources. Mitigation 

Measure CUL-2 stipulates that if a suspected fossil is encountered, construction 

shall be halted within 50 feet of the find and a qualified paleontologist shall be 

contacted to assess the find.  If deemed scientifically significant, the find shall be 

recorded and salvaged by a qualified paleontologist. 

 

E. Cultural Resources Impact: There is the potential to encounter and disturb 

unknown human remains during construction of the Project due to the extensive 

history of Native American inhabitance in Marin County. (IS/MND p. 30-32) 

 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to the 

possible disturbance of unknown human remains by implementation of the 

Mitigation Measure identified in the IS/MND as Mitigation Measure CUL-3.  

 

  Facts in Support of Finding: Mitigation Measure CUL-3 has been proposed in the 

IS/MND to ensure the protection of unknown, buried human remains. Mitigation 

Measure CUL-3 requires compliance with the uniform procedures of Section 

7050.5 of the California Health and Safety Code and Section 5097.98 of the 

California Public Resources Code.  The cited code sections specify the procedures 

that shall be implemented should buried human remains be encountered during 

project construction, including notifying the county coroner with 24-hours of 

discovery and contacting the Native American Heritage Commission should the 

remains be determined to be Native American. The most likely decedent of a 

deceased Native American or their representative shall then determine, in 

consultation with the property owner, treatment of the human remains. 

 

F. Geology/Soils Impact:  The Project could be subjected to strong seismic ground 

shaking that exposes people or structures to potential substantial adverse effects 

involving the risk of loss, injury, or death. (IS/MND p. 34-36). 
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 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to 

strong seismic ground shaking by implementation of Mitigation Measure GEO-1.  

 

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

the IS/MND to reduce the risk of loss, injury, or death related to strong seismic 

ground shaking. Mitigation Measure GEO-1 requires the Project to be designed and 

constructed in accordance with the recommendations made in the geotechnical 

investigation prepared for the Project and the requirements of the California 

Building Code.  Mitigation Measure GEO-1 requires the geotechnical 

recommendations to be incorporated in the final plans and specifications, and 

implemented during construction.  

 

G. Geology/Soils Impact:  The soils encountered during the geotechnical 

investigation for the Project indicate the likelihood of liquefaction during ground 

shaking is moderate. Seismic-related ground failure, including liquefaction, 

represents a risk of loss, injury, or death. (IS/MND p. 34-36). 

 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to 

seismic related ground failure by implementation of Mitigation Measure GEO-1.  

 

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

the IS/MND to reduce the risk of loss, injury, or death related to seismic-related 

ground failure, including liquefaction. Mitigation Measure GEO-1 requires the 

Project to be designed and constructed in accordance with the recommendations 

made in the geotechnical investigation prepared for the Project and the 

requirements of the California Building Code.  Mitigation Measure GEO-1 requires 

the geotechnical recommendations to be incorporated in the final plans and 

specifications, and implemented during construction.  

 

H.   Hazards/Hazardous Materials Impact:  Two sites in the vicinity of the Project 

have open contamination cases. 971 C Street contains groundwater and soil 

contamination associated with seepage from a previous fueling station, and 970 C 

Street has groundwater contamination associated with seepage from underground 

storage tanks.  At 971 C Street, contaminated soil, groundwater, and gasses were 

removed, but monitoring continues.  Due to distance from the Project Site and 

groundwater flow direction, neither listing is considered to pose a threat to the 

Project Site, but the possibility of encountering soils and groundwater 

contamination in excess of allowable levels cannot be completely ruled out.  As 

such, the Project could result in accidental exposure to hazardous materials.  

(IS/MND p. 45-48). 
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 Finding:  Based on the Record, the City Council finds that changes or 

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

avoid or substantially lessen the potentially significant environmental impact 

related to potential contamination by implementation of Mitigation Measure 

HAZ-1.  

 

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

in the IS/MND to avoid or minimize the possibility of exposing construction 

workers and habitants of the project and neighboring parcels to soil and/or 

groundwater contaminants.  Mitigation Measure HAZ-1 requires the 

preparation of a Soil and Groundwater Management Plan (SGMP) prior to 

initiation of ground-disturbing activities.  The SGMP will address how the 

contractor will sample, handle, and dispose of contaminated soil and/or 

groundwater if unexpectedly encountered at the Project Site. 

I. Noise Impact:  Existing vehicular noise levels at the project site are between 60 

and 65 dBA due to traffic on U.S. 101, which is approximately 0.33 miles west of 

the project site.  In addition, the project will be exposed to the train horn noise from 

the adjacent SMART rail line.  Therefore, the impact associated with exposure to 

existing noise would be potentially significant.  (IS/MND p. 60-61) 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to 

exposure of the future residents of the development to ambient traffic noise from 

U.S. 101 and the SMART train horn by implementation of Mitigation Measure 

NOI-1. 

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

IS/MND to avoid potential impacts of noise from U.S. 101 and the SMART train 

horn on the future residents of the Project.  The measure requires a certified 

acoustical engineer to consult on the preparation of the Project’s final construction 

plans to ensure that the residences are designed with the proper noise-attenuating 

construction features to maintain interior noise levels of 45 dBA Ldn, as required 

by the City of Novato General Plan.  

J. Noise Impact:  Construction of the Project could involve the use of bulldozers and 

vibratory rollers, which could result in a significant impact on existing adjacent 

structures related to vibration.  Existing residences are located approximately 10 

feet from the Project Site’s eastern perimeter.  If vibratory rollers are used near the 

eastern boundary of the Project Site, vibration levels could exceed 0.2 in/sec at 

these residences, thus exceeding Federal Transit Administration (FTA) 

recommendations, and the impact would be significant. (IS/MND p.  61) 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to 

exposure of existing adjacent structures to construction-related groundborne 

vibration or noise.   
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 Facts in Support of Finding:  Mitigation Measure NOI-2 has been proposed in 

the IS/MND to avoid potential impacts of construction-related groundborne noise 

or vibration.  The measure requires the contractor to prohibit the use of vibratory 

rollers within 30-feet of existing residences, and to utilize plate compactors and 

smaller, rubber-tired equipment as feasible, and for the City of Novato Building 

Division to ensure this requirement is incorporated on the construction documents 

prior to issuance of grading permits. 

K. Noise Impact:  During construction of the Project, heavy equipment would be used 

for demolition, grading, excavation, paving, and building construction, which 

would temporarily increase ambient noise levels. (IS/MND p. 62) 

 Finding:  Based on the Record, the City Council finds that changes or alterations 

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

substantially lessen the potentially significant environmental impact related to a 

temporary increase in ambient noise due to construction by implementation of 

Mitigation Measure NOI-3. 

Facts in Support of Finding: Mitigation Measure NOI-3 has been proposed in the 

IS/MND to avoid impacts related to a temporary increase in ambient noise due to 

construction.  Mitigation NOI-3 requires the following to reduce daytime noise 

levels during construction of the Project: a) Provide enclosures and mufflers for 

stationary equipment, shrouding or shielding for impact tools, and barriers around 

particularly noisy operations, such as grading or use of concrete saws within 50 feet 

of an occupied sensitive land use; b) Use construction equipment with lower (less 

than 70 dB) noise emission ratings whenever possible, particularly air compressors 

and generators. c) Do not use equipment on which sound-control devices provided 

by the manufacturer have been altered to reduce noise control; d) Locate stationary 

equipment, material stockpiles, and vehicle staging areas as far as practicable from 

sensitive receptors; e) Prohibit unnecessary idling of internal combustion engines; 

f) Implement noise attenuation measures to the extent feasible (i.e., such that they 

do not impede efficient operation of equipment or dramatically slow production 

rates), which may include, but are not limited to, noise barriers or noise blankets. 

The placement of such attenuation measures shall be reviewed and approved by the 

Novato Building Division prior to issuance of development permit for construction 

activities; g) Designate a "construction liaison" that would be responsible for 

responding to any local complaints about construction noise. The liaison would 

determine the cause of the noise complaints (e.g., starting too early, bad muffler, 

etc.) and institute reasonable measures to correct the problem. Conspicuously post 

a telephone number for the liaison at the construction site; and h) Hold a pre-

construction meeting with the job inspectors and the general contractor/on-site 

project manager to confirm that noise mitigation and practices (including 

construction hours, construction schedule, and noise coordinator) are completed. 
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 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

AIR-1: BAAQMD-Recommended Basic Construction 

Mitigation Measures 

To limit the project’s construction-related dust and 

criteria pollutant emissions, the following BAAQMD-

recommended Basic Construction Mitigation Measures 

shall be included in the project’s grading plan, building 

plans, and contract specifications:  

a. All exposed surfaces (e.g., parking areas, staging 

areas, soil piles, graded areas, and unpaved access 

roads) shall be watered two times per day. 

Recycled water should be used wherever feasible.  

b. All haul trucks transporting soil, sand, or other 

loose material off-site shall be covered. 

c. All visible mud or dirt track-out onto adjacent 

public roads shall be removed using wet power 

vacuum street sweepers at least once per day.  The 

use of dry power sweeping is prohibited. 

d. All vehicle speeds on unpaved roads shall be 

limited to 15 mph. 

e. All roadways, driveways, and sidewalks to be 

paved shall be completed as soon as possible. 

f. Idling times shall be minimized either by shutting 

equipment off when not in use or reducing the 

maximum idling time to five minutes (as required 

by the California airborne toxics control measure 

Title 13, Section 2485 of California Code of 

Regulations [CCR]).  Clear signage shall be provided 

Project Engineer and 
Construction 
Contractor 

Prior to issuance of 
grading permit / 

during construction 

Director of 
Community 

Development 

Review 
specifications; 

monitor prior to 
and during regular 

inspections 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

2 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

for construction workers at all access points. 

g. All construction equipment shall be maintained 

and properly tuned in accordance with 

manufacturer’s specifications.  All equipment shall 

be checked by a certified mechanic and 

determined to be running in proper condition prior 

to operation. 

h. Post a publicly visible sign with the telephone 

number and person to contact at the Town 

regarding dust complaints.  This person shall 

respond and take corrective action within 48 

hours. The BAAQMD’s phone number shall also be 

visible to ensure compliance with applicable 

regulations. 

i. All exposed surfaces shall be watered at a 

frequency adequate to maintain minimum soil 

moisture of 12 percent. Moisture content can be 

verified by lab samples or moisture probe. 

j. All excavation, grading, and/or demolition 

activities shall be suspended when average wind 

speeds exceed 20 mph. 

k. Wind breaks (e.g., trees, fences) shall be installed 

on the windward side(s) of actively disturbed 

areas of construction. Wind breaks should have at 

maximum 50 percent air porosity. 

l. Vegetative ground cover (e.g., fast-germinating 

native grass seed) shall be planted in disturbed 

areas as soon as possible and watered 
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 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

3 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

appropriately until vegetation is established. 

m. The simultaneous occurrence of excavation, 

grading, and ground-disturbing construction 

activities on the same area at any one time shall 

be limited. Activities shall be phased to reduce the 

amount of disturbed surfaces at any one time. 

n. All trucks and equipment, including their tires, 

shall be washed off prior to leaving the site. 

o. Site accesses to a distance of 100 feet from the 

paved road shall be treated with a 6 to 12-inch 

compacted layer of wood chips, mulch, or gravel. 

p. Sandbags or other erosion control measures shall 

be installed to prevent silt runoff to public 

roadways from sites with a slope greater than one 

percent. 

q. Minimizing the idling time of diesel powered 

construction equipment to two minutes. 

r. The project shall develop a plan demonstrating 

that the off-road equipment (more than 50 

horsepower) to be used in the construction 

project (i.e., owned, leased, and subcontractor 

vehicles) would achieve a project wide fleet-

average 20 percent NOX reduction and 45 percent 

PM reduction compared to the most recent CARB 

fleet average. Acceptable options for reducing 

emissions include the use of late model engines, 

low-emission diesel products, alternative fuels, 

engine retrofit technology, after-treatment 
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 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

4 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

products, add-on devices such as particulate 

filters, and/or other options as such become 

available. 

s. Use low VOC (i.e., ROG) coatings beyond the local 

requirements (i.e., Regulation 8, Rule 3: 

Architectural Coatings). 

t. Require that all construction equipment, diesel 

trucks, and generators be equipped with Best 

Available Control Technology for emission 

reductions of NOx and PM. 

u. Require all contractors use equipment that meets 

CARB‘s most recent certification standard for off-

road heavy duty diesel engines. 

BIO-1 

Tree removal and vegetation clearing on the 

project site shall take place outside of the bird 

nesting season (February 1st through July 31st).  If 

tree removal and vegetation clearing cannot take place 

outside of the bird nesting season, a qualified biologist 

shall conduct pre-construction surveys for nesting birds 

and raptors.  If active nests are located in trees to be 

removed or nearby (within 200 feet), or in other 

vegetation to be removed on the site, tree removal and 

vegetation clearing shall be suspended until the young 

of the year have fledged and the nest(s) is/are no 

longer active, as determined by a qualified biologist. 

Construction 
Contractor and 

qualified biologist 

Prior to issuance of 
grading permit / 

prior to construction 

Director of 
Community 

Development 

Monitor prior to 
and during regular 

inspections 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

5 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

CUL-1 

In the event that archaeological traces are 

encountered, all construction within a 50-feet radius of 

the find will be halted, the Community Development 

Director will be notified, and an archaeologist shall 

examine the find within 24 hours of the discovery and 

make appropriate recommendations. If it is determined 

that the project could damage a historical or 

archaeological resource, mitigation shall be 

implemented in accordance with Public Resources Code 

(PRC) Section 21083.2 and Section 15126.4. 

Construction 
contractor and 
archaeological 

monitor 

During ground-
disturbing activities 

Director of 
Community 

Development  

Monitor during 
construction 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

CUL-2 

In the event that a paleontological resource is found 

during construction, excavation within 50 feet of the 

find shall be temporarily halted, the Community 

Development Director shall be notified, and a qualified 

paleontologist shall assess the discovery and made 

appropriate recommendations. If avoidance is not 

feasible, the paleontologist will prepare a 

recommended excavation plan. 

Construction 
contractor and 
paleontological 

monitor 

During ground-
disturbing activities 

Director of 
Community 

Development  

Monitor during 
construction 
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 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

6 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

CUL-3 

If human remains are discovered, excavation must be 

halted and the Marin County Coroner will be notified.  

The Coroner will determine whether or not the remains 

are Native American.  If the Coroner determines that 

the remains are not subject to his authority, he will 

notify the Native American Heritage Commission, who 

shall attempt to identify descendants of the deceased 

Native Americans. 

Construction 
Contractor and 
County Coroner 

During ground-
disturbing activities 

Director of 
Community 

Development  

Monitor during 
construction 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

GEO-1 

Prior to the issuance of any grading or construction 

permits, the design-level geotechnical investigation 

prepared by a licensed professional shall be reviewed 

and approved by the City Engineer.  All design 

measures, recommendations, design criteria, and 

specifications set forth in the design-level geotechnical 

investigation shall be implemented as a condition of 

project approval and incorporated into construction 

documents. 

Developer-contracted 
geotechnical engineer 

and City Engineer 

Prior to issuance of 
grading permit / 

prior to construction 

Building Division Review 
specifications; 

monitor prior to 
and during regular 

inspections 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

7 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

HAZ-1 

Prior to the initiation of ground-disturbing activities, a 

Soil and Groundwater Management Plan (SGMP) shall 

be prepared for approval by the City of Novato.  The 

SGMP shall describe sampling, handling, and disposal of 

contaminated soil and groundwater, and dewatering 

issues, for all soils on the project site.  A permit from 

the Novato Sanitary District shall be required for any 

proposed groundwater discharges to the NSD’s sewer 

system.  Any potentially contaminated soil shall be 

tested, classified, transported, and disposed of by a 

licensed hazardous material contractor and sent to an 

appropriate facility. 

Developer Prior to ground-
disturbing activities 

Director of 
Community 

Development 

Review 
specifications; 
monitor during 

construction 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

NOI-1 

The project applicant shall retain a certified acoustical 

engineer to participate in the development of final 

construction plans to ensure that residences are 

designed with the appropriate noise-attenuating 

construction features to maintain interior noise levels 

of 45 dBA Ldn, as set forth in the City of Novato 

General Plan.   The study shall be reviewed and 

approved by the Novato Building Division, and its 

recommendations incorporated into construction 

documents, prior to issuance of a building permit. 

Construction 
Contractor and 
project acoustic 

engineer 

Prior to issuance of 
building permit  

 

Building Division Review 
specifications; 
monitor during 
construction; 

review mitigation 
program if required 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

8 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

NOI-2 

The construction contractor shall prohibit the use of 

vibratory rollers within 30 feet of existing residences. 

Plate compactors and smaller, rubber-tired equipment 

shall be utilized as feasible. The City of Novato Building 

Division shall ensure that this requirement is 

incorporated into construction documents prior to 

issuance of grading permits. 

Construction 
Contractor 

Prior to issuance of 
grading permit /  

during construction 

Building Division Review 
specifications; 
monitor during 
construction; 

review mitigation 
program if required 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

NOI-3 

The project applicant and its successors shall ensure 

that the following practices are incorporated into the 

construction specification documents to be 

implemented by the project contractor: 

a. Provide enclosures and mufflers for 
stationary equipment, shrouding or shielding 
for impact tools, and barriers around 
particularly noisy operations, such as grading 
or use of concrete saws within 50 feet of an 
occupied sensitive land use. 

b. Use construction equipment with lower (less 
than 70 dB) noise emission ratings whenever 
possible, particularly air compressors and 
generators. 

c. Do not use equipment on which sound-
control devices provided by the manufacturer 
have been altered to reduce noise control. 

d. Locate stationary equipment, material 

Construction 
Contractor 

Prior to issuance of 
grading permit / 

during construction 

Building Division Review 
specifications; 
monitor during 
construction; 

review mitigation 
program if required 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

9 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

stockpiles, and vehicle staging areas as far as 
practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal 
combustion engines. 

f. Implement noise attenuation measures to the 
extent feasible (i.e., such that they do not 
impede efficient operation of equipment or 
dramatically slow production rates), which 
may include, but are not limited to, noise 
barriers or noise blankets. The placement of 
such attenuation measures shall be reviewed 
and approved by the Novato Building Division 
prior to issuance of development permit for 
construction activities. 

g. Designate a "construction liaison" that would 
be responsible for responding to any local 
complaints about construction noise. The 
liaison would determine the cause of the 
noise complaints (e.g., starting too early, bad 
muffler, etc.) and institute reasonable 
measures to correct the problem. 
Conspicuously post a telephone number for 
the liaison at the construction site. 

h. Hold a pre-construction meeting with the job 
inspectors and the general contractor/on-site 
project manager to confirm that noise 
mitigation and practices (including 
construction hours, construction schedule, 
and noise coordinator) are completed. 
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  CITY COUNCIL OF THE CITY OF NOVATO 

 

 ORDINANCE NO. ________ 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 

NOVATO ADOPTING AMENDMENTS TO THE MASTER 

PLAN (CONSISTING OF THE HAMILTON FIELD MASTER 

PLAN ADOPTED BY CITY OF NOVATO ORDINANCE NO. 

1298 AND AMENDED BY ORDINANCES 1311, 1322, 1335, 

1344, 1413, AND 1434) TO 1.) CHANGE THE HOUSING UNIT 

ASSIGNMENT FOR PLANNING AREA 19 FROM AT LEAST 

25 LOW AND VERY-LOW INCOME, AFFORDABLE SENIOR 

RENTAL HOUSING UNITS TO 14 MARKET RATE AND 2 

AFFORDABLE (ONE MODERATE AND ONE LOW INCOME) 

FOR-SALE SENIOR HOUSING UNITS, 2.) REDUCE A 

REQUIRED 150-FOOT SETBACK FROM NEARBY PG&E 

POWERLINES TO 100-FEET AND ELIMINATE A 

REQUIREMENT TO DISTRIBUTE LITERATURE 

DESCRIBING BEST PRACTICES TO MINIMIZE EXPOSURE 

TO INTERIOR EMFS, AND 3.) ALLOW LOT COVERAGE FOR 

PLANNING AREA 19 TO BE AS INDICATED ON THE 

PRECISE DEVELOPMENT PLAN EXHIBIT FOR THE 

HAMILTON COTTAGES PROJECT 

 

WHEREAS, the City Council of the City of Novato ("City") adopted Ordinance No. 1298 

on June 22, 1993, approving the Hamilton Field Master Plan (also known as, New Hamilton 

Partnership Master Plan) - hereafter “Master Plan,” as subsequently amended by Ordinance Nos. 

1311, 1322, 1335, 1344, 1413, and 1434; and 

  

 WHEREAS, the City received an application (P2015-071) proposing to develop Hamilton 

Cottages (hereafter “Project”), a 16-unit, for-sale, single-family residential development reserved 

for primary occupancy by a senior resident of 62 years or older, on APN 157-860-03 (commonly 

known as “Senior Triangle” and “Planning Area 19” – hereafter “Project Site”); and  

 

WHEREAS, the Project Site is part of the Hamilton Field Master Plan area and is subject to 

the Master Plan; and 

 

WHEREAS, the Master Plan is proposed to be amended to:  1) change the housing unit 

assignment for the Project Site from at least 25 low and very-low income, affordable senior rental 

housing units to 14 market rate and 2 affordable (one moderate and one low income) for-sale 

senior housing units, 2) reduce a required 150-foot setback from nearby PG&E powerlines to 
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100-feet and eliminate a requirement to distribute literature describing best practices to minimize 

exposure to interior EMFs, and 3) allow lot coverage to be as indicated on the Precise 

Development Plan Exhibit for the Project; and 

 

WHEREAS, an Initial Study/Mitigated Negative Declaration ("IS/MND") was prepared in 

compliance with the requirements of the California Environmental Quality Act ("CEQA") and the 

City of Novato Environmental Review Guidelines, which analyzed the requested amendments to 

the Master Plan, and the other development entitlements required for the Project, including a 

Precise Development Plan, Design Review, and a Vesting Tentative Subdivision Map, and the 

operation and construction of the Project itself, to determine if these actions would result in 

significant physical impacts to the environment; and 

  

 WHEREAS, the IS/MND did not identify any significant environmental impacts arising 

from the requested amendments to the Master Plan, the other development entitlements required 

for the Project, or the operation and construction of the Project itself that could not be mitigated to 

a less than significant level; and 

 

 WHEREAS, on the basis of the analysis in the MND/IS and the mitigation measures 

contained therein, the City Council, by separate resolution adopted prior hereto, did adopt a 

Mitigated Negative Declaration for the Project. The City Council did consider the Mitigated 

Negative Declaration and Initial Study prior to taking action on the Project and its associated 

development entitlements, including the proposed amendments to the Master Plan at issue herein; 

and 

 

WHEREAS, the Novato Planning Commission conducted a public hearing on August 29, 

2016, to consider and receive public testimony on the proposed Project, including the amendments 

to the Master Plan and the other development entitlements required for the Project. At this hearing, 

the Planning Commission adopted Resolution 2016-005 recommending the City Council 

conditionally approve the proposed amendments to the Master Plan; and 

 

WHEREAS, notices describing the City Council's public hearing on the Project, including 

the CEQA MND/IS, the proposed amendments to the Master Plan, and the Project’s other 

associated development entitlements were sent to all affected property owners within 600-feet of 

the boundaries of the Project Site, all property owners within the Newport, Sunny Cove, and 

Inspiration neighborhoods, all public agencies potentially serving the Project or having some 

oversight of the Project's construction, all responsible, trustee agencies, and tribal organizations, 

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

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

16, 2016. 
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NOW THEREFORE THE CITY COUNCIL OF THE CITY OF NOVATO DOES FIND 

AND ORDAIN AS FOLLOWS: 

 

SECTION 1:  The Record of Proceedings ("Record") upon which the City Council bases its 

decision on the Master Plan Amendments includes, but is not limited to: (1) the Mitigated 

Negative Declaration/Initial Study (collectively “MND/IS”) and the appendices and technical 

reports cited in and/or relied upon in preparing the MND/IS, (2) the staff reports, City files and 

records and other documents prepared for and/or submitted to the City relating to the MND/IS, the 

Master Plan Amendments, and the Project's other associated development entitlement requests (3) 

the evidence, facts, findings and other determinations set forth in this ordinance, (4) the City of 

Novato 1996 General Plan and its related EIR, the Novato Municipal Code, the Final 

Environmental Impact Statement for the Disposal and Reuse of the Department of Defense 

Housing Facility, and the Final EIR for the Hamilton Field Redevelopment Project, (5) all designs, 

plans, studies, data and correspondence submitted to the City in connection with the MND/IS, the 

Master Plan Amendments, the Project, and the Project's associated development entitlement 

requests (6) all documentary and oral evidence received at public workshops, meetings, and 

hearings or submitted to the City during the comment period relating to the MND/IS, the Master 

Plan Amendments, the Project, and the Project's associated development entitlement requests (7) 

all other matters of common knowledge to the City Council including, but not limited to, City, 

state, and federal laws, policies, rules, regulations, reports, records and projections related to 

development within the City of Novato and its surrounding areas. 

 

 The location and custodian of the records is the Novato Community Development 

Department, 922 Machin Avenue, Novato, California, 94945. 

 

Section 3. Findings 

 

SECTION 2:  The City Council makes the following findings as required by 

Section 19.42.060.E.3 of the Novato Municipal Code with the respect to the proposed 

amendments to the Master Plan as described in Exhibit A attached hereto: 

 

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

goals and policies of the General Plan as set forth in Exhibit B, attached hereto 

and incorporated herein by reference; 

 

The following discussion addresses the key issue of land use, density, and affordable housing 

as it relates to the Project’s consistency with the General Plan. The Project is consistent with all 

applicable objectives, policies, and programs of the General Plan as set forth in Exhibit B 

attached hereto and incorporated herein by reference. Exhibit B, attached hereto and 

incorporated herein by reference, which provides a detailed listing of policies and programs of 

the General Plan and conditions and design guidelines of the Master Plan applicable to the 

Project and provides supporting facts regarding the Project’s consistency therewith.  
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Master Plan Revision No. 1 

 

Land Use and Density 

 

The General Plan Land Use Designation applicable to the Project Site is Medium Density Multiple 

Family Residential (R10). The R10 designation, pursuant to LU Table 2 of the General Plan, 

permits detached or attached single-family dwellings at a density range of 10.1 to 20 dwelling 

units per acre, as well as multiple family dwellings, two-family dwellings, recreation, home 

occupations, community facilities, and other similar uses. With 16 single-family homes proposed 

for the 1.5 acre Project Site, the Project would be developed with a density of 10.67 units/acre 

consistent with the General Plan’s density requirements for the R10 land use designation. 

 

Affordable Housing  

 

Novato’s 2015 – 2023 Housing Element includes an inventory of sites and entitled projects 

demonstrating the City’s ability to meet its Regional Housing Needs Allocation (RHNA) as 

calculated by the Association of Bay Area Governments. The 25 senior affordable units currently 

identified for development in Planning Area 19 are recognized in the Housing Element as an 

entitled project contributing to meeting Novato’s current RHNA in the low (12 units) and very low 

(13 units) income categories. The following tables address the effect of the proposed Master Plan 

amendment on the City’s ability to continue meeting its RHNA obligation for the planning period 

covering 2015 – 2023 consistent with the Housing Chapter of the General Plan. 

 

 

 

Table I 

Existing 2015 – 2023 RHNA 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 33 78 

Low 65 90 (25) 

Moderate 72 64 8 

Above Moderate 167 92 75 

Total Units 415 279 136* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 
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Table II 

2015 – 2023 RHNA with Master Plan Amendment 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 20 (less 13) 91 

Low 65 79 (less 11) (14) 

Moderate 72 65 (plus 1) 7 

Above Moderate 167 106 (plus 14) 61 

Total Units 415 270 145* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

 

 

Table III 

Satisfying Remaining Need Based with Master Plan Amendment 

 
 Very 

Low 

Low Moderate Above 

Moderate 

Total 

RHNA  111 65 72 167 415 

Units Built, Under Construction, or Approved 20 79 65 106 270 

Affordable Housing Opportunity Sites 100 101   201 

Medium Density, Multi-Family Sites   23  23 

Mixed Use    124  124 

Single Family     255 255 

Accessory Dwelling Units 15 9   24 

Total Capacity 135 189 212 361 897 

% of RHNA 121% 290% 294% 216% 216% 

 

As indicated by Table III, the City would maintain a sufficient inventory of potential residential 

units in all income categories with the proposed Master Plan amendments, including an ongoing 

surplus of units in the very low and low income categories.  Based on the information above, the 

Project is considered to be consistent with the Housing Element of the General Plan with respect to 

meeting Novato’s RHNA for the planning period covering 2015 through 2023.   

 

The Affordable Housing Plan of the Master Plan set a goal of reserving 10% of the total housing 

units in the Master Plan area for affordable housing and set target numbers for affordable units in 

two phases of development. The affordable housing units could be traded between the 

development phases so long as the total number of affordable housing units met the 10% goal.   

 

The Master Plan area has been developed with a total of 958 dwelling units, including 128 

affordable senior apartments at the Hamilton Villas. This number of affordable units represents 

13.3% of the total number of dwellings in the Master Plan area. The Project would add 16 units, 

two of which would be reserved as affordable units. With the Project, the total number of 

dwellings in the Master Plan area would increase to 974 and the affordable unit count would 

increase to 130 units. The resulting percentage of affordable units would remain 13.3%. Based on 

these figures, the affordable housing goal of 10% would continue to be exceeded under the Master 

Plan amendment proposed for the Project Site. 
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Government Code Section 65584 

 

In accordance with Government Code Section 65863, in order to permit the reduction of density 

for the property from that assumed in the Housing Element, the City must make findings that (1) 

the reduction is consistent with the adopted General Plan, including the Housing Element; and (2) 

the remaining sites identified in the Housing Element are adequate to accommodate the City’s 

share of the regional housing need pursuant to Section 65584. 

 

Based on the discussion and data provided above, the reduction of density associated with the 

proposed project would still be consistent with the general plan, including the housing element, 

and the City can make the finding that even with the reduction, the City can continue to meet its 

regional housing needs overall and in all income categories. 

 

Master Plan Revision No. 2 

 

The Project includes a proposal to amend condition No. 17 to reduce the setback requirement from 

existing PG&E electrical transmission lines from 150-feet to 100-feet and eliminate subsection (b) 

addressing best practices to minimize EMF exposure. The proposed 100-foot setback line would 

fall at the faces of the garages on the west side of the Project, four of which have bonus rooms 

above. 

  

The Novato General Plan addresses EMFs through the following objective, policy, and programs: 

 

SF Objective 9  - Reduce community exposure to electromagnetic field radiation. 

 

SF Policy 32 Electromagnetic Field (EMF) Radiation in Land Use Decisions.  

Consider information regarding EMF radiation from new electrical transmission 

lines and substations in making land use decisions. 

 

SF Program 32.1:  Consider adopting EMF regulations consistent with State or 

Federal guidelines, if they become available. 

 

SF Program 32.2:  Obtain updated information on EMF radiation levels of existing and 

proposed electrical transmission facilities and relate those to the latest standards that are 

emerging from ongoing research.   

 

The City commissioned a review of the latest standards applicable to EMFs to determine whether 

there is new scientific evidence, established policies, or CEQA impact thresholds related to EMF 

exposure. After reviewing the latest information regarding EMFs it was determined that: (1) there 

is no agreement among scientists that EMFs create a potential health risk; (2) there are no adopted 

state or federal regulations requiring residential setbacks from high voltage electric transmission 

lines; and (3) there are no defined or adopted CEQA thresholds for assessing health risk from 

EMFs.  

 

While there are no federal or state regulations for setbacks of residences from high voltage 

powerlines, and it is not a CEQA impact issue, the study considered regulations from other 
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California jurisdictions that have setback restrictions from such powerlines. Most jurisdictions do 

not have setback requirements. Of those with setback regulations, none had setbacks for residences 

greater than 100-feet from 60 kV overhead powerlines. The study noted Title 5 of the California 

Code of Regulations allows new school sites to be constructed within 100-feet of 60 kV overhead 

powerline easements, and accepts reductions to 100 feet from the centerline of the easement.  

 

Recognizing most jurisdictions do not require setbacks for EMF exposure from overhead 

powerlines, the requested 100-foot setback from the centerline of the 60 kV powerlines is more 

consistent with the standard imposed by other jurisdictions that have such setbacks. Based on the 

observations above, a 100-foot setback from the centerline of the 60 kV powerlines is considered 

to be acceptable and consistent with the noted objective, policy, and programs addressing EMFs. 

 

Subsection (b) of Master Plan condition No. 17 is proposed to be deleted recognizing there are no 

commonly accepted best practices to minimize interior exposure to EMF. This observation is in 

addition to the information above regarding the lack of agreement on the health risks of EMF 

exposure and absence of state or federal standards for EMFs. Based on these circumstances, 

eliminating Subsection (b) of Master Plan condition No. 17 would not be inconsistent with the 

noted objective, policy, and programs of the General Plan addressing EMFs.  

 

Master Plan Revision No. 3 

 

Master Plan revision No. 3 addresses lot coverage for the Project. The Novato General Plan does 

not regulate lot coverage in residential zones; therefore, the requested revision to eliminate the lot 

coverage requirements of the Master Plan is consistent with the Novato General Plan.  

 

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

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

 

The CEQA IS/MND prepared for the proposed Master Plan amendments and the Project analyzed 

the ability of local government services and public utilities to serve future development at the 

Project Site based on the land use, development intensity, and design of the Project. This review 

included considering comments from the Novato Fire Protection District, Novato Sanitary 

District, and North Marin Water District regarding their services and infrastructure. The IS/MND 

also reviewed the demand for public parks and other government service facilities.  

 

The IS/MND confirmed the noted service providers have sufficient capacity, facilities, 

infrastructure, equipment, and staff to serve the Project. These agencies will review the Project's 

construction detail drawings submitted through the local building permit process to confirm all 

utility connections and infrastructure upgrades required for the Project are designed and installed 

appropriately. All other utilities, including electricity, gas, cable, internet, and telephone service 

are located in the Hamilton Parkway right-of-way and are available to the Project.  The IS/MND 

confirmed the City's existing park and recreation facilities at Hamilton Field and local government 

facilities have sufficient capacity to serve the Project.  
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3. The proposed Master Plan development concepts are reasonably suited to the 

specific characteristics of the site and the surrounding neighborhood; and 

 

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

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

surrounding neighborhood. 

 

Facts in Support of Findings No. 3 and 4:  

 

Existing Land Use Compatibility 

 

The Project Site is located in an area that is predominantly characterized by single-family 

development (Newport Subdivision) and is currently designated for senior housing of a greater 

density than proposed by the Master Plan amendment. Accordingly, the Project is considered to be 

compatible with the existing land uses noted above given the known low intensity of use common 

to senior housing, including modest traffic volumes (as indicated by the existing level of service – 

LOS Grades A, B, and C - found at the intersections serving Hamilton Field) and minimal noise 

generation (as indicated by existing noise contours described in the Novato General Plan Update 

Existing Conditions Report). The CEQA IS/MND confirmed the Project’s operations would 

generate minimal traffic (11 AM/7 PM peak hour trips) and would not cause a significant increase 

in ambient noise in the surrounding area.   

 

The CEQA IS/MND concluded the Project would not cause any significant construction related 

impacts that could not be reduced to a less than significant level with the application of feasible 

mitigation measures.  In addition, the CEQA IS/MND found the Project would not be impacted 

by operation of the nearby SMART rail station. The mitigation measures recommended in the 

IS/MND will be implemented to reduce or avoid potential construction and operational related 

impacts in the areas of air quality, biological resources, cultural resources, geology and soils, 

hazards and hazardous materials, and noise. The mitigation measures contained within the 

IS/MND and Mitigation Monitoring and Reporting Program (MMRP) are to be adopted as 

conditions of approval to Precise Development Plan for the Project.  

 

The Project is located on Hamilton Parkway, where the adjacent single family home 

neighborhoods have homes oriented to back up to Hamilton Parkway with a stucco wall at the rear 

property lines along the Hamilton Parkway street frontage.  Likewise, the proposed Project’s 

single family homes are focused inward to a common courtyard, with a stucco wall along the rear 

property lines on Hamilton Parkway.  While the garages are clustered, rather than all being 

attached to the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping.  The garages will not be a 
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prominent feature of the development.  Triangular sites are traditionally very difficult to utilize 

efficiently.  The clustering of garages and vehicular access along the western property line allows 

the project to be configured to efficiently utilize the triangular shape of the site for 16 single-family 

homes while accommodating various amenities, including a central outdoor plaza, community 

room, and communal garden area. These improvements are well suited to the characteristics of the 

site and compatible with other developments in the surrounding area. 

 

Based on the observations above, the Project is considered to be compatible with adjacent land 

uses and those in the larger Hamilton Field community.  

 

Future Land Use Compatibility 

 

The Project is located in an area that is predominantly developed and is unlikely to realize any 

significant changes in land use in the future. The properties to the east and north of the property are 

developed with single-family homes. While there are community facility properties west of the 

Project Site owned by the Novato Unified School District that could be further developed in the 

future, they are separated from the project site by the SMART rail line and a vacant city-owned 

property adjacent to the Project Site. Access to the Project Site and guest/public parking will be 

constructed in conjunction with the Project on the abutting city parcel, as well as a street stub out to 

accommodate the possibility of extending B Street if desired in the future.   

 

The Project is considered to be compatible with the adjacent residential uses and future possible 

uses of the properties to the west. As stated earlier, the Project generates minimal traffic and does 

not emit significant noise.  Accordingly, the Project would not disturb or otherwise interfere with 

the neighboring residential uses or nearby educational uses.  

 

Based on the observations above, the Project is considered to be compatible with future land uses 

that may locate in the project area. 

 

On August 29, 2016, the Novato Planning Commission considered the master plan amendments 

and the recommendation of the Design Review Commission regarding the Project’s site design, 

massing, and architectural concept. The Planning Commission adopted a resolution 

recommending the City Council approve the master plan amendments on the basis of the Design 

Review Commission’s recommendation and the required findings for Design Review, the 

applicable design related policies of the Novato General Plan, and applicable design policies and 

guidelines of the Master Plan. 

 

SECTION 3:  The City Council hereby approves the proposed amendments to the Master Plan, as 

more fully described in Exhibit A attached hereto, subject to the following conditions of approval: 
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Indemnity and Time Limitations 

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

indemnify, and hold harmless the City and its agents, officers, attorneys, and 
employees from any claim, action, or proceeding brought against the City or its agents, 
officers, attorneys, or employees to attack, set aside, void, or annul the Planning 
Commission’s recommendation to the City Council at issue herein. This 
indemnification shall include damages or fees awarded against the City, if any, costs of 
suit, attorney’s fees, and other costs and expenses incurred in connection with such 
action whether incurred by the developer, the City, and/or parties initiating or bringing 
such action. 

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

indemnify, and hold harmless the City, its agents, employees, and attorneys for all costs 
incurred in additional investigation of or study of, or for supplementing, preparing, 
redrafting, revising, or amending any document, if made necessary by said legal action 
and the developer desires to pursue securing such approvals, after initiation of such 
litigation, which are conditioned on the approval of such documents in a form and 
under conditions approved by the City Attorney. 

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

the City shall promptly notify the developer of the existence of the claim, action, or 
proceeding, and the City will cooperate fully in the defense of such claim, action, or 
proceeding.  Nothing herein shall prohibit the City from participating in the defense of 
any claim, action, or proceeding; the City shall retain the right to (i) approve the 
counsel to so defend the City, (ii) approve all significant decisions concerning the 
manner in which the defense is conducted, and (iii) approve any and all settlements, 
which approval shall not be unreasonably withheld.  The City shall also have the right 
not to participate in said defense, except that the City agrees to cooperate with the 
developer in the defense of said claim, action, or proceeding.  If the City chooses to 
have counsel of its own to defend any claim, action, or proceeding where the developer 
has already retained counsel to defend the City in such matters, the fees and expenses 
of the counsel selected by the City shall be paid by the developer. 

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

the City for all the City’s costs, fees, and damages which the City incurs in enforcing 
the above indemnification provisions. 

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

decision must be sought is governed by California Code of Civil Procedure, Section 
1094.6. 

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

requirements, reservation requirements, and other exactions. Pursuant to Government 
Code Section 66020(d)(1), the conditions constitute written notice of a statement of the 
amount of such fees and a description of dedications, reservations, and other exactions.  
You are hereby further notified that the 90-day approval period in which you may 
protest these fees, dedications, reservations, and other exactions pursuant to 
Government Code Section 66020(a), has begun.  If you fail to file a protest within this 
90-day period complying with all of the requirements of Section 66020, you will be 
legally barred from later challenging such exactions. 
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SECTION 4:  Severability   
 
If any section, subsection, sentence, clause, phrase, or portion of this ordinance is for any reason 
held invalid or unconstitutional, such decision shall not affect the validity of the remaining 
portions of the ordinance. 
 
The City Council hereby declares that it would have passed this and each section, subsection, 
clause, or phrase thereof irrespective of the fact that any one or more sections, subsections, 
phrases, or clauses be declared unconstitutional on their face or as applied. 
 
SECTION 5:  Publication and Effective Date 
 
This ordinance shall be published in accordance with applicable provisions of law, by either: 
 

publishing the entire ordinance once in a newspaper of general circulation, published in 

the City of Novato, within fifteen (15) days after its passage and adoption, or  

 

publishing the title or appropriate summary in a newspaper of general circulation, 

published in the City of Novato, at least five (5) days prior to adoption, and a second time 

within fifteen (15) days after its passage and adoption with the names of those City 

Councilmembers voting for and against the ordinance. 
 
This ordinance shall go into effect thirty (30) days after the date of its passage and adoption. 
 
*  *  *  *  *  * 

 

I HEREBY CERTIFY that the foregoing ordinance was duly and regularly adopted by the City 

Council of the City of Novato, Marin County, California, at a meeting thereof, held on the 25th day 

of October, 2016, by the following vote, to wit:   

 

AYES:  Councilmembers 

NOES:  Councilmembers 

ABSTAIN: Councilmembers 

ABSENT: Councilmembers 

 

 

       

Deputy City Clerk of the City of Novato  

 

Approved as to form: 

 

 

 

       

City Attorney of the City of Novato 
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Attachments 

 

Exhibit A –  Amendments to the Hamilton Field Master Plan for Hamilton Cottages 

Exhibit B -  Hamilton Cottages Consistency with General Plan and Hamilton Field Master Plan  

 

Ref: P2015-071  
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EXHIBIT A 

 

AMENDMENTS TO HAMILTON FIELD MASTER PLAN FOR HAMILTON COTTAGES  

 

Text Revision 1: 

 

Master Plan Condition No. 8. (c) shall be amended as follows: 

 

 Within Planning Area 19 of Phase II there shall be at least 25 16 senior low income and 

very low income rental housing units. 

 

Master Plan Exhibit A shall be revised as set forth in Exhibit A-1, attached hereto and incorporated 

herein by reference. 

 

Text Revision 2: 

 

Master Plan Condition No. 17 shall be amended as follows: 

 

17.  A 150-foot 100-foot building setback for all structures for human occupancy shall be 

established from the PG&E Tower Line Easement as measured from its centerline.  The 

developer shall provide the following disclosure and instruction regarding electromagnetic 

field (EMF) exposure: 

 

(a)  Provide written disclosure to home buyers and tenants on parcels adjacent to 

the 60 kV Tower Line Easement regarding the proximity of housing units to the 

lines and attach the EMF study included in the FSEIR or an update of said study. 

  

(b)  Provide information on best practices to designers and contractors for 

development of all parcels regarding how to reduce interior exposure to EMF. 

Text Revision 3: 

 

Master Plan Condition No. 7 shall be amended as follows: 

 

7.  Maximum single family detached residential lot coverage for all structures shall be 

50% of lot area, and maximum building height shall be two stories. For development of 

Planning Area 19, lot coverage shall be as indicated on the Precise Development Plan 

Exhibit for Hamilton Cottages. 
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EXHIBIT B 

 

HAMILTON COTTAGES 

 

NOVATO GENERAL PLAN & HAMILTON FIELD MASTER PLAN 

 CONSISTENCY & ADVANCEMENT FINDINGS 

 

 

1996 NOVATO GENERAL PLAN 

 

LAND USE CHAPTER 

 

LU Policy 1 Implementation of Land Use Map.  Implement the Land Use 

Designations Map by approving development and conservation projects consistent 

with the land use definitions, densities and intensities indicated in LU Table 2.  

Ensure consistency between the General Plan, the Zoning Ordinance, and other 

land use regulations. 

 

LU Policy 2 Development Consistent with General Plan.  Allow development at any 

density within the range shown by the Land Use Designations Map provided applicable 

objectives, policies and programs of all chapters of the General Plan are met.  Maximum 

densities (top of stated density range applied to total gross acreage) may in some cases be 

achieved, but there is no guarantee of achieving the maximum density. 

 

Facts in Support:  The Project includes 16 single-family dwellings on a 1.5 acre parcel 

representing a density of 10.67 dwelling units/acre, which meets the land use and density 

requirement of 10-20 dwelling units/acre for the Medium Density Multiple Family Residential 

(R10) land use designation of the General Plan.  Based on these facts, the Project is consistent 

with and advances LU Policies 1 and 2.  

 

LU Policy 7 Growth Management. Recognize the available and planned capacity of 

infrastructure and public services when considering proposals for development. 

 

Facts in Support: The Project was referred to the Novato Public Works Department, Novato 

Sanitary District, North Marin Water District, and the Novato Fire Protection District.  These 

government entities are responsible for ensuring the provision of adequate infrastructure for water, 

sewer, emergency medical/fire, and stormwater control.  Each agency provided conditions of 

approval intended to insure the Project provides adequate infrastructure.  These conditions of 

approval are to be adopted for the Project and implemented through the construction design and 
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physical construction phases of the Project.  These agencies did not identify any service 

constraints to serve the Project on an individual or cumulative basis. 

 

The CEQA IS/MND prepared for the Project analyzed the ability of local government services and 

public utilities to serve future development at the Project Site based on the land use, development 

intensity, and design of the Project.  The IS/MND also reviewed the demand for public parks and 

other government service facilities.  The IS/MND confirmed all public services have sufficient 

capacity, facilities, infrastructure, equipment, and staff to meet the needs of the Project on an 

individual and cumulative basis. 

 

Based on the above and the analyses contained in the CEQA IS/MND, incorporated herein by 

reference, the Project is considered to be consistent with LU Policy 7. 

 

TRANSPORTATION CHAPTER  

 

TR Policy 4 Level of Service Standards.  Establish traffic Level of Service (LOS) 

standards for use in (1) evaluating the impacts of proposed development projects so 

the project can be redesigned or effective mitigation measures can be implemented, 

(2) making improvements to the roadway system, and (3) determining appropriate 

traffic impact fees. 

 

TR Program 4.1:  Establish traffic Level of Service standards as follows: 

a. At intersections with signals or four-way stop signs:  operation at LOS D 

b. At intersections with stop signs on side streets only:  operation at LOS E. 

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential traffic 

implications of constructing and operating the Project at the Project Site both individually and 

cumulatively. The IS/MND concluded the Project's incremental addition of 11 AM and 7 PM peak 

hour trips would not cause the intersections serving the Project Site to exceed the level of service 

(LOS) thresholds established by TR Program 4.1 either individually or cumulatively (based on the 

anticipated build-out of the 1996 Novato General Plan).  The intersections serving the Project 

would continue to operate in the LOS A, B, and C ranges.  Based on the findings of the traffic 

analysis presented in the IS/MND, the Project is considered to be consistent with and advance 

Transportation Policy 4. 

 

TR Policy 11 Traffic Safety.  Improve the safety of the roadway system. 

 

Facts in Support:  The CEQA IS/MND prepared for the Project analyzed the potential for safety 

hazards related to roadway operations and project design, as well as cumulative impacts on 

roadway infrastructure. The IS/MND concluded the Project does not create safety hazards for 
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pedestrians, bicyclists, or motorists and would have no significant impact on the roadway network 

under conditions with the Project’s operation or cumulatively with other potential projects. 

Furthermore, the project has been reviewed and conditioned by Novato Public Works to be 

consistent with development standards of Chapter 5 addressing streets, and pedestrian and bike 

circulation. 

 

Based on the above, the Project is considered to be consistent with TR Policy 11. 

 

HOUSING 

 

HO Policy 3.2 Design that Fits into the Neighborhood Context.  It is the City’s intent that 

neighborhood identity and sense of community will be enhanced by designing all new 

housing to have a transition of scale and compatibility in form to the surrounding area.  

 

HO Policy 3.3 Housing Design Principles.  The intent in the design of new housing is to 

provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    

 

a. Reduce the perception of building bulk.  In multi-unit buildings, encourage 

designs that break up the perceived bulk and minimize the apparent height and 

size of new buildings, including, for example, the use of upper story setbacks 

and landscaping. Application of exterior finish materials, including siding, 

trim, windows, doors and colors, are important elements of building design and 

an indicator of overall building quality. 

 

b. Recognize existing street patterns. Where appropriate, encourage transitions in 

height and setbacks from adjacent properties to respect adjacent development 

character and privacy.  Design new housing so that, where appropriate, it 

relates to the existing street pattern. 

 

c. Enhance the “sense of place” by incorporating focal areas where appropriate. 

Design new housing around natural and/or designed focal points, emphasized 

through pedestrian/pathway or other connections. 

 

d. Minimize the visual impact of parking areas and garages. Discourage home 

designs in which garages dominate the public façade of the home (e.g. 

encourage driveways and garages to be located to the side or rear of buildings, 

or recessed, or along rear alleyways or below the building in some higher 

density developments). 
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Facts in Support:  The Project Site is located adjacent to the Newport neighborhood, a 

single-family residential development with modern homes of a Spanish architectural style. 

Craftsman is another architectural style found at Hamilton Field. The Master Plan’s Design 

Guidelines allow for a variety of architectural styles, and makes the following reference to other 

design vernaculars, “Marin County’s early twentieth century neighborhoods, which are also 

historically and visually appropriate. Bungalow, craftsman, early Victorian, farm country style 

are examples of architectural style prevalent in these older neighborhoods.”  The proposed 

California Craftsman/Cottage style homes are considered to be consistent with the architectural 

styles found in the Master Plan area and the Spanish styled homes in the adjacent Newport 

development. 

 

The Project is being presented as a “pocket neighborhood” featuring homes clustered around a 

central courtyard with a slightly higher density of 10.7 dwelling units/acre than the adjacent 

Newport neighborhood.  Although proposed at a higher density, the new homes range in size 

from 1,496 square feet to 2,580 square feet, and average 1,917 square feet, which is smaller than 

the neighboring single-family residences averaging approximately 3,000 square feet. The new 

homes would be two-stories, which is comparable to neighboring residences to the east and north.  

Notably, the project site is approximately 3-feet lower than units to the east. Based on these 

observations, the proposed two-story units are not anticipated to be imposing from a mass and 

height perspective and are considered to be compatible with the surrounding pattern of 

development. 

 

The Project includes various design elements consistent with the design principles of Housing 

Policy 3.3, including: 

 

 A mix of one- and two-story massing throughout, and the use of shed roofs over porches 

and varying exterior surface materials, textures, colors, and window and door trim to 

break-up and add interest to the façades of the buildings.  

 

 Incorporating a stub out for the possible future extension of B Street, accessing the 

Project from that street stub, and extending the existing stucco wall fronting Hamilton 

Parkway. 

 

 Incorporating a landscaped common area central to the neighborhood for the enjoyment 

of residents and visitors, and landscaped pedestrian pathways connecting the entrances 

and parking area of the Project to the central common area and homes. 

 

 Limiting the vehicular access, guest/public parking area, and garages to the western 

edge of the property, to prevent a garage-dominated view of the fronts of the houses, 

which instead open onto the common area. 

 

 The adjacent single family home neighborhoods have homes oriented to back up to 

Hamilton Parkway with a stucco wall at the rear property lines along the Hamilton 

Parkway street frontage.  Likewise, the proposed Project’s single family homes are 

focused inward to a common courtyard, with a stucco wall along the rear property lines 
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on Hamilton Parkway.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a 

prominent feature of the development. 

 

The Project was presented to the Novato Design Review Commission on January 6, 2016 and 

March 16, 2016.  The purpose of these meetings was to review the Project’s site design, massing, 

and architectural concepts in light of the design related policies of the Novato General Plan and the 

adopted Design Review Guidelines of the Master Plan, the physical characteristics of the Project 

Site, and the pattern of surrounding development.  

 

The Design Review Commission adopted a motion recommending the Planning Commission and 

City Council approve the site design, massing, and architectural concepts for the Project.  The 

Design Review Commission recognized the Project for its well resolved site plan, appropriate 

mass/scale, and generally acceptable architectural concept.  The Design Review Commission 

made the observations that the Project would be compatible with the characteristics of the Project 

Site and surrounding residential development.  The Design Review Commission’s 

recommendation was based on the required findings for Design Review, applicable design related 

policies of the Novato General Plan and the Design Guidelines of the Master Plan.   

 

Based on the above, the Project is considered to be consistent with HO Policy 3.3. 

 

HO Policy 7.2 Variety of Housing Choices. In response to the broad range of 

housing needs in Novato, the City will strive to achieve a mix of housing types, 

densities, affordability levels and designs. The City will work with developers of 

‘non-traditional’ and innovative housing approaches relating to the design, 

construction and types of housing that meet local housing needs, which may 

include, but not limited to, provision of the following types of housing at varying 

affordability levels:  

 

a. Owner and renter housing  

b. Small and large units  

c. Single and multi-family housing  

d. Housing close to jobs and transit  

e. Mixed use housing  

f. Supportive housing  

g. Single Room Occupancy units (SRO’s)  

h. Shared living opportunities and co-housing  

i. Manufactured housing  

j. Self-help or “sweat equity” housing  

k. Cooperatives or joint ventures  
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l. Assisted living  

 

Facts in Support:  The Project will provide a single-family home product that is restricted to 

senior occupancy, with two residences reserved as affordable to low (1 unit) and moderate (1 unit) 

income categories.  

 

Based on the above, the Project is considered to be consistent with HO Policy 7.2. 

 

HO Policy 12.1 Special Needs Groups.  The City will actively promote the development 

and rehabilitation of housing to meet the needs of special needs groups, including the needs 

of seniors, people living with disabilities, farmworkers, the homeless, people with 

long-term physical illnesses, people in need of mental health care, single parent families, 

large families, and other persons identified as having special housing needs in Novato. 

 

Facts in Support:  Then Project will offer 16 single-family homes reserved for primary occupancy 

by senior aged 62 years or older. The units will feature a master bedroom on the first floor, offering 

single-level living for seniors who may have mobility problems and the ability to have a caretaker 

live upstairs. The Project directly addresses a needed housing type (seniors) supported by HO 

Policy 12.1. 

 

Based on the above, the Project is considered to be consistent with HO Policy 12.1. 

 

Housing Element 

 

Novato’s 2015 – 2023 Housing Element includes an inventory of sites and entitled projects 

demonstrating the City’s ability to meet its Regional Housing Needs Allocation (RHNA) as 

calculated by the Association of Bay Area Governments. The 25 senior affordable units currently 

identified for development in Planning Area 19 are recognized in the Housing Element as an 

entitled project contributing to meeting Novato’s current RHNA in the low (12 units) and very low 

(13 units) income categories. The following tables address the effect of the proposed Master Plan 

amendment on the City’s ability to continue meeting its RHNA obligation for the planning period 

covering 2015 – 2023 consistent with the Housing Chapter of the General Plan. 
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Table I 

Existing 2015 – 2023 RHNA 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 33 78 

Low 65 90 (25) 

Moderate 72 64 8 

Above Moderate 167 92 75 

Total Units 415 279 136* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

Table II 

2015 – 2023 RHNA with Master Plan Amendment 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 20 (less 13) 91 

Low 65 79 (less 11) (14) 

Moderate 72 65 (plus 1) 7 

Above Moderate 167 106 (plus 14) 61 

Total Units 415 270 145* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

Table III 

Satisfying Remaining Need Based with Master Plan Amendment 

 
 Very 

Low 

Low Moderate Above 

Moderate 

Total 

RHNA  111 65 72 167 415 

Units Built, Under Construction, or Approved 20 79 65 106 270 

Affordable Housing Opportunity Sites 100 101   201 

Medium Density, Multi-Family Sites   23  23 

Mixed Use    124  124 

Single Family     255 255 

Accessory Dwelling Units 15 9   24 

Total Capacity 135 189 212 361 897 

% of RHNA 121% 290% 294% 216% 216% 

 

As indicated by Table III, the City would maintain a sufficient inventory of potential residential 

units in all income categories with the proposed Master Plan amendments, including an ongoing 

surplus of units in the very low and low income categories.  Based on the information above, the 

Project is considered to be consistent with the Housing Chapter of the General Plan with respect to 

meeting Novato’s RHNA for the planning period covering 2015 through 2023.   

 

The Affordable Housing Plan of the Master Plan set a goal of reserving 10% of the total housing 

units in the Master Plan area for affordable housing and set target numbers for affordable units in 

two phases of development. The affordable housing units could be traded between the 

development phases so long as the total number of affordable housing units met the 10% goal.   
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The Master Plan area has been developed with a total of 958 dwelling units, including 128 

affordable senior apartments at the Hamilton Villas. This number of affordable units represents 

13.3% of the total number of dwellings in the Master Plan area. The Project would add 16 units, 

two of which would be reserved as affordable units. With the Project, the total number of 

dwellings in the Master Plan area would increase to 974 and the affordable unit count would 

increase to 130 units. The resulting percentage of affordable units would remain 13.3%. Based on 

these figures, the affordable housing goal of 10% would continue to be exceeded under the Master 

Plan amendment proposed for the Project Site. 

 

ENVIRONMENT 

 

EN Policy 7 Water Quality:  Encourage protection of water resources from 

pollution and sedimentation, and preserve their environmental and recreation 

values.  

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential for water 

quality impacts to result from construction and operation of the Project.  As described in Section 9, 

Hydrology and Water Quality, of the IS/MND, the Project would be required and conditioned to 

comply with the City of Novato’s stormwater control plan implemented in response to the Phase II 

Stormwater Permit of the National Pollution Discharge Elimination System (NPDES).   

 

In addition to the requirements above, the Novato Public Works Department has requested the Project 

comply with numerous water quality related conditions of approval.  These conditions require the 

developer to create a Stormwater Control Plan based on the Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual and incorporate Low Impact Design 

features.  A Storm Water Pollution Prevention Plan (SWPPP) is required to reduce potential 

adverse impacts to surface water quality through the Project’s construction period. The SWPPP 

shall include the minimum Best Management Practices (BMPs). These include BMPs for erosion 

and sediment control, site management/housekeeping/waste management, management of 

non-stormwater discharges, run-on and runoff controls, and BMPs for inspection/mainte-

nance/repair activities. These requirements must be satisfied prior to issuance of a grading or 

building permit for the Project and implemented during construction.  Based on the physical 

characteristics of the property and these requirements, the IS/MND found the Project would have 

no significant impact on the water quality. 

 

Based on the facts and conditions of approval noted above, the Project is considered to be 

consistent with EN Policy 7. 

 

EN Policy 18 Species Diversity and Habitat.  Protect biological resources that are 

necessary to maintain a diversity of plant and animal species. 
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EN Policy 19 Special Status Species.  Cooperate with State and Federal Agencies 

to ensure that development does not substantially adversely affect special status 

species appearing on the State or Federal list for any rare, endangered, or threatened 

species.  The environmental documentation will screen for the Federal Candidate 

Species, plants listed on lists 1A, 1B, or 2 of the California Native Plant Society 

(CNPS), inventory of rare and endangered vascular plants of California and 

animals designated by CDFG as species of special concern or their current 

equivalent. 

 

Facts in Support (EN Policies 18 & 19):  The CEQA IS/MND prepared for the Project analyzed 

the potential for impacts to special status species resulting from construction and operation of the 

Project.  As described in Section 4, Biological Resources, of the IS/MND, the Project Site does 

not currently constitute sensitive natural communities for native populations of plants or animals, 

though the Project could potentially impact nesting birds and raptors.  However, with 

implementation of Mitigation Measure BIO-1 the potential impacts to these special-status species 

would be reduced to a less than significant level.   

 

Mitigation Measure BIO-1 requires a qualified biologist to perform a nesting bird survey prior to 

construction of the Project. Should nesting birds be located by the biologist, Mitigation Measure 

BIO-1 lists specific steps to be implemented to protect such birds, including suspending tree 

removal and vegetation clearing until the young of the year have fledged and the nest(s) are no 

longer active, as determined by a qualified biologist.   

 

Based on the facts noted above and the findings of the CEQA IS/MND and the noted mitigation 

measure, the Project is considered to be consistent with and advance EN Policies 18 and 19. 

 

EN Policy 25 Trees on Private Property.  Encourage and, where appropriate, 

require actions by private property owners to protect the health of native woodlands 

and trees. 

 

EN Policy 26 Trees in New Development.  Require that the site planning, 

construction and maintenance of development preserve existing healthy trees and 

native vegetation on site to the maximum extent feasible.  Replace trees and 

vegetation not able to be saved. 

 

Facts in Support:  As described in Section 4, Biological Resources, of the CEQA IS/MND, the 

Project Site does not contain heritage trees or natural woodland forest resources.  Tree removal on 

the site is limited to clearing of small trees and shrubs necessary to facilitate the development.  

Significant tree and shrub planting is proposed by the landscape plans for the Project that 

substantially exceed the removal. 

50



 

23 
ord641 

 

 

Based on the noted facts, the Project is considered to be consistent with and advance EN Policies 

25 and 26. 

 

EN Policy 29 Energy Conservation Measures in Buildings. Reduce energy 

consumption by requiring structures to meet the energy conservation requirements 

stipulated in the State Building Code and State Title 24 regulations. 

 

Facts in Support:  The Project is required to comply with the uniform energy efficiency 

requirements of the California Building Code and Title 24 of the California Code of Regulations.  

In addition, the Project is required to comply with Novato’s Green Building Ordinance.  These 

regulatory documents require various energy efficiency features, such as minimum R-value 

insulation, energy efficient windows, and low-energy use lighting systems. The Project’s 

construction drawings will be reviewed for energy efficiency compliance when a plan check is 

performed prior to the issuance of a building permit.  

 

Based on the above, the Project is considered to be consistent with and advance EN Policy 29. 

 

EN Policy 34 Local Efforts. Encourage local efforts to improve air quality. 

 

Facts in Support: As described in Section 3, Air Quality, of the CEQA IS/MND, the Project is 

below the Bay Area Air Quality Management District (BAAQMD) screening threshold for 

operational emissions. However, since the Project involves site grading and the operation of 

construction equipment, the potential construction related air pollutant emissions resulting from 

the Project were modeled and compared against the quantified thresholds of significance 

developed by the BAAQMD.  

 

The BAAQMD construction thresholds address air pollutant emissions resulting from the 

operation of gasoline and diesel powered construction equipment, paving, general construction, 

the application of architectural coatings (paint), and the release of dust due to demolition and 

ground disturbing activities. The thresholds are typically measured by average daily emissions 

rather than maximum daily emissions. The thresholds represent both a project specific and 

cumulative impact threshold.  That is, if a project exceeds a given threshold at the project level it 

is also considered to result in a cumulative impact.  Conversely, a project that remains within a 

given threshold is not considered to result in cumulative impacts.   

 

On an average daily emissions threshold basis, the Project remains under BAAQMD’s threshold 

for criteria pollutants. Nevertheless, construction of the Project would create dust and diesel 

particulate emissions warranting implementation of BAAQMD’s best and enhanced construction 

management practices, as applied to other projects in Hamilton Field. Accordingly, Mitigation 
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Measure AIR-1 is recommended in the IS/MND to avoid dust and minimize diesel particulate 

emissions.  Mitigation Measure AIR-1 requires a number of actions, such as watering soil during 

grading and restricting vehicle idling, to minimize the release of gasoline and diesel constituents 

and fugitive dust during construction of the Project.  The measures included in AIR-1 of the 

IS-MND and the MMRP are based on BAAQMD’s Basic Construction and Enhanced Emission 

Control Measures. 

 

Based on the above and the findings of the CEQA IS/MND and the implementation of Mitigation 

Measure AIR-1, the Project is considered to be consistent with EN Policy 34 

 

EN Policy 35 Watershed Management.  Minimize the effects of pollution in 

stormwater runoff.  Retain and restore where feasible the natural hydrological 

characteristics of watersheds in the Novato Area of Interest. 

 

Facts in Support: See facts presented for EN Policy 7. 

 

EN Policy 37 Using CEQA to Reduce Water Quality Impacts.  Use the provisions 

of the California Environmental Quality Act (CE QA) process to identify measures 

to prevent erosion, sedimentation, and urban runoff pollution resulting from 

development. 

 

Facts in Support:  See facts presented for EN Policy 7. 

 

EN Policy 39 On-Site Recycling Areas.  Require on-site areas for recycling in 

commercial/retail, office and multi-family residential developments as required by 

State law. 

 

Facts in Support:  Since the project is a single family home development, it is not considered a 

multi-family residential development; however, due to the cluster style development, the proposal 

includes a trash and recycling storage area at the northwest corner of the Project Site. 

 

Based on the above, the Project is considered to be consistent with EN Policy 39. 

 

SAFETY & NOISE 

 

SF Policy 1 Seismic Hazards.  Reduce the risk of loss of life, personal injury and 

damage to property resulting from seismic hazards. 

 

SF Policy 3 Slope and Soil Instability.  Continue to enforce existing regulations 

and procedures to identify potential hazards relating to geologic and soils 
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conditions. 

 

Facts in Support:  Seismic and slope stability hazards are addressed in Section 6, Geology and 

Soils, of the CEQA IS/MND prepared for the Project.  The analysis contained in the IS/MND is 

based on a site specific geotechnical investigation prepared for the Project. The geotechnical 

investigation included boring samples to identify subsurface conditions at the Project Site.  

 

The geotechnical investigation determined that since the Project Site is nearly level, it has a low 

potential for lateral spreading or lurching.  The boring samples revealed artificial fill soils on the 

project site with a low plasticity and low expansion potential. Additionally, the site has a moderate 

potential for liquefaction and would likely be subject to strong earthquake shaking.  

 

The geotechnical report prepared for the Project includes recommendations for removal of all the 

fill and replace with properly compacted engineered fill of low expansion potential, or removal of 

a portion of the fill and installation of a stabilization fabric before properly compacted fill is 

installed, with foundations to resist indicated total and differential settlements.  

 

Based on the findings of the geotechnical study, the IS/MND recommends Mitigation Measure 

GEO-1. Mitigation Measure GEO-1 requires the Project to be designed and constructed in 

accordance with the recommendations of the geotechnical investigation and the seismic design 

requirements of the California Building Code. This mitigation measure requires all design 

measures, recommendations, design criteria, and specifications set forth in the design-level 

geotechnical investigation to be implemented as a condition of project approval and incorporated 

into construction documents. 

 

Based on the above and with implementation of Mitigation Measure GEO-1, the Project is 

considered to be consistent with SF Policies 1 and 3. 

 

SF Policy 9 Storm Drainage System.  Maintain unobstructed water flow in the 

storm drainage system. 

 

Facts in Support:  As described in Section 9, Hydrology and Water Quality, of the CEQA 

IS/MND, the Project Site is served by existing storm drains in the public right of way at Hamilton 

Parkway. The Project’s drainage system would function with on-site drainage flowing across 

paved surfaces to storm drains and gutters on-site then being directed into the storm drainage 

system in Hamilton Parkway. On-site drainage features would be augmented with bio-retention 

measures as required under NPDES Phase II regulations - see also facts for EN Policy 7 regarding 

stormwater pollution prevention. 

 

Based on the above, the Project is considered to be consistent with SF Policy 9. 

53



 

26 
ord641 

 

 

SF Policy 10 Hazards of Dam and Levee Failure.  Ensure that the design and 

location of dams and levees are in accordance with all applicable design standards 

of the California Division of Safety of Dams. 

 

Facts in Support:  The Project is located on the main base side of Hamilton Field.  A large 

portion of the main base area is protected by the Hamilton Levee. The Hamilton Levee is certified 

by the Federal Emergency Management Agency and regularly inspected and maintained by the 

City of Novato.  Accordingly, the potential for failure of the Hamilton Levee is considered low. 

 

The Project Site is located approximately 30-feet above sea level.  Given this elevation, the 

Project is not at risk of inundation due to failure of the Hamilton Levee. The Project Site is 

connected to Hamilton Parkway.  Hamilton Parkway would provide emergency access to and 

from the Project Site if there were flooding at lower elevations within Hamilton Field due to failure 

of the Hamilton Levee. 

 

Based on the above, the Project is considered to be consistent with SF Policy 10. 

 

SF Policy 16 Fire Risk in New Development.  Review all development proposals 

for fire risk, and require mitigation measures to reduce the probability of fire. 

 

Facts in Support:  The Project was referred to the Novato Fire Protection District for review and 

comment on emergency medical and fire safety issues. The Fire District submitted comments and 

recommended conditions of approval for the Project. The Fire District indicated it was satisfied 

with the access lanes, parking configuration, and points of entry for the Project. The Fire District 

will review the construction level design plans prepared for the Project to ensure the building 

includes all necessary fire alarm and fire suppression features, such as a fire sprinkler system, 

central alarm monitoring, and proper egress systems.   
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As described in Section 8, Hazards and Hazardous Materials, of the CEQA IS/MND, the Project 

Site is not located in an area with high fire risk, and no mitigation is required to reduce the risk of 

fire. 

 

Based on the above, the Project is considered to be consistent with SF Policy 16. 

 

SF Policy 28 Measures to Reduce Hazards.  Consider measures to protect the 

public health from the hazards associated with the transportation, storage and 

disposal of hazardous wastes (TSD Facilities). 

 

Facts in Support:  A Phase I Environmental Site Assessment (“Assessment”) was prepared for the 

Project Site. The Assessment did not identify any hazardous materials or chemicals on the Project 

Site, indicated there are no open or closed investigations associated with the site, and noted the site 

is not included on a list of hazardous materials sites compiled pursuant to Government Code 

Section 65962.5. The Assessment indicates there is one open contamination case at the 971 C 

Street Site, located approximately 500 feet west of the Hamilton Cottages project site.  This case 

involves benzene, methyl tert-butyl ether (MTBE), tetrachloroethylene, diesel, vinyl chloride, and 

1,3 Butadiene.  Land use restrictions have been implemented at the 971 C Street Site, and soil 

vapor and groundwater monitoring will continue. The Navy continues to monitor both 

groundwater and soil gas at the site. 

 

The assessment also indicated another open contamination case at the Novato DOD Housing site 

at 970 C Street, approximately 700 feet southwest of the Hamilton Cottages project site.  

Groundwater at this DOD Housing site has been impacted by petroleum hydrocarbon due to 

release from former underground storage tanks.  Verification monitoring has been conducted 

since at least 2012.  Based on the distance and groundwater flow direction, this listing is not 

expected to represent a significant environmental concern. 

 

Construction of the proposed project would require excavation of up to 10 feet deep on the eastern 

portion of the site and 8 feet deep on the western portion of the site (for installation of sanitary 

sewer).  Although both the 970 C Street and 971 C Street projects are not expected to present 

environmental concerns, the possibility of encountering soils and groundwater with contamination 

in excess of maximum allowable levels cannot be completely ruled out. As such, construction of 

the project could result in accidental exposure to hazardous materials.  Mitigation Measure 

HAZ-1 requiring preparation and approval of a Soil and Groundwater Management Plan, has been 

identified to reduce this impact to a less-than-significant level. 

 

Based on the findings and recommendations of the Assessment and application of the noted 

mitigation measure, the Project is considered to be consistent with SF Policy 28. 
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SF Objective 9 - Reduce community exposure to electromagnetic field radiation. 

 

SF Policy 32  Electromagnetic Field (EMF) Radiation in Land Use Decisions.  

Consider information regarding EMF radiation from new electrical transmission 

lines and substations in making land use decisions. 

 

SF Program 32.1:  Consider adopting EMF regulations consistent with State or 

Federal guidelines, if they become available. 

 

SF Program 32.2:  Obtain updated information on EMF radiation levels of existing and 

proposed electrical transmission facilities and relate those to the latest standards that are 

emerging from ongoing research.   

 

The City commissioned a review of the latest standards applicable to EMFs to determine whether 

there is new scientific evidence, established policies, or CEQA impact thresholds related to EMF 

exposure. After reviewing the latest information regarding EMFs it was determined that: (1) there 

is no agreement among scientists that EMFs create a potential health risk; (2) there are no adopted 

state or federal regulations requiring residential setbacks from high voltage electric transmission 

lines; and (3) there are no defined or adopted CEQA thresholds for assessing health risk from 

EMFs.  

 

While there are no federal or state regulations for setbacks of residences from high voltage 

powerlines, and it is not a CEQA impact issue, the study considered regulations from other 

California jurisdictions that have setback restrictions from such powerlines. Most jurisdictions do 

not have setback requirements. Of those with setback regulations, none had setbacks for residences 

greater than 100-feet from 60 kV overhead powerlines. The study noted Title 5 of the California 

Code of Regulations allows new school sites to be constructed within 100-feet of 60 kV overhead 

powerline easements, and accepts reductions to 100 feet from the centerline of the easement.  

 

Recognizing most jurisdictions do not require setbacks for EMF exposure from overhead 

powerlines, the requested 100-foot setback from the centerline of the 60 kV powerlines is more 

consistent with the standard imposed by other jurisdictions that have such setbacks. Based on the 

observations above, a 100-foot setback from the centerline of the 60 kV powerlines is considered 

to be acceptable and consistent with the noted objective, policy, and programs addressing EMFs. 

 

Subsection (b) of Master Plan condition No. 17 is proposed to be deleted recognizing there are no 

commonly accepted best practices to minimize interior exposure to EMF. This observation is in 

addition to the information above regarding the lack of agreement on the health risks of EMF 

exposure and absence of state or federal standards for EMFs. Based these circumstances, 

eliminating Subsection (b) of Master Plan condition No. 17 would not be inconsistent with the 

noted objective, policy, and programs of the General Plan addressing EMFs, and the project is 

considered to be consistent with SF Objective 9 and SF Policy 32 and SF Programs 32.1 and 32.2.  

 

SF Policy 37 Noise and Land Use Compatibility Standards.  Encourage the 

maintenance of the noise and land use compatibility standards indicated in SF 
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Table 3.  The normally acceptable standards for outdoor noise are summarized 

below [noise measurements in Ldn]: 

 

SF TABLE 3 

 

 

Facts in Support: The IS/MND noise assessment indicated the Project would be located in an area 

with existing vehicular noise levels between 60 and 65 dBA due to traffic on U.S. 101, which is 

approximately 0.33 miles west of the Project Site. Therefore, the impact associated with exposure 

to existing noise would be potentially significant. The assessment found the proposed site design 

features and configuration of the Project, along with standard construction practices will reduce 

the interior noise to acceptable levels of 45 dBA Ldn noise standard. However, the Project Site may 

be subject to noise generated by operation of the nearby SMART rail line, in particular the train 

horn. Mitigation Measure NOI-1 requires a qualified acoustical engineer to confirm the Project’s 

construction detail drawings include adequate noise attenuating features (e.g., sound transmission 

class rated windows and wall construction) to maintain an interior noise level of 45 dBA Ldn.   

 

Based on the above, the Project is considered to be consistent with SF Policy 37. 

 

SF Policy 38 Noise Reduction and Mitigation. Mitigate noise exceeding standards 

 

Residential Development 

 

up to 60 dB 

 

Transient Lodging:  Motel and Hotel 

 

up to 60 dB 

 

School, Library, Church, Hospital and Nursing Home 

 

up to 60 dB 

 

Auditorium, Concert Hall, Amphitheater 

 

up to 70 dB 

 

Sports Arena, Outdoor Spectator Sports 

 

up to 70 dB 

 

Playgrounds, Neighborhood Parks, Open Space 

 

up to 65 dB 

 

Golf Course, Cemetery 

 

up to 70 dB 

 

Office Building, Business, Commercial & Professional 

 

up to 70 dB 

 

Industrial, Manufacturing, Utilities 

 

up to 70 dB 
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and significant noise impacts to the maximum feasible extent. 

 

Facts in Support: As described in the Noise Section of the CEQA IS/MND, the Project would 

cause a temporary increase in ambient noise levels and vibration during construction activities.  

However, with implementation of Mitigation Measure NOI-2 and NOI-3, potential impacts due to 

construction noise and vibration would be less than significant. Operational noise impacts would 

be less than significant without mitigation. 

 

Mitigation Measure NOI-2 requires the construction contractor to prohibit the use of vibratory 

rollers within 30 feet of existing residences. Plate compactors and smaller, rubber-tired equipment 

shall be utilized as feasible.  The City of Novato Building Division shall ensure that this 

requirement is incorporated into construction documents prior to issuance of grading permits. 

 

Mitigation Measure NOI-3 requires the following actions to minimize construction related noise: 

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use of 

concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings whenever 

possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer have 

been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do not 

impede efficient operation of equipment or dramatically slow production rates), which may 

include, but are not limited to, noise barriers or noise blankets. The placement of such 

attenuation measures shall be reviewed and approved by the Novato Building Division 

prior to issuance of grading and building permits for construction activities. 

g. Designate a "construction liaison" that would be responsible for responding to any local 

complaints about construction noise. The liaison would determine the cause of the noise 

complaints (e.g., starting too early, bad muffler, etc.) and institute reasonable measures to 

correct the problem. Conspicuously post a telephone number for the liaison at the 

construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general contractor/on-site 

project manager to confirm that noise mitigation and practices (including construction 

hours, construction schedule, and noise coordinator) are completed. 

 

The Project is also required to comply with the City’s uniform construction hours as specified in 
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Novato Municipal Code Section 19.22.070.  Section 19.22.070 limits the hours of construction 

activities to between 7 a.m. and 6 p.m. on weekdays, and between 10 a.m. and 5 p.m. on Saturdays. 

The hours of construction are intended to limit construction to less noise-sensitive daytime hours.  

 

Based on the above, the Project is considered to be consistent with SF Policy 38. 

 

PUBLIC FACILITIES & SERVICES 

 

PF Policy 5 Potable Water.  Ensure adequate water supply for new and existing 

development. 

 

PF Policy 6 Water Conservation.  Develop and implement water conservation 

programs for Novato. 

 

Facts in Support:  The Project was referred to the North Marin Water District for review and 

comment. The Water District did not identify any potential problems meeting the water demands 

of the Project despite the ongoing drought in California. The Water District requested the Project 

connect to its recycled water main located in Hamilton Parkway and comply with the District’s 

water conservation ordinance. The District’s water conservation ordinance addresses plumbing 

fixtures, plant selection, and irrigation features.  Water utilized for dust control at the Project Site 

will come from the Water District’s recycled water main. 

 

Based on the above, the Project is considered to be consistent with SF Policies 5 and 6. 

 

COMMUNITY IDENTITY 

 

CI 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. 

 

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above. 

 

CI Policy 7 Landscaping.  Encourage attractive native and drought-tolerant, 

low-maintenance landscaping responsive to fire hazards. 

 

Facts in Support:  The Project’s final landscape plan will be designed to comply with North Marin 

Water District Regulation 15, Mandatory Water Conservation Measures.  Regulation 15 requires 

drought tolerant landscaping and water efficient irrigation.  The Project is required to connect into 
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the Water District’s recycled water line for landscape irrigation.  See also SF Policy 16 above. 

 

Based on the above, the Project is considered to be consistent with CI Policy 7. 

 

CI Policy 9 Undergrounding Utilities.  Continue to require undergrounding of 

utilities. 

 

Facts in Support:  All utilities serving the Project will be placed underground.   

 

Based on the above, the Project is considered to be consistent with CI Policy 9. 

 

CI Policy 12   Parking Standards.  Reduce the visibility of parking facilities and 

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

 

Facts in Support:  Parking for the project is proposed to be concentrated along the western edge of 

the Project Site with pedestrian connections to the residences, creating a neighborhood that is not 

focused on vehicular circulation.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART tracks and 

views to them are broken up with trees and landscaping, rather than being a prominent feature of 

the development.  The landscape plan for the Project shows the location of numerous new tree 

and shrub plantings that are intended to help obscure views of the parking area and garages from 

offsite locations.   

 

Based on the  above, the Project is considered to be consistent with CI Policy 12. 

 

CI Policy 14   Open Areas and Landscaping.  Require provision of adequate 

landscaped, open areas in project design. 

 

Facts in Support:  The Project features a variety outdoor spaces for occupants and visitors, 

including a central courtyard, community room garden, and private yard spaces. These outdoor 

spaces are designed for the convenience and safety of the seniors who will occupy the Project, as 

well as to encourage socialization.  There are ample drought tolerant landscaping, flowering 

plants, and shade trees provided in the courtyard area, throughout the pedestrian walkways, along 

Hamilton Parkway, and to screen the parking area. 

 

Based on the above, the Project is considered to be consistent with CI Policy 14. 

 

CI Policy 15   Pedestrian Paths.  Provide for maximum feasible pedestrian 

circulation. 
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Facts in Support:  The Project includes sidewalk connections to Hamilton Parkway and pathways 

throughout the Project Site.  Parking is concentrated on the western edge of the Project Site, 

giving the Project a pedestrian oriented feel. The sidewalk connections and pedestrian paths 

provide adequate pedestrian circulation and connectivity, and the project is located within walking 

distance of the SMART station.  Based on the above, the Project is considered to be consistent 

with CI Policy 15. 

 

CI Policy 30   Archaeological Resources Protection:  Continue to protect 

archaeological resources. 

 

Facts in Support:   The CEQA IS/MND indicates there are no known archaeological or 

paleontological resources at the Project Site. Regardless, there remains a small possibility that 

unknown, buried prehistoric or paleontological resources could be encountered or damaged during 

construction of the Project, which would result in a potentially significant impact.   

 

Mitigation Measure CUL-1 is proposed to ensure the protection of unknown, buried cultural 

resources.  Mitigation Measure CUL-1 stipulates that in the event that unknown archaeological 

resources (sites, features, or artifacts) are exposed during construction activities for the Project all 

construction work occurring within 100 feet of the find shall immediately stop until a qualified 

archaeologist is retained to evaluate the significance of the find and determine whether additional 

study is warranted. If any exposed archeological resource(s) proves significant under CEQA, 

additional work such as preparation of an archaeological treatment plan, testing, or data recovery 

may be warranted and required by the City’s Community Development Director. 

 

Mitigation Measure CUL-2 is proposed to ensure the protection of paleontological resources. 

Mitigation Measure CUL-2 stipulates that if a suspected fossil is encountered, construction shall 

be halted within 50 feet of the find and a qualified paleontologist shall be contacted to assess the 

find.  If deemed scientifically significant, the find shall be recorded and salvaged by a qualified 

paleontologist. 

 

Mitigation Measure CUL-3 has been proposed to ensure the protection of unknown, buried human 

remains. Mitigation Measure CUL-3 requires compliance with the uniform procedures of Section 

7050.5 of the California Health and Safety Code and Section 5097.98 of the California Public 

Resources Code.  The cited code sections specify the procedures that shall be implemented 

should buried human remains be encountered during project construction, including notifying the 

county coroner with 24-hours of discovery and contacting the Native American Heritage 

Commission should the remains be determined to be Native American. The most likely decedent 

of a deceased Native American or their representative shall then determine, in consultation with 

the property owner, treatment of the human remains. 
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Based on the facts above and application of the noted mitigation measures, the Project is not 

anticipated to have an adverse effect on archeological resources.  Accordingly, the Project is 

considered to be consistent with CI Policy 30. 

 

CI Policy 32   Public Art.  Promote public art that enhances the cultural life of the 

community. 

 

Facts in Support:  The Project includes a commissioned public art component within the central 

landscaped courtyard. Approval for the preliminary public art concept component was 

recommended by the Design Review Commission, which will evaluate the final design for 

consistency with CI Policy 32.  

 

Based on these facts, the project is considered to be consistent with CI Policy 32. 

 

HAMILTON FIELD/ NEW HAMILTON PARTNERSHIP MASTER PLAN 

 

Many of the Master Plan policies echo the policies found in the Novato General Plan and have 

been addressed for consistency in the General Plan Consistency section above, including but not 

limited to archaeological resources, noise, air quality, geological, soils, grading, natural resources, 

and energy conservation.  Master Plan specific policies, not already addressed by the General 

Plan, are discussed herein. 

Compact Residential Neighborhoods:  The Central Design Concepts and Design 

Guidelines of the Master Plan encourages compact neighborhoods that include an 

individual character for each neighborhood based on a small town model that downplays 

the presence of the parked car and garage.  While the garages are clustered rather than all 

being attached to the individual homes, they are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, 

rather than being a prominent feature of the development.  In addition, the Master Plan 

policy encourages a variety of housing types to meet the needs of a wide range of residents.   

Facts in Support:  The Project’s site design is based on a “pocket neighborhood” concept, with 

homes located on small lots and arranged around a central courtyard with porches that face the 

courtyard.  The homes are connected to parking that is clustered on the edge of the development 

with connectivity via pedestrian walkways, thus downplaying the presence of the parked car and 

garage.  The garages and public/guest parking area are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather than 

being a prominent feature of the development.  See also HO Policy 7.2 above regarding housing 

types to meet the needs of a wide range of residents.   

Based on these facts, the Project is considered to comply with the Compact Residential 

Neighborhoods policies of the Master Plan. 
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Affordable Housing:  Master Plan Condition No. 8. (b) required up to 70 units in the 

Bachelor Officers Quarters (BOQ) rehabilitation units to be made available in a variety of 

unit sizes and bedroom numbers for low income rental housing for Phase I, and at least 25 

senior low income and very low income rental units for Phase II.   

 

Facts in Support:  The actual build-out of the BOQ buildings permitted by Ordinance 1434, 

included 128 low and very low income senior rental housing units, surpassing the affordable 

housing goals of Phase I and II.  Since the Master Plan's goal for low and very low income senior 

rental housing units has been satisfied, the proposed amendment eliminating the requirement for at 

least 25 low and very low income senior housing units on the subject site is consistent with the 

Master Plan goal.  The Project will reserve two units for seniors in the low (1 unit) and moderate 

(1 unit) income range.  

 

Based on the above, the project is considered to be consistent with the Master Plan goal for 

affordable housing. 

 

EMF Setback:  Master Plan Condition No. 17 requires a 150-foot building setback for all 

structures for human occupancy to be established from the centerline of the PG&E 60 kV 

electrical transmission line easement.  The condition also contains requirements to 

provide information as follows: 

(a)  Provide written disclosure to home buyers and tenants on parcels adjacent to 

the 60 kV Tower Line Easement regarding the proximity of housing units to the 

lines and attach the EMF study included in the FSEIR or an update of said study. 

  

(b)  Provide information on best practices to designers and contractors for 

development of all parcels regarding how to reduce interior exposure to EMF. 

 

Facts in Support:  See discussion for SF Objective 9, SF Policy 32, SF Program 

32.1, and SF Program 32.2 above.  

 

Maximum Lot Coverage:  Master Plan Condition No. 7 reads, “Maximum single family 

detached residential lot coverage for all structures shall be 50% of lot area, and maximum 

building height shall be two stories.”   

Facts in Support:  The Project includes an amendment to allow lot coverages at the Project Site to 

be as shown on the Precise Development Plan exhibit. This modification would allow the Project’s 

“pocket neighborhood” design, which is premised on individual lots located around common 

outdoor spaces with parking and vehicle circulation on the periphery. In particular, the Project 

features small lots with some residences exceeding 50% coverage and some detached garage 

parcels with 100% building coverage. These building coverage levels are off-set by offering more 

common outdoor space and amenities for resident use.  The overall coverage of the proposed 
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buildings on the Project Site totals approximately 44%.  

 

Based on the above, the Project is considered to satisfy the Master Plan goal for maximum lot 

coverage.  

 

Design Guidelines:  The Master Plan contains Design Guidelines to ensure design quality 

and compatibility of the various developments within the Master Plan area.   

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above 
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 CITY COUNCIL RESOLUTION 

 

 RESOLUTION NO.    

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 

NOVATO APPROVING THE PRECISE DEVELOPMENT PLAN 

AND DESIGN REVIEW (P2015-071) FOR HAMILTON 

COTTAGES LOCATED AT THE SENIOR HOUSING 

TRIANGLE ON HAMILTON PARKWAY AT B STREET, APN 

157-860-03 & -04 

 

WHEREAS, the City of Novato (hereafter “City”) received an application (P2015-071) 

proposing to develop Hamilton Cottages (hereafter “Project”), a 16-unit, for-sale, single-family 

residential development reserved for primary occupancy by senior aged residents of 62 years or 

older, on APN 157-860-03 (commonly known as “Senior Triangle” and “Planning Area 19” – 

hereafter “Project Site”); and  

 

WHEREAS, the Precise Development Plan and Design Review for the Project, consists of 

the site design, massing, landscaping, and conceptual architectural plans prepared for the Project; 

and 

 

WHEREAS, the City Council of the City of Novato ("City") adopted Ordinance No. 1298 

on June 22, 1993, approving the Hamilton Field Master Plan (also known as, New Hamilton 

Partnership Master Plan), hereafter “Master Plan,” as subsequently amended by Ordinance Nos. 

1311, 1322, 1335, 1344, 1413, and 1434; and 

 

WHEREAS, the City received an application (P2015-071) proposing to amend the Master 

Plan to permit the Project; and 

 

WHEREAS, an Initial Study/Mitigated Negative Declaration ("IS/MND") was prepared in 

compliance with the requirements of the California Environmental Quality Act ("CEQA") and the 

City of Novato Environmental Review Guidelines, which analyzed the proposed development as 

presented by the Precise Development Plan and Design Review application exhibits, and the other 

development entitlements required for the Project, including amendments to the Master Plan and a 

Vesting Tentative Subdivision Map, and the operation and construction of the Project itself, to 

determine if these actions would result in significant physical impacts to the environment; and 

  

 WHEREAS, the IS/MND did not identify any significant environmental impacts arising 

from the requested Precise Development Plan and Design Review, the other development 

entitlements required for the Project, or the operation and construction of the Project itself that 

could not be mitigated to a less than significant level; and 

 

 WHEREAS, on October 29, 2015, the project applicant hosted a neighborhood meeting to 

present the Project to and receive feedback from interested residents. This meeting was noticed 

and conducted in accordance with the requirements of Novato Zoning Code Section 19.40.070D; 

and 
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 WHEREAS, on January 6, 2016, the Novato Design Review Commission conducted a 

publicly noticed workshop to review the site design, massing, and architectural and landscape 

concepts for the Project; and  

 

 WHEREAS, on March 16, 2016, the Novato Design Review Commission conducted a 

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

City Council regarding the Project's site design, massing, and architectural concept to assist the 

Planning Commission and City Council in considering the Precise Development Plan at issue 

herein and the other entitlements associated with the Project. The Design Review Commission’s 

recommendation also assists the Planning Commission and City Council with determining 

whether the Project is compatible with the Project Site and its surroundings; and 

 

WHEREAS, on March 16, 2016, the Design Review Commission adopted a motion 

recommending the Planning Commission and City Council approve the site design, massing, and 

conceptual architecture for the Project; and 

 

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

Precise Development Plan and Design Review and the Project’s other associated development 

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

Project Site, all property owners within the Newport, Sunny Cove, and Inspiration neighborhoods, 

all public agencies potentially serving the Project or having some oversight of the Project's 

construction, all responsible, trustee agencies, and tribal organizations, and all persons requesting 

notice pursuant to Section 19.58.020 of the Novato Municipal Code, and published in the Marin 

Independent Journal, a newspaper of local circulation, on August 9, 2016; and   

 

WHEREAS, the Planning Commission held a public hearing on August 29, 2016, to 

consider and receive public testimony on the Precise Development Plan and Design Review, at 

issue herein, and the Project’s other development entitlements; and 

 

WHEREAS, on August 29, 2016, the Planning Commission did adopt Resolution 

2016-006 recommending the City Council approve the Precise Development Plan and Design 

Review for the Project; and 

 

WHEREAS, public notices describing the City Council's public hearing on the Precise 

Development Plan and Design Review and the Project’s other associated development 

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

Project Site, all property owners within the Newport, Sunny Cove, and Inspiration neighborhoods, 

all public agencies potentially serving the Project or having some oversight of the Project's 

construction, all responsible, trustee agencies, and tribal organizations, and all persons requesting 

notice pursuant to Section 19.58.020 of the Novato Municipal Code, and published in the Marin 

Independent Journal, a newspaper of local circulation, on September 16, 2016; and 

 

WHEREAS, the City Council held a public hearing on October 25, 2016, to consider and 

receive public testimony on the Project, including the Precise Development Plan; and 
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WHEREAS, by separate resolution adopted prior hereto, the City Council did adopt a 

Mitigated Negative Declaration for the proposed Project and its associated entitlement actions, and 

did consider the IS/MND prior to making a decision on the Project; and 

 

 WHEREAS, by separate resolution adopted prior hereto, the City Council did approve 

amending the Master Plan to permit the Project. 

   

 NOW, THEREFORE, BE IT RESOLVED, the City Council hereby finds and resolves as 

follows: 

 

Section 1. Recitals 

 

 The foregoing recitals are true and correct and are incorporated into the findings herein. 

 

Section 2. Record 

 

 The Record of Proceedings ("Record") upon which the City Council bases its decision on 

the Precise Development Plan and Design Review includes, but is not limited to: (1) the IS/MND 

and the appendices and technical reports cited in and/or relied upon in preparing the IS/MND, (2) 

the staff reports, City files and records and other documents, prepared for and/or submitted to the 

City relating to the IS/MND, the proposed Precise Development Plan and Design Review, and the 

Project's other associated development entitlement requests (3) the evidence, facts, findings and 

other determinations set forth in this resolution, (4) the City of Novato 1996 General Plan and its 

related EIR and the Novato Municipal Code, (5) the Hamilton Field Master Plan as amended and 

its EIR and FSEIR, (6) all designs, plans, studies, data and correspondence submitted to the City in 

connection with the IS/MND, the Precise Development Plan and Design Review, the Project, and 

the Project's other associated development entitlement requests (7) all documentary and oral 

evidence received at public workshops, meetings, and hearings or submitted to the City during the 

comment period relating to the IS/MND, the Precise Development Plan and Design Review, the 

Project, and the Project's other associated development entitlement requests (8) all other matters of 

common knowledge to the City Council including, but not limited to, City, state, and federal laws, 

policies, rules, regulations, reports, records and projections related to development within the City 

of Novato and its surrounding areas. 

 

 The location and custodian of the records is the Novato Community Development 

Department, 922 Machin Avenue, Novato, California, 94945. 

 

Section 3. Findings 

 

Precise Development Plan 
 

 The City Council hereby makes the following findings as required by 

Section 19.42.060.F.3 of the Novato Municipal Code with the respect to the proposed Precise 

Development Plan: 
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A. The proposed precise development plan is consistent with the general plan, any 

applicable specific plan, and the approved master plan as set forth in Exhibit A, 

attached hereto and incorporated herein by reference. 

 

Facts in Support: The Precise Development Plan and Design Review for Hamilton Cottages, 

consisting of the project plans and text herein, has been reviewed against applicable policies of the 

Novato General Plan and the Master Plan. Based on this review, the Precise Development Plan and 

Design Review is found to be consistent with all applicable policies of the General Plan and 

Master Plan, as documented in Exhibit A attached hereto and incorporated herein by reference. 

Exhibit A lists applicable policies of the General Plan and Master Plan and presents statements of 

fact demonstrating the Project's consistency therewith. 

 

B. The proposed precise development plan would produce a comprehensive 

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

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

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

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

otherwise occur from more traditional development applications; 

 

Facts in Support:  The Project has a compact site design based on a “pocket neighborhood” 

concept, featuring small lots coupled with amenity-rich common spaces (e.g., courtyard, 

community room, community garden), creating an attractive medium density, single-family 

residential neighborhood.  The proposed plan arranges the homes to take advantage of a 

landscaped interior courtyard, while reducing the focus on automobiles and parking, thus 

encouraging outdoor living and socialization. This site design is driven by the irregular triangular 

configuration of the Project Site. The traditional development standards of the Zoning Ordinance 

would not permit such a site design due to more restrictive setback, lot coverage, and floor area 

ratio requirements. In this instance, deviating from the traditional development standards of the 

Zoning Ordinance yields a project that is unique in design, provides pedestrian conveniences for 

senior aged residents, conforms to the irregular shape of the Project Site, and is compatible with 

and complimentary to surrounding development. 

 

The Project was presented to the Novato Design Review Commission on January 6 and March 16, 

2016. The purpose of these meetings was to review the Project’s site design, massing, and 

architectural and landscaping concepts in light of the design related policies of the Novato General 

Plan and Master Plan, the physical characteristics of the Project Site, and the pattern of 

surrounding development.  

 

The Design Review Commission adopted a motion recommending the Planning Commission and 

City Council approve the site design, massing, and architectural and landscaping concepts for the 

Project. The Design Review Commission recognized the Project for its well resolved site plan, 

appropriate mass/scale, and generally acceptable architectural concept.   

 

The Design Review Commission made the observation that the Project would be compatible with 

the characteristics of the Project Site and surrounding area.  The Design Review Commission’s 

recommendation was based on the required findings for Design Review, applicable design related 
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policies of the Novato General Plan, and applicable design policies and guidelines of the Master 

Plan. 

 

Based on the above, the Project plans, and the Design Review Commission's recommendation, the 

Precise Development Plan and Design Review are considered to present a comprehensive 

development plan that is of superior quality to what might occur from the application of the more 

traditional development standards of the Novato Municipal Code, consistent with Finding "B" 

above. 

 

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

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

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

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

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

vicinity and zoning district in which the property is located;  

 

Facts in Support: The Project was referred to the Novato Public Works Department, Novato 

Sanitary District, North Marin Water District, and the Novato Fire Protection District. These 

government entities are responsible for ensuring the provision of adequate infrastructure for water, 

sewer, emergency medical/fire, and stormwater control. Each agency provided draft conditions of 

approval intended to insure the Project provides adequate infrastructure and safety improvements, 

such as proper sewer connections, water backflow prevention devices, appropriate stormwater 

control measures, and fire suppression and rescue features. These conditions of approval are to be 

adopted for the Project and implemented through the construction design plans and construction 

phases of the Project. These agencies did not identify any service constraints or potential issues 

that would represent a threat to public health, safety, or general welfare, or injurious to the property 

or improvements surrounding the Project Site. 

 

The CEQA IS/MND prepared for the Project analyzed the potential for safety hazards related to 

the construction and operation of the Project. The IS/MND concluded the Project’s construction 

could result in potentially significant impacts related to: air quality, biological resources, cultural 

resources, geology/soils, hazards and hazardous materials, and noise. The IS/MND recommended 

feasible mitigation measures to avoid or reduce all potentially significant impacts to a less than 

significant level. These mitigation measures are to be adopted as conditions of approval for the 

Project as specified in Exhibit B attached hereto. Implementation of the mitigation 

measures/conditions of approval would insure the Project’s construction would not endanger, 

jeopardize, or otherwise be detrimental to the public health, safety, or general welfare, or injurious 

to the property or improvements in the vicinity and or the larger Hamilton Field area. 

 

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

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

land uses in the surrounding neighborhood; and 

 

E. The subject site is: 

 

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

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

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

and  

 

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

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

proposed development.  

 

Facts in Support of Findings D and E:  

 

Existing Land Use Compatibility 

 

The Project Site is located in an area that is predominantly characterized by single-family 

development (Newport Subdivision) and is currently designated for residential development of a 

greater density than proposed by the Project. Accordingly, the Project is considered to be 

compatible with the existing land uses noted above given the known low intensity of use common 

to senior housing, including modest traffic volumes (as indicated by the existing level of service – 

LOS Grades A, B, and C - found at the intersections serving Hamilton Field) and minimal noise 

generation (as indicated by existing noise contours described in the Novato General Plan Update 

Existing Conditions Report). The CEQA IS/MND confirmed the Project’s operations would 

generate minimal traffic (11 AM/7 PM peak hour trips) and would not cause a significant increase 

in ambient noise in the surrounding area.  

  

The CEQA IS/MND concluded the Project would not cause any significant construction related 

impacts that could not be reduced to a less than significant level with the application of feasible 

mitigation measures.  In addition, the CEQA IS/MND found the Project would not be impacted 

by operation of the nearby SMART rail station. The mitigation measures recommended in the 

IS/MND will be implemented to reduce or avoid potential construction and operational related 

impacts in the areas of air quality, biological resources, cultural resources, geology and soils, 

hazards and hazardous materials, and noise. The mitigation measures contained within the 

IS/MND and Mitigation Monitoring and Reporting Program (MMRP) are to be adopted as 

conditions of approval for the Project. 

 

Future Land Use Compatibility 

 

The Project is located in an area that is predominantly developed and is unlikely to realize any 

significant changes in land use in the future. The properties to the east and north of the property are 

developed with single-family homes. While there are community facility properties west of the 

Project Site owned by the Novato Unified School District that could be further developed in the 

future, they are separated from the project site by the SMART rail line and a vacant city-owned 

property adjacent to the Project Site. Access to the Project Site and guest/public parking will be 

constructed in conjunction with the Project on the abutting city parcel, as well as a street stub out to 

accommodate possibility of extending B Street if desired in the future.   

 

The Project is considered to be compatible with the adjacent residential uses and future possible 

uses of the properties to the west.  As stated earlier, the Project generates minimal traffic and does 
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not emit significant noise.  Accordingly, the Project would not disturb or otherwise interfere with 

the neighboring residential uses or nearby educational uses.  

 

Based on the observations above, the Project is considered to be compatible with future land uses 

that may locate in the project area. 

 

Development Plan Standards, Intensity and Design Compatibility 

 

The Project was presented to the Novato Design Review Commission on January 6, 2016 and 

March 16, 2016.  The purpose of these meetings was to review the Project’s site development 

plan standards, design, massing, and architectural concepts in light of the design related policies of 

the Novato General Plan and the adopted Design Review Guidelines of the Master Plan, the 

physical characteristics of the Project Site, and the pattern of surrounding development.  

 

The Design Review Commission adopted a motion recommending the Planning Commission and 

City Council approve the site design, massing, and architectural concepts for the Project.  The 

Design Review Commission recognized the Project for its well resolved site plan, appropriate 

mass/scale, and generally acceptable architectural and landscape concept.  The Design Review 

Commission made the observations that the Project would be compatible with the characteristics 

of the Project Site and surrounding residential development. The Design Review Commission 

supported the common outdoor spaces and amenities provided for residents, as well as the 

emphasis on pedestrian connectivity through the Project Site. The Design Review Commission’s 

recommendation was based on the required findings for Design Review, applicable design related 

policies of the Novato General Plan, and applicable design policies and Design Review Guidelines 

of the Master Plan. 

 

The development plan standards of lot size, setbacks, height, and coverage are suited to the 

specific characteristics of the site in that the site is relatively small in area and is irregularly shaped. 

Given these circumstances, the Project’s site plan efficiently utilizes the site by clustering housing 

around a common courtyard and reduces the amount of land dedicated to street use by locating 

garages and parking along a single vehicular access.  The reduced lot sizes and setbacks and 

increased building coverage allows reasonable use of the site while offering adequate private and 

common outdoor space.  The height of the buildings is equal to or less than the heights of 

structures on adjacent parcels. 

 

The subject site is physically suitable for the type and density/intensity of development being 

proposed recognizing the site is mostly flat with a gentle slope, does not contain heritage trees or 

high quality woodlands, is free of wetlands and waterways, and has been conditioned to provide 

soil stability suitable for development. 

 

The shape and size of the site is adequate to accommodate the use and all fences and walls, 

landscaping, loading and parking, and yard improvements. The site plan and configuration of the 

buildings have been efficiently arranged to accommodate the fences, walls, landscaping, loading, 

parking, and yards, while still accommodating utilities, common space, pedestrian access, and 

other design features of the Project.  
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The Project has been reviewed by the Public Works Department and conditioned to widen the 

street as necessary to accommodate requirements for streets and pedestrian facilities to serve the 

project and adjacent uses to an acceptable level. 

 

Design Review 

The City Council hereby makes the following findings as required by Section 19.42.030.F of the 

Novato Municipal Code with the respect to the proposed Design Review action: 

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.  

 

Facts in Support: 

 

Novato 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, including policies 

to guide the design of new project proposals. These policies are used to determine whether a given 

project's design is consistent with the General Plan. A project is considered to be consistent with 

the General Plan where it is found to be in general agreement with applicable policies. A project 

need not be in exact agreement with every policy to be considered consistent with the General 

Plan. The following design policies of the Novato General Plan are considered to be applicable to 

the Hamilton Cottages Project Design Review: 

Housing Policy 3.2 Design that Fits into the Neighborhood Context. It is the City’s 

intent that neighborhood identity and sense of community will be enhanced by 

designing all new housing to have a sensitive transition of scale and compatibility in 

form to the surrounding area. 

 

Facts in Support:  The adjacent neighborhood to the east and the neighborhood across Hamilton 

Parkway to the north are developed with modern homes of a Spanish architectural style.  

Craftsman is another architectural style found at Hamilton Field.  The NHP Master Plan allows 

for a variety of architectural styles, and makes the following reference to other design vernaculars, 

“Marin County’s early twentieth century neighborhoods, which are also historically and visually 

appropriate.  Bungalow, craftsman, early Victorian, farm country style are examples of 

architectural style prevalent in these older neighborhoods.”  (See further discussion below 

addressing compliance with NHP Master Plan and the Architectural Guidelines.)  The proposed 

California Craftsman/Cottage style homes are considered to be consistent with the architectural 

styles found in the Master Plan area. 

 

The Project is being presented as a “pocket neighborhood” featuring homes clustered around a 

central courtyard with a slightly higher density of 10.7 dwelling units/acre than the adjacent 

existing, traditional single-family neighborhoods to the east.  Although proposed at a higher 

density, the new homes range in size from 1,496 square feet to 2,580 square feet, and average 

72



 

9 
 res5009 

1,917 square feet, which is smaller than the neighboring single-family residences averaging 

approximately 3,000 square feet.  The new homes would be two-stories, which is comparable to 

neighboring residences to the east and north.  Notably, the project site is approximately 3-feet 

lower than units to the east. Based on these observations, the proposed two-story units are not 

anticipated to be imposing from a mass and height perspective and are considered to be compatible 

with the surrounding pattern of development. 

 

Housing Policy 3.3 Housing Design Principles.  The intent in the design of new housing is 

to provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    

 

a. Reduce the perception of building bulk.  In multi-unit buildings, encourage designs 

that break up the perceived bulk and minimize the apparent height and size of new 

buildings, including, for example, the use of upper story setbacks and landscaping. 

Application of exterior finish materials, including siding, trim, windows, doors and 

colors, are important elements of building design and an indicator of overall building 

quality. 

 

b. Recognize existing street patterns.  Where appropriate, encourage transitions in height 

and setbacks from adjacent properties to respect adjacent development character and 

privacy.  Design new housing so that, where appropriate, it relates to the existing 

street pattern. 

 

c. Enhance the “sense of place” by incorporating focal areas where appropriate. Design 

new housing around natural and/or designed focal points, emphasized through 

pedestrian/pathway or other connections.   

 

d. Minimize the visual impact of parking areas and garages.  Discourage home designs in 

which garages dominate the public façade of the home (e.g. encourage driveways and 

garages to be located to the side or rear of buildings, or recessed, or along rear 

alleyways or below the building in some higher density developments). 

 

Facts in Support:  The Project includes various design elements consistent with the design 

principles of Housing Policy 3.3, including: 

 

 A mix of one- and two-story massing throughout, and the use of shed roofs over porches 

and varying exterior surface materials, textures, colors, and window and door trim to 

break-up and add interest to the façades of the buildings.  

 

 Incorporating a stub out for the possible future extension of B Street, accessing the 

Project from that street stub, and extending the existing stucco wall fronting Hamilton 

Parkway. 

 

 Incorporating a landscaped common area central to the neighborhood for the enjoyment 

of residents and visitors, and landscaped pedestrian pathways connecting the entrances 

and parking area of the Project to the central common area and homes. 
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 Limiting the vehicular access, guest/public parking area, and garages to the western 

edge of the property, prevents a garage-dominated view of the fronts of the houses, 

which instead open onto the common area. 

 

 The adjacent single-family residential neighborhoods have homes oriented to back up to 

Hamilton Parkway with a stucco wall at the rear property lines along the Hamilton 

Parkway street frontage. Likewise, the proposed Project’s single-family homes are 

focused inward to a common courtyard with a stucco wall along the rear property lines 

on Hamilton Parkway. While the Project’s garages are clustered, rather than all being 

attached to the individual homes, they are located on a portion of the project site that 

faces the SMART tracks and views to them are broken up with trees and landscaping; 

the garages are not a prominent feature of the development.   

 

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.  

 

Facts in Support:  See response to Housing Policy 3.2 above. 

 

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

low-maintenance landscaping responsive to fire hazards. 

 

Facts in Support:  The Project includes a landscape plant palate consisting of native and 

drought-tolerant, low-maintenance landscaping, and no trees classified as pyrophytes per the 

Novato Zoning Code are proposed consistent with CI Policy 7. 

 

Community Identity Policy 9 Undergrounding Utilities. Continue to require undergrounding 

of utilities. 

 

Facts in Support:  The proposal does not include overhead utilities, and there are no overhead 

utilities adjacent to the project site that require undergrounding. 

 

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. 

 

Facts in Support:  The proposal includes concentrating the parking and garages to the western 

edge of the property to de-centralize and maximize the efficiency of the parking.  The garages and 

parking are located on a portion of the project site that faces the SMART rail line, and away from 

the neighboring residential properties.  The garages are not prominent to Hamilton Parkway.  

Trees are introduced adjacent to the guest parking area to reduce the visibility of this parking area, 

break-up the view of the garages, and provide shade. 

   

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

landscaped, open areas in project design. 
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Facts in Support:  The Project is designed as a “pocket neighborhood,” with a centralized 

common green space for the enjoyment of all the residents.  In addition, a community garden is 

also provided for the use of the residents, and each residence has a private yard area for individual 

use by the home owner.   

 

Community Identity Policy 15 Pedestrian Paths. Provide for maximum feasible pedestrian 

circulation. 

 

Facts in Support:  The “pocket neighborhood” concept is a pedestrian-focused design where the 

homes and common central area are accessed by a network of walkways throughout the project for 

free-flowing pedestrian circulation.  The walkway network provides access to the parking area to 

the west and the sidewalk along Hamilton Parkway to the north. 

 

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

the community. 

 

Facts in Support:  The Project includes an art piece consisting of ceramic tile sculptures located in 

a bird and butterfly Audubon garden within the central courtyard area.  

 

Novato Zoning Ordinance 

 

The Hamilton Cottages Project is not subject to complying with the traditional site design and 

development standards of the Novato Zoning Ordinance.  In this instance, the City's Planned 

District process offers the applicant the flexibility to present a project that is designed in alternative 

manner or that relies on development standards unique to the project and its site.  This flexibility 

is offered to PD zoned sites with the caveat that a project proposing alternative development 

standards must result in a development that is compatible with surrounding structures and be of 

superior quality to a project that might otherwise result from application of the traditional 

standards of the Zoning Ordinance.   

 

The Project’s design has been found to largely comply with the traditional development standards 

of the Novato Zoning Ordinance that would normally apply to new residential developments, 

including providing conforming parking, perimeter landscaping, and solid waste/recycling 

storage. The Hamilton Cottages Project’s most notable deviations from traditional zoning 

standards are lot sizes, lot configuration, and reduced setbacks.  These are considered acceptable 

deviations from the Ordinance, since the “pocket neighborhood” project is a more compact cluster 

of homes surrounding a landscaped central outdoor area with an outdoor kitchen and social area 

for the common enjoyment of the residents and visitors.  Other factors contributing to the 

efficiency of the neighborhood include concentrated parking at the perimeter with thoughtful 

pedestrian circulation, a community garden, and a community building.   

 

Hamilton Field Master Plan 

 

The project site lies within the Master Plan area.  The Master Plan contains Design Guidelines 

with general concepts to achieve an “architectural response consistent with historic Novato and 

Hamilton setting,” and then focuses on guidelines for design of different uses within the overall 

Master Plan area, such as office, retail, housing, etc.  The guidelines encourage a variety of 
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compact, friendly neighborhood configurations that downplay the vehicle and create communal 

spaces where people can gather and associate, as well as semi-private and private spaces for 

individual residences. 

 

Facts in Support:  The Project’s “pocket neighborhood” concept contains a central courtyard 

space to encourage interaction between residents, as well as a semi-private entry off of the central 

courtyard and a private rear yard for each unit.  Vehicular travel is limited to a common access 

drive from Hamilton Parkway leading to garages and uncovered guest/public parking along the 

southwesterly/exterior limits of the Project Site. As such, parking is centralized away from the 

residences to create a clear separation between living/recreation areas and those used for parking 

and vehicle circulation.  Multiple points of pedestrian access lead into the Project Site via 

walkways located between the new homes that connect to the central courtyard, Hamilton 

Parkway, and the proposed access drive and parking area. 

 

The Design Guidelines also encourage senior housing considerations.  The senior considerations 

applicable to this scale of project include outdoor spaces for people to gather, reduced use of stairs 

and steep walkways, transit-oriented development, and security measures such as fencing.  In 

addition, the Design Guidelines encourage special considerations for detached single-family 

housing for seniors, including placing the master bedroom on the ground floor. 

 

Facts in Support:  The Project’s “pocket neighborhood” concept includes a central landscaped 

courtyard as an outdoor gathering place, handicap accessible walkways from the parking area to 

each unit, and ground floor master bedrooms and living areas in each house.  Each home also has 

a fenced rear yard for secure private use.  Regarding transportation, the site is conveniently 

located near Marin Transit bus stops located at the intersection of Hamilton Parkway, Chapel Hill 

Road, and Sunny Cove Drive, and the site is adjacent to the planned Hamilton SMART station. 

 

The Design Guidelines also contain Architectural Guidelines applicable to the project.   

 

The Project has been designed in a manner that is consistent with the applicable design policies of 

the Hamilton Design Guidelines based on the following general observations: 

 

 The Project is designed as an efficient, friendly neighborhood of compact lots with reduced 

front yard setbacks clustered around a common usable outdoor space.  The concentration 

of parking on the edge of the development results in a pedestrian-focused environment, and 

each home has individual, clearly delineated, outdoor private spaces. 

 

 The Project utilizes California Craftsman/Cottage style architecture, with minimal front 

yard setbacks and front porches opening onto an interior courtyard and walkways, thus 

providing opportunities for interaction with neighbors.  A mixed grouping of a variety of 

unit types and related styles are utilized to create visual interest. 

 

 The pedestrian entries to the neighborhood are accented with trellis archways and focus 

visitors’ attention on the central courtyard. 

 

 The Project is designed with senior housing considerations, including step-free walkways, 

ground-floor master bedrooms and living areas, and shared outdoor site amenities for 
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walking, socialization, gardening, and passive recreation for the residents.   

 

 The Project’s architecture is consistent with other neighborhoods in the Master Plan area 

and has well-articulated roof forms, appropriate building massing, interesting materials, 

details, and colors, all of which create an authentically inspired architectural style. 

 

 The lot sizes and dimensions are consistent with the proposed density and are appropriate 

given the creative use of common and private space in the Project. 

 

Precise Development Plan  

 

The Project includes a proposal to adopt a Precise Development Plan reflecting the project's 

design, and is incorporated herewith. As such, the Project’s design is internally consistent with the 

proposed Precise Development Plan.  

 

Development Standards 

 

Facts in Support:  The Project has been reviewed by the City of Novato Public Works Department 

against and conditioned to comply with the development standards of Chapter 5 of the Novato 

Municipal Code as it applies to: drainage, streets, driveways, grading, landscaping, pedestrian 

circulation, sewage disposal, solid waste disposal, street lighting, utilities, and water. 

 

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. 

 

Facts in Support:  Most traffic entering the greater neighborhood area passes along Hamilton 

Parkway to the west before crossing the SMART rail line and past the vacant Project Site.  The 

Project, with its “pocket neighborhood” design and orderly landscaping, will provide a suitable 

transition between the SMART rail line and the lower density, single-family residential 

neighborhood to the east.   

 

The Project, 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 neighbors at the 

adjacent developed neighborhoods, and visiting public. Specific project features that create these 

positive benefits include: 

 

 The proposed vehicular circulation pattern centralizes vehicles away from the new homes 

and the common outdoor use spaces at the site, thereby making the internal areas of the 

project more inviting and pedestrian-focused; 

 

 The proposed vehicular circulation pattern accommodates the potential future extension of 

B Street if desired; 

 

 The Project’s proposed streetscape treatment along Hamilton Parkway is consistent with 

the same found at the existing neighborhoods to the east and north;  
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 A site design creating an appropriate arrangement of building, outdoor spaces, and parking, 

which recognizes the constraints of the project site, utilizes garages and the Project’s 

parking area as a buffer from the SMART rail line, and respects the existing residential 

development to the east and north; 

 

 Welcoming pedestrian entrances accessing the interior landscaped common courtyard for 

the enjoyment of the residences and visitors and a parking area for the use of the public and 

visitors to the site; 

 

 A well-considered mix of single and two-story elements to maximize the use of the site 

while maintaining a feel compatible with the neighboring residential development; and 

 

 A site plan and landscape plan that provide opportunities for outdoor activities and 

socialization, usable depth covered front porches, and a community room and garden to 

provide alternatives for social activities during inclement weather. 

 

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.  

Facts in Support:  The Project is considered to better the public health, safety, and welfare by 

improving a vacant site with a well-designed senior housing neighborhood providing aesthetically 

pleasing architecture and landscaping. 

 

The Project would involve modest improvements along Hamilton Parkway, including the 

installation of a stucco wall for neighborhood privacy and to maintain consistency with the stucco 

wall already existing along Hamilton Parkway, installation of new storm water collection and 

treatment facilities, upgrade of ADA wheelchair ramps to current standards, and the installation of 

a crosswalk at the intersection of B Street and Hamilton Parkway.  Additionally, the project 

includes construction of the stub-out of B Street to provide for future extension of this street if 

desired.  These improvements are considered to enhance the use and enjoyment of the Project, 

neighboring properties, and any future development.   

The Project has been designed to avoid potential traffic, pedestrian, or bicycle hazards by: 

 

 Including upgraded wheelchair ramps to meet current standards and installation of a 

crosswalk at the intersection of B Street and Hamilton Parkway, thus providing a safer 

pedestrian environment;  

 

 Providing an improved guest parking lot/public parking area where no other formal 

parking alternative presently exists;  

 

 Locating the Project’s vehicular entrance off of an extension for B Street rather than on the 

more heavily travelled Hamilton Parkway; and 

 

 Locating crosswalks on the entry drive at the pedestrian access points to the common open 
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spaces internal to the project;  

 

Section 4. Precise Development Plan Approval  

 

 NOW, THEREFORE, BE IT FURTHER RESOLVED, the City Council does hereby 

approve the Precise Development Plan for Hamilton Cottages text attached hereto as Exhibit C 

and incorporated herein by reference, and the exhibits consisting of the project plans prepared by 

Carlson, Barbee & Gibson, Inc., William Hezmalhalch Architects, Inc., and Ripley Design Group, 

dated August 11, 2016, based on the findings set forth herein and subject to the conditions of 

approval below and as set forth in Exhibit B, attached hereto and incorporated herein by reference. 

 

Section 5.  Design Review Approval 

 

 NOW, THEREFORE, BE IT FURTHER RESOLVED, the City Council does hereby 

approve the Design Review for Hamilton Cottages, based on the findings set forth herein and 

subject to the conditions of approval below and in Exhibit A, attached hereto and incorporated 

herein by reference.  

 

Section 6.  Conditions of Approval and Limitations 

 

1. The Precise Development Plan/Design Review shall become valid only upon approval of 

the Master Plan amendment required for the Project by the City Council. 

 

2. The Precise Development Plan/Design Review approval shall expire two years from the 

date of final City Council action on the Master Plan amendment required for the Project, 

within which time a final Design Review approval must be obtained. The Precise 

Development Plan and Design Review at issue herein shall remain valid as long as the final 

Design Review approval required for the Project is maintained. 

 

3. The Project shall pay all applicable development impact fees as specified on the 

Community Development Department’s fee schedule dated July 1, 2015. 

 

4. The Project shall be limited to development of up to 16 single-family residential units. 

 

5. The Project shall be limited to primary occupancy by senior persons aged 62-years or 

older.   

 

6. Accessory residential uses (e.g., home occupations) shall be permitted in accordance with 

the Chapter 19 of the Novato Municipal Code. 

 

7. Accessory dwelling units shall not be permitted due to the compact design of the Project. 

 

8. Accessory structures shall not be permitted due to the compact design of the Project. 

 

9. The applicant or any successor in interest to the Project, shall execute an affordable 

housing agreement and deed restriction with the City of Novato in the City's standard 

recorded form and subject to the approval of the City Attorney. Said agreement will 
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provide for the reservation of a total of two single-family residences, for-sale to qualifying 

seniors in the low (1-unit reserved) and moderate (1-unit reserved) income categories and 

pay a fee of $15,730.00 to cover the cost of a fractional affordable unit to bring the Project's 

affordable unit percentage to 16% of the proposed units, consistent with Novato Zoning 

Ordinance Section 19.24. The affordable housing agreement shall apply for a minimum 

period of 99-years from date of first occupancy of the Project, unless the requirements of a 

California law require a shorter period of duration. The affordable housing agreement shall 

include a requirement for the Project to submit a management plan and agreement subject 

to the review and approval of the Community Development Director and the City 

Attorney. 

 

The agreement shall include following elements relevant to each affordable unit: 

 

a. Moderate Income Unit:  One unit shall qualify as an affordable unit for sale to a 

Moderate Income Household, average monthly housing payments after factoring in 

a maximum ten percent down-payment, including interest, principal, mortgage 

insurance, property taxes, homeowners insurance, property maintenance and 

repairs, a reasonable allowance for utilities, and homeowner association dues, if 

any, shall not exceed one-twelfth (1/12) of thirty-five percent (35%) of the 

maximum annual household income for households earning not more than 90% of 

area Median Income, adjusted for assumed household size. 

 

b. Low Income Unit:  One unit shall qualify as an affordable unit for sale to a Low 

Income Household, average monthly housing payments after factoring in a 

maximum ten percent down-payment, including interest, principal, mortgage 

insurance, property taxes, homeowners insurance, property maintenance and 

repairs, a reasonable allowance for utilities, and homeowner association dues, if 

any, one-twelfth (1/12) of thirty percent (30) of the maximum annual household 

income for households earning not more than 65% of area median income, adjusted 

for assumed household size. 

 

c. In calculating the affordable dwelling unit prices, the City shall apply the 

following: (1) an assumed down payment of 10%, (2) a maximum ratio of housing 

cost to income limit as shown in a. and b. above, and (3) the applicable interest rate 

for a 30 year fixed rate loan at or prior to the issuance of a certificate of occupancy. 

 

10. A deed restriction shall be applied to each parcel in the Project specifying that the Project is 

restricted to occupancy as a senior housing project for persons aged 62-years or older. The 

deed restriction shall specify that any proposed conversion of the Project to a non-senior 

occupancy shall require amendment of this Precise Development Plan and Design Review. 

Said deed restriction language shall be subject to the review and approval of the City 

Attorney. The approved deed restriction shall be recorded. 

 

11. Any proposed conversion of the Project to another use(s) shall require amendment of this 

Precise Development Plan. 

 

12. The applicant, or any successor in interest to the Project, shall prepare Codes, Covenants, 
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and Restrictions (CC&R’s) addressing the following: 

 

a. Provisions restricting occupancy of the homes in the Project to senior citizens at 

least 62 years of age or qualifying residents as defined by California Civil Code 

§51.3. The CC&R’s shall permit the occupancy of a dwelling unit by a permitted 

health care resident during any period that the person is actually providing live-in, 

long-term, or hospice health care to a qualifying resident for compensation.  For 

purposes of this subdivision, the term "for compensation" shall include provisions 

of lodging and food in exchange for care.   

 

b. Specify that any proposed conversion of the Project to a non-senior occupancy 

shall require amendment of this Precise Development Plan/Design Review and 

appropriate environmental review pursuant to the California Environmental 

Quality Act to demonstrate that such a conversion to non-senior housing would 

not have a negative physical effect on the environment.  

 

c. Provisions for maintenance of structures with common exterior walls and roofs.     

 

d. Provisions restricting further development, accessory structures, accessory 

dwelling units, or additions to single-family homes and garage parcels in the 

Project. 

 

e. Provision restricting the use of garages at the Project to parking of vehicles only, 

and require they be maintained in a manner that permits parking of two vehicles in 

each garage. This provision shall prohibit the parking of boats, trailers, 

recreational vehicles, and oversized vehicles within any garage. 

 

f. Provisions requiring the posting and maintenance of signs prohibiting the parking 

of boats, trailers, recreational vehicles, and oversized vehicles within any 

guest/public parking stall on Cottage Lane.  

 

g. The assignment of monitoring, reporting, and enforcement responsibility to the 

HOA with respect to ensuring senior occupancy of all units in the Project. 

 

h. The assignment of maintaining the improvements in the easement on adjacent 

City owned property, the public access easements across residential lots, drainage, 

landscaping and other common improvements to the Hamilton Cottages 

Homeowner’s Association. 

 

i. The City shall be noted as a third-party beneficiary to the CC&Rs, providing the 

right, but not the obligation, to enforce the CC&Rs in the City’s standard form. 

 

j. The requirement for professional property management for a minimum of 2 years. 

 

The CC&Rs shall be subject to the review and approval of the City Attorney.  
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13. The Project shall be constructed in accordance of the with the design plans, prepared by 

Carlson, Barbee & Gibson, Inc., William Hezmalhalch Architects, Inc., and Ripley Design 

Group, dated August 11, 2016, representing the approved Precise Development 

Plan/Design Review and the conditions of approval stipulated herein.  Minor 

modifications to the Project's site design, landscaping, or architecture may be considered 

and acted upon by the Community Development Director pursuant to Novato Municipal 

Code Section 19.42.060H. 

 

14. The Project shall return to the Design Review Commission for a final design review action. 

The additional design review shall address the final details of the Project's site design, 

landscaping, and architecture, including, but not limited to: 

 

a. Architectural detailing (e.g., window/door sizes, cornice treatments, railing materials, 

roof pitch, eave details, etc.); 

 

b. Building finish materials and colors; 

 

c. Tree and plant species and planting locations; 

 

d. Location, height, and materials of any proposed perimeter fencing;  

 

e. Location, height, type, and style of site lighting, including parking lot lights; and 

 

f. Location and design of a public art component as required by Novato Municipal Code 

Division 19.21, Art Program. 

 

15. The Project shall comply with all of the additional conditions of approval specified in 

Exhibit B attached hereto. 

 

*  *  *  *  *  * 

 

I HEREBY CERTIFY that the foregoing resolution was duly and regularly adopted by the City 

Council of the City of Novato, Marin County, California, at a meeting thereof, held on the 25th day 

of October, 2016, by the following vote, to wit:   

 

AYES:  Councilmembers 

NOES:  Councilmembers 

ABSTAIN: Councilmembers 

ABSENT: Councilmembers 

 

 

       

Deputy City Clerk of the City of Novato 
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Approved as to form: 

 

 

 

       

City Attorney of the City of Novato 

 

 

Attachments 

 

Exhibit A -  Hamilton Cottages Consistency with General Plan and Hamilton Field Master Plan 

Exhibit B -  Hamilton Cottages Conditions of Approval 

Exhibit C- Hamilton Cottages Precise Development Plan Text 

 

Ref:  P2015-071 
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EXHIBIT A 

 

HAMILTON COTTAGES 

 

NOVATO GENERAL PLAN & HAMILTON FIELD MASTER PLAN 

 CONSISTENCY & ADVANCEMENT FINDINGS 

 

 

1996 NOVATO GENERAL PLAN 

 

LAND USE CHAPTER 

 

LU Policy 1 Implementation of Land Use Map.  Implement the Land Use 

Designations Map by approving development and conservation projects consistent 

with the land use definitions, densities and intensities indicated in LU Table 2.  

Ensure consistency between the General Plan, the Zoning Ordinance, and other 

land use regulations. 

 

LU Policy 2 Development Consistent with General Plan.  Allow development at any 

density within the range shown by the Land Use Designations Map provided applicable 

objectives, policies and programs of all chapters of the General Plan are met.  Maximum 

densities (top of stated density range applied to total gross acreage) may in some cases be 

achieved, but there is no guarantee of achieving the maximum density. 

 

Facts in Support:  The Project includes 16 single-family dwellings on a 1.5 acre parcel 

representing a density of 10.67 dwelling units/acre, which meets the land use and density 

requirement of 10-20 dwelling units/acre for the Medium Density Multiple Family Residential 

(R10) land use designation of the General Plan.  Based on these facts, the Project is consistent 

with and advances LU Policies 1 and 2.  

 

LU Policy 7 Growth Management. Recognize the available and planned capacity of 

infrastructure and public services when considering proposals for development. 

 

Facts in Support: The Project was referred to the Novato Public Works Department, Novato 

Sanitary District, North Marin Water District, and the Novato Fire Protection District.  These 

government entities are responsible for ensuring the provision of adequate infrastructure for water, 

sewer, emergency medical/fire, and stormwater control.  Each agency provided conditions of 

approval intended to insure the Project provides adequate infrastructure.  These conditions of 

approval are to be adopted for the Project and implemented through the construction design and 

physical construction phases of the Project.  These agencies did not identify any service 

constraints to serve the Project on an individual or cumulative basis. 

 

The CEQA IS/MND prepared for the Project analyzed the ability of local government services and 

public utilities to serve future development at the Project Site based on the land use, development 

intensity, and design of the Project.  The IS/MND also reviewed the demand for public parks and 

other government service facilities.  The IS/MND confirmed all public services have sufficient 
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capacity, facilities, infrastructure, equipment, and staff to meet the needs of the Project on an 

individual and cumulative basis. 

 

Based on the above and the analyses contained in the CEQA IS/MND, incorporated herein by 

reference, the Project is considered to be consistent with LU Policy 7. 

 

TRANSPORTATION CHAPTER  

 

TR Policy 4 Level of Service Standards.  Establish traffic Level of Service (LOS) 

standards for use in (1) evaluating the impacts of proposed development projects so 

the project can be redesigned or effective mitigation measures can be implemented, 

(2) making improvements to the roadway system, and (3) determining appropriate 

traffic impact fees. 

 

TR Program 4.1:  Establish traffic Level of Service standards as follows: 

a. At intersections with signals or four-way stop signs:  operation at LOS D 

b. At intersections with stop signs on side streets only:  operation at LOS E. 

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential traffic 

implications of constructing and operating the Project at the Project Site both individually and 

cumulatively. The IS/MND concluded the Project's incremental addition of 11 AM and 7 PM peak 

hour trips would not cause the intersections serving the Project Site to exceed the level of service 

(LOS) thresholds established by TR Program 4.1 either individually or cumulatively (based on the 

anticipated build-out of the 1996 Novato General Plan).  The intersections serving the Project 

would continue to operate in the LOS A, B, and C ranges.  Based on the findings of the traffic 

analysis presented in the IS/MND, the Project is considered to be consistent with and advance 

Transportation Policy 4. 

 

TR Policy 11 Traffic Safety.  Improve the safety of the roadway system. 

 

Facts in Support:  The CEQA IS/MND prepared for the Project analyzed the potential for safety 

hazards related to roadway operations and project design, as well as cumulative impacts on 

roadway infrastructure. The IS/MND concluded the Project does not create safety hazards for 

pedestrians, bicyclists, or motorists and would have no significant impact on the roadway network 

under conditions with the Project’s operation or cumulatively with other potential projects. 

Furthermore, the project has been reviewed and conditioned by Novato Public Works to be 

consistent with development standards of Chapter 5 addressing streets, and pedestrian and bike 

circulation. 

 

Based on the above, the Project is considered to be consistent with TR Policy 11. 

 

HOUSING 

 

HO Policy 3.2 Design that Fits into the Neighborhood Context.  It is the City’s intent that 

neighborhood identity and sense of community will be enhanced by designing all new 

housing to have a transition of scale and compatibility in form to the surrounding area.  
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HO Policy 3.3 Housing Design Principles.  The intent in the design of new housing is to 

provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    

 

a. Reduce the perception of building bulk.  In multi-unit buildings, encourage 

designs that break up the perceived bulk and minimize the apparent height and 

size of new buildings, including, for example, the use of upper story setbacks 

and landscaping. Application of exterior finish materials, including siding, 

trim, windows, doors and colors, are important elements of building design and 

an indicator of overall building quality. 

 

b. Recognize existing street patterns. Where appropriate, encourage transitions in 

height and setbacks from adjacent properties to respect adjacent development 

character and privacy.  Design new housing so that, where appropriate, it 

relates to the existing street pattern. 

 

c. Enhance the “sense of place” by incorporating focal areas where appropriate. 

Design new housing around natural and/or designed focal points, emphasized 

through pedestrian/pathway or other connections. 

 

d. Minimize the visual impact of parking areas and garages. Discourage home 

designs in which garages dominate the public façade of the home (e.g. 

encourage driveways and garages to be located to the side or rear of buildings, 

or recessed, or along rear alleyways or below the building in some higher 

density developments). 

 

Facts in Support:  The Project Site is located adjacent to the Newport neighborhood, a 

single-family residential development with modern homes of a Spanish architectural style. 

Craftsman is another architectural style found at Hamilton Field. The Master Plan’s Design 

Guidelines allow for a variety of architectural styles, and makes the following reference to other 

design vernaculars, “Marin County’s early twentieth century neighborhoods, which are also 

historically and visually appropriate. Bungalow, craftsman, early Victorian, farm country style 

are examples of architectural style prevalent in these older neighborhoods.”  The proposed 

California Craftsman/Cottage style homes are considered to be consistent with the architectural 

styles found in the Master Plan area and the Spanish styled homes in the adjacent Newport 

development. 

 

The Project is being presented as a “pocket neighborhood” featuring homes clustered around a 

central courtyard with a slightly higher density of 10.7 dwelling units/acre than the adjacent 

Newport neighborhood.  Although proposed at a higher density, the new homes range in size 

from 1,496 square feet to 2,580 square feet, and average 1,917 square feet, which is smaller than 

the neighboring single-family residences averaging approximately 3,000 square feet. The new 

homes would be two-stories, which is comparable to neighboring residences to the east and north.  

Notably, the project site is approximately 3-feet lower than units to the east. Based on these 

observations, the proposed two-story units are not anticipated to be imposing from a mass and 

height perspective and are considered to be compatible with the surrounding pattern of 

development. 
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The Project includes various design elements consistent with the design principles of Housing 

Policy 3.3, including: 

 

 A mix of one- and two-story massing throughout, and the use of shed roofs over porches 

and varying exterior surface materials, textures, colors, and window and door trim to 

break-up and add interest to the façades of the buildings.  

 

 Incorporating a stub out for the possible future extension of B Street, accessing the 

Project from that street stub, and extending the existing stucco wall fronting Hamilton 

Parkway. 

 

 Incorporating a landscaped common area central to the neighborhood for the enjoyment 

of residents and visitors, and landscaped pedestrian pathways connecting the entrances 

and parking area of the Project to the central common area and homes. 

 

 Limiting the vehicular access, guest/public parking area, and garages to the western 

edge of the property, to prevent a garage-dominated view of the fronts of the houses, 

which instead open onto the common area. 

 

 The adjacent single family home neighborhoods have homes oriented to back up to 

Hamilton Parkway with a stucco wall at the rear property lines along the Hamilton 

Parkway street frontage.  Likewise, the proposed Project’s single family homes are 

focused inward to a common courtyard, with a stucco wall along the rear property lines 

on Hamilton Parkway.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a 

prominent feature of the development. 

 

The Project was presented to the Novato Design Review Commission on January 6, 2016 and 

March 16, 2016.  The purpose of these meetings was to review the Project’s site design, massing, 

and architectural concepts in light of the design related policies of the Novato General Plan and the 

adopted Design Review Guidelines of the Master Plan, the physical characteristics of the Project 

Site, and the pattern of surrounding development.  

 

The Design Review Commission adopted a motion recommending the Planning Commission and 

City Council approve the site design, massing, and architectural concepts for the Project.  The 

Design Review Commission recognized the Project for its well resolved site plan, appropriate 

mass/scale, and generally acceptable architectural concept.  The Design Review Commission 

made the observations that the Project would be compatible with the characteristics of the Project 

Site and surrounding residential development.  The Design Review Commission’s 

recommendation was based on the required findings for Design Review, applicable design related 

policies of the Novato General Plan and the Design Guidelines of the Master Plan.   

 

Based on the above, the Project is considered to be consistent with HO Policy 3.3. 

 

HO Policy 7.2 Variety of Housing Choices. In response to the broad range of 
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housing needs in Novato, the City will strive to achieve a mix of housing types, 

densities, affordability levels and designs. The City will work with developers of 

‘non-traditional’ and innovative housing approaches relating to the design, 

construction and types of housing that meet local housing needs, which may 

include, but not limited to, provision of the following types of housing at varying 

affordability levels:  

 

a. Owner and renter housing  

b. Small and large units  

c. Single and multi-family housing  

d. Housing close to jobs and transit  

e. Mixed use housing  

f. Supportive housing  

g. Single Room Occupancy units (SRO’s)  

h. Shared living opportunities and co-housing  

i. Manufactured housing  

j. Self-help or “sweat equity” housing  

k. Cooperatives or joint ventures  

l. Assisted living  

 

Facts in Support:  The Project will provide a single-family home product that is restricted to 

senior occupancy, with two residences reserved as affordable to low (1 unit) and moderate (1 unit) 

income categories.  

 

Based on the above, the Project is considered to be consistent with HO Policy 7.2. 

 

HO Policy 12.1 Special Needs Groups.  The City will actively promote the development 

and rehabilitation of housing to meet the needs of special needs groups, including the needs 

of seniors, people living with disabilities, farmworkers, the homeless, people with 

long-term physical illnesses, people in need of mental health care, single parent families, 

large families, and other persons identified as having special housing needs in Novato. 

 

Facts in Support:  Then Project will offer 16 single-family homes reserved for primary occupancy 

by senior aged 62 years or older. The units will feature a master bedroom on the first floor, offering 

single-level living for seniors who may have mobility problems and the ability to have a caretaker 

live upstairs. The Project directly addresses a needed housing type (seniors) supported by HO 

Policy 12.1. 

 

Based on the above, the Project is considered to be consistent with HO Policy 12.1. 

 

Housing Element 

 

Novato’s 2015 – 2023 Housing Element includes an inventory of sites and entitled projects 

demonstrating the City’s ability to meet its Regional Housing Needs Allocation (RHNA) as 

calculated by the Association of Bay Area Governments. The 25 senior affordable units currently 

identified for development in Planning Area 19 are recognized in the Housing Element as an 

entitled project contributing to meeting Novato’s current RHNA in the low (12 units) and very low 
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(13 units) income categories. The following tables address the effect of the proposed Master Plan 

amendment on the City’s ability to continue meeting its RHNA obligation for the planning period 

covering 2015 – 2023 consistent with the Housing Chapter of the General Plan. 

 

Table I 

Existing 2015 – 2023 RHNA 

 

Income Category RHNA 

New Unit Need 

Units Built, 

Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 33 78 

Low 65 90 (25) 

Moderate 72 64 8 

Above Moderate 167 92 75 

Total Units 415 279 136* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate 

units. 

 

Table II 

2015 – 2023 RHNA with Master Plan Amendment 

 

Income Category RHNA 

New Unit Need 

Units Built, 

Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 20 (less 13) 91 

Low 65 79 (less 11) (14) 

Moderate 72 65 (plus 1) 7 

Above Moderate 167 106 (plus 14) 61 

Total Units 415 270 145* 

*Surplus of Low units deducted from remaining need for Moderate and Above 

Moderate units. 
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Table III 

Satisfying Remaining Need Based with Master Plan Amendment 

 

 Very 

Low 

Low Moderate Above 

Moderate 

Total 

RHNA  111 65 72 167 415 

Units Built, Under Construction, 

or Approved 

20 79 65 106 270 

Affordable Housing Opportunity 

Sites 

100 101   201 

Medium Density, Multi-Family 

Sites 

  23  23 

Mixed Use    124  124 

Single Family     255 255 

Accessory Dwelling Units 15 9   24 

Total Capacity 135 189 212 361 897 

% of RHNA 121% 290% 294% 216% 216% 

 

As indicated by Table III, the City would maintain a sufficient inventory of potential residential 

units in all income categories with the proposed Master Plan amendments, including an ongoing 

surplus of units in the very low and low income categories.  Based on the information above, the 

Project is considered to be consistent with the Housing Chapter of the General Plan with respect to 

meeting Novato’s RHNA for the planning period covering 2015 through 2023.   

 

The Affordable Housing Plan of the Master Plan set a goal of reserving 10% of the total housing 

units in the Master Plan area for affordable housing and set target numbers for affordable units in 

two phases of development. The affordable housing units could be traded between the 

development phases so long as the total number of affordable housing units met the 10% goal.   

 

The Master Plan area has been developed with a total of 958 dwelling units, including 128 

affordable senior apartments at the Hamilton Villas. This number of affordable units represents 

13.3% of the total number of dwellings in the Master Plan area. The Project would add 16 units, 

two of which would be reserved as affordable units. With the Project, the total number of 

dwellings in the Master Plan area would increase to 974 and the affordable unit count would 

increase to 130 units. The resulting percentage of affordable units would remain 13.3%. Based on 

these figures, the affordable housing goal of 10% would continue to be exceeded under the Master 

Plan amendment proposed for the Project Site. 

 

ENVIRONMENT 

 

EN Policy 7 Water Quality:  Encourage protection of water resources from 

pollution and sedimentation, and preserve their environmental and recreation 

values.  

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential for water 
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quality impacts to result from construction and operation of the Project.  As described in Section 9, 

Hydrology and Water Quality, of the IS/MND, the Project would be required and conditioned to 

comply with the City of Novato’s stormwater control plan implemented in response to the Phase II 

Stormwater Permit of the National Pollution Discharge Elimination System (NPDES).   

 

In addition to the requirements above, the Novato Public Works Department has requested the Project 

comply with numerous water quality related conditions of approval.  These conditions require the 

developer to create a Stormwater Control Plan based on the Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual and incorporate Low Impact Design 

features.  A Storm Water Pollution Prevention Plan (SWPPP) is required to reduce potential 

adverse impacts to surface water quality through the Project’s construction period. The SWPPP 

shall include the minimum Best Management Practices (BMPs). These include BMPs for erosion 

and sediment control, site management/housekeeping/waste management, management of 

non-stormwater discharges, run-on and runoff controls, and BMPs for inspection/mainte-

nance/repair activities. These requirements must be satisfied prior to issuance of a grading or 

building permit for the Project and implemented during construction.  Based on the physical 

characteristics of the property and these requirements, the IS/MND found the Project would have 

no significant impact on the water quality. 

 

Based on the facts and conditions of approval noted above, the Project is considered to be 

consistent with EN Policy 7. 

 

EN Policy 18 Species Diversity and Habitat.  Protect biological resources that are 

necessary to maintain a diversity of plant and animal species. 

 

EN Policy 19 Special Status Species.  Cooperate with State and Federal Agencies 

to ensure that development does not substantially adversely affect special status 

species appearing on the State or Federal list for any rare, endangered, or threatened 

species.  The environmental documentation will screen for the Federal Candidate 

Species, plants listed on lists 1A, 1B, or 2 of the California Native Plant Society 

(CNPS), inventory of rare and endangered vascular plants of California and 

animals designated by CDFG as species of special concern or their current 

equivalent. 

 

Facts in Support (EN Policies 18 & 19):  The CEQA IS/MND prepared for the Project analyzed 

the potential for impacts to special status species resulting from construction and operation of the 

Project.  As described in Section 4, Biological Resources, of the IS/MND, the Project Site does 

not currently constitute sensitive natural communities for native populations of plants or animals, 

though the Project could potentially impact nesting birds and raptors.  However, with 

implementation of Mitigation Measure BIO-1 the potential impacts to these special-status species 

would be reduced to a less than significant level.   

 

Mitigation Measure BIO-1 requires a qualified biologist to perform a nesting bird survey prior to 

construction of the Project. Should nesting birds be located by the biologist, Mitigation Measure 

BIO-1 lists specific steps to be implemented to protect such birds, including suspending tree 

removal and vegetation clearing until the young of the year have fledged and the nest(s) are no 

longer active, as determined by a qualified biologist.   
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Based on the facts noted above and the findings of the CEQA IS/MND and the noted mitigation 

measure, the Project is considered to be consistent with and advance EN Policies 18 and 19. 

 

EN Policy 25 Trees on Private Property.  Encourage and, where appropriate, 

require actions by private property owners to protect the health of native woodlands 

and trees. 

 

EN Policy 26 Trees in New Development.  Require that the site planning, 

construction and maintenance of development preserve existing healthy trees and 

native vegetation on site to the maximum extent feasible.  Replace trees and 

vegetation not able to be saved. 

 

Facts in Support:  As described in Section 4, Biological Resources, of the CEQA IS/MND, the 

Project Site does not contain heritage trees or natural woodland forest resources.  Tree removal on 

the site is limited to clearing of small trees and shrubs necessary to facilitate the development.  

Significant tree and shrub planting is proposed by the landscape plans for the Project that 

substantially exceed the removal. 

 

Based on the noted facts, the Project is considered to be consistent with and advance EN Policies 

25 and 26. 

 

EN Policy 29 Energy Conservation Measures in Buildings. Reduce energy 

consumption by requiring structures to meet the energy conservation requirements 

stipulated in the State Building Code and State Title 24 regulations. 

 

Facts in Support:  The Project is required to comply with the uniform energy efficiency 

requirements of the California Building Code and Title 24 of the California Code of Regulations.  

In addition, the Project is required to comply with Novato’s Green Building Ordinance.  These 

regulatory documents require various energy efficiency features, such as minimum R-value 

insulation, energy efficient windows, and low-energy use lighting systems. The Project’s 

construction drawings will be reviewed for energy efficiency compliance when a plan check is 

performed prior to the issuance of a building permit.  

 

Based on the above, the Project is considered to be consistent with and advance EN Policy 29. 

 

EN Policy 34 Local Efforts. Encourage local efforts to improve air quality. 

 

Facts in Support: As described in Section 3, Air Quality, of the CEQA IS/MND, the Project is 

below the Bay Area Air Quality Management District (BAAQMD) screening threshold for 

operational emissions. However, since the Project involves site grading and the operation of 

construction equipment, the potential construction related air pollutant emissions resulting from 

the Project were modeled and compared against the quantified thresholds of significance 

developed by the BAAQMD.  

 

The BAAQMD construction thresholds address air pollutant emissions resulting from the 

operation of gasoline and diesel powered construction equipment, paving, general construction, 
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the application of architectural coatings (paint), and the release of dust due to demolition and 

ground disturbing activities. The thresholds are typically measured by average daily emissions 

rather than maximum daily emissions. The thresholds represent both a project specific and 

cumulative impact threshold.  That is, if a project exceeds a given threshold at the project level it 

is also considered to result in a cumulative impact.  Conversely, a project that remains within a 

given threshold is not considered to result in cumulative impacts.   

 

On an average daily emissions threshold basis, the Project remains under BAAQMD’s threshold 

for criteria pollutants. Nevertheless, construction of the Project would create dust and diesel 

particulate emissions warranting implementation of BAAQMD’s best and enhanced construction 

management practices, as applied to other projects in Hamilton Field. Accordingly, Mitigation 

Measure AIR-1 is recommended in the IS/MND to avoid dust and minimize diesel particulate 

emissions.  Mitigation Measure AIR-1 requires a number of actions, such as watering soil during 

grading and restricting vehicle idling, to minimize the release of gasoline and diesel constituents 

and fugitive dust during construction of the Project.  The measures included in AIR-1 of the 

IS-MND and the MMRP are based on BAAQMD’s Basic Construction and Enhanced Emission 

Control Measures. 

 

Based on the above and the findings of the CEQA IS/MND and the implementation of Mitigation 

Measure AIR-1, the Project is considered to be consistent with EN Policy 34 

 

EN Policy 35 Watershed Management.  Minimize the effects of pollution in 

stormwater runoff.  Retain and restore where feasible the natural hydrological 

characteristics of watersheds in the Novato Area of Interest. 

 

Facts in Support: See facts presented for EN Policy 7. 

 

EN Policy 37 Using CEQA to Reduce Water Quality Impacts.  Use the provisions 

of the California Environmental Quality Act (CE QA) process to identify measures 

to prevent erosion, sedimentation, and urban runoff pollution resulting from 

development. 

 

Facts in Support:  See facts presented for EN Policy 7. 

 

EN Policy 39 On-Site Recycling Areas.  Require on-site areas for recycling in 

commercial/retail, office and multi-family residential developments as required by 

State law. 

 

Facts in Support:  Since the project is a single family home development, it is not considered a 

multi-family residential development; however, due to the cluster style development, the proposal 

includes a trash and recycling storage area at the northwest corner of the Project Site. 

 

Based on the above, the Project is considered to be consistent with EN Policy 39. 

 

SAFETY & NOISE 

 

SF Policy 1 Seismic Hazards.  Reduce the risk of loss of life, personal injury and 
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damage to property resulting from seismic hazards. 

 

SF Policy 3 Slope and Soil Instability.  Continue to enforce existing regulations 

and procedures to identify potential hazards relating to geologic and soils 

conditions. 

 

Facts in Support:  Seismic and slope stability hazards are addressed in Section 6, Geology and 

Soils, of the CEQA IS/MND prepared for the Project.  The analysis contained in the IS/MND is 

based on a site specific geotechnical investigation prepared for the Project. The geotechnical 

investigation included boring samples to identify subsurface conditions at the Project Site.  

 

The geotechnical investigation determined that since the Project Site is nearly level, it has a low 

potential for lateral spreading or lurching.  The boring samples revealed artificial fill soils on the 

project site with a low plasticity and low expansion potential. Additionally, the site has a moderate 

potential for liquefaction and would likely be subject to strong earthquake shaking.  

 

The geotechnical report prepared for the Project includes recommendations for removal of all the 

fill and replace with properly compacted engineered fill of low expansion potential, or removal of 

a portion of the fill and installation of a stabilization fabric before properly compacted fill is 

installed, with foundations to resist indicated total and differential settlements.  

 

Based on the findings of the geotechnical study, the IS/MND recommends Mitigation Measure 

GEO-1. Mitigation Measure GEO-1 requires the Project to be designed and constructed in 

accordance with the recommendations of the geotechnical investigation and the seismic design 

requirements of the California Building Code. This mitigation measure requires all design 

measures, recommendations, design criteria, and specifications set forth in the design-level 

geotechnical investigation to be implemented as a condition of project approval and incorporated 

into construction documents. 

 

Based on the above and with implementation of Mitigation Measure GEO-1, the Project is 

considered to be consistent with SF Policies 1 and 3. 

 

SF Policy 9 Storm Drainage System.  Maintain unobstructed water flow in the 

storm drainage system. 

 

Facts in Support:  As described in Section 9, Hydrology and Water Quality, of the CEQA 

IS/MND, the Project Site is served by existing storm drains in the public right of way at Hamilton 

Parkway. The Project’s drainage system would function with on-site drainage flowing across 

paved surfaces to storm drains and gutters on-site then being directed into the storm drainage 

system in Hamilton Parkway. On-site drainage features would be augmented with bio-retention 

measures as required under NPDES Phase II regulations - see also facts for EN Policy 7 regarding 

stormwater pollution prevention. 

 

Based on the above, the Project is considered to be consistent with SF Policy 9. 

 

SF Policy 10 Hazards of Dam and Levee Failure.  Ensure that the design and 

location of dams and levees are in accordance with all applicable design standards 
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of the California Division of Safety of Dams. 

 

Facts in Support:  The Project is located on the main base side of Hamilton Field.  A large 

portion of the main base area is protected by the Hamilton Levee. The Hamilton Levee is certified 

by the Federal Emergency Management Agency and regularly inspected and maintained by the 

City of Novato.  Accordingly, the potential for failure of the Hamilton Levee is considered low. 

 

The Project Site is located approximately 30-feet above sea level.  Given this elevation, the 

Project is not at risk of inundation due to failure of the Hamilton Levee. The Project Site is 

connected to Hamilton Parkway.  Hamilton Parkway would provide emergency access to and 

from the Project Site if there were flooding at lower elevations within Hamilton Field due to failure 

of the Hamilton Levee. 

 

Based on the above, the Project is considered to be consistent with SF Policy 10. 

 

SF Policy 16 Fire Risk in New Development.  Review all development proposals 

for fire risk, and require mitigation measures to reduce the probability of fire. 

 

Facts in Support:  The Project was referred to the Novato Fire Protection District for review and 

comment on emergency medical and fire safety issues. The Fire District submitted comments and 

recommended conditions of approval for the Project. The Fire District indicated it was satisfied 

with the access lanes, parking configuration, and points of entry for the Project. The Fire District 

will review the construction level design plans prepared for the Project to ensure the building 

includes all necessary fire alarm and fire suppression features, such as a fire sprinkler system, 

central alarm monitoring, and proper egress systems.   

 

As described in Section 8, Hazards and Hazardous Materials, of the CEQA IS/MND, the Project 

Site is not located in an area with high fire risk, and no mitigation is required to reduce the risk of 

fire. 

 

Based on the above, the Project is considered to be consistent with SF Policy 16. 

 

SF Policy 28 Measures to Reduce Hazards.  Consider measures to protect the 

public health from the hazards associated with the transportation, storage and 

disposal of hazardous wastes (TSD Facilities). 

 

Facts in Support:  A Phase I Environmental Site Assessment (“Assessment”) was prepared for the 

Project Site. The Assessment did not identify any hazardous materials or chemicals on the Project 

Site, indicated there are no open or closed investigations associated with the site, and noted the site 

is not included on a list of hazardous materials sites compiled pursuant to Government Code 

Section 65962.5. The Assessment indicates there is one open contamination case at the 971 C 

Street Site, located approximately 500 feet west of the Hamilton Cottages project site.  This case 

involves benzene, methyl tert-butyl ether (MTBE), tetrachloroethylene, diesel, vinyl chloride, and 

1,3 Butadiene.  Land use restrictions have been implemented at the 971 C Street Site, and soil 

vapor and groundwater monitoring will continue. The Navy continues to monitor both 

groundwater and soil gas at the site. 
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The assessment also indicated another open contamination case at the Novato DOD Housing site 

at 970 C Street, approximately 700 feet southwest of the Hamilton Cottages project site.  

Groundwater at this DOD Housing site has been impacted by petroleum hydrocarbon due to 

release from former underground storage tanks.  Verification monitoring has been conducted 

since at least 2012.  Based on the distance and groundwater flow direction, this listing is not 

expected to represent a significant environmental concern. 

 

Construction of the proposed project would require excavation of up to 10 feet deep on the eastern 

portion of the site and 8 feet deep on the western portion of the site (for installation of sanitary 

sewer).  Although both the 970 C Street and 971 C Street projects are not expected to present 

environmental concerns, the possibility of encountering soils and groundwater with contamination 

in excess of maximum allowable levels cannot be completely ruled out. As such, construction of 

the project could result in accidental exposure to hazardous materials.  Mitigation Measure 

HAZ-1 requiring preparation and approval of a Soil and Groundwater Management Plan, has been 

identified to reduce this impact to a less-than-significant level. 

 

Based on the findings and recommendations of the Assessment and application of the noted 

mitigation measure, the Project is considered to be consistent with SF Policy 28. 

 

SF Objective 9 - Reduce community exposure to electromagnetic field radiation. 

 

SF Policy 32  Electromagnetic Field (EMF) Radiation in Land Use Decisions.  

Consider information regarding EMF radiation from new electrical transmission 

lines and substations in making land use decisions. 

 

SF Program 32.1:  Consider adopting EMF regulations consistent with State or 

Federal guidelines, if they become available. 

 

SF Program 32.2:  Obtain updated information on EMF radiation levels of existing and 

proposed electrical transmission facilities and relate those to the latest standards that are 

emerging from ongoing research.   

 

The City commissioned a review of the latest standards applicable to EMFs to determine whether 

there is new scientific evidence, established policies, or CEQA impact thresholds related to EMF 

exposure. After reviewing the latest information regarding EMFs it was determined that: (1) there 

is no agreement among scientists that EMFs create a potential health risk; (2) there are no adopted 

state or federal regulations requiring residential setbacks from high voltage electric transmission 

lines; and (3) there are no defined or adopted CEQA thresholds for assessing health risk from 

EMFs.  

 

While there are no federal or state regulations for setbacks of residences from high voltage 

powerlines, and it is not a CEQA impact issue, the study considered regulations from other 

California jurisdictions that have setback restrictions from such powerlines. Most jurisdictions do 

not have setback requirements. Of those with setback regulations, none had setbacks for residences 

greater than 100-feet from 60 kV overhead powerlines. The study noted Title 5 of the California 

Code of Regulations allows new school sites to be constructed within 100-feet of 60 kV overhead 

powerline easements, and accepts reductions to 100 feet from the centerline of the easement.  

96



 

33 
 res5009 

 

Recognizing most jurisdictions do not require setbacks for EMF exposure from overhead 

powerlines, the requested 100-foot setback from the centerline of the 60 kV powerlines is more 

consistent with the standard imposed by other jurisdictions that have such setbacks. Based on the 

observations above, a 100-foot setback from the centerline of the 60 kV powerlines is considered 

to be acceptable and consistent with the noted objective, policy, and programs addressing EMFs. 

 

Subsection (b) of Master Plan condition No. 17 is proposed to be deleted recognizing there are no 

commonly accepted best practices to minimize interior exposure to EMF. This observation is in 

addition to the information above regarding the lack of agreement on the health risks of EMF 

exposure and absence of state or federal standards for EMFs. Based these circumstances, 

eliminating Subsection (b) of Master Plan condition No. 17 would not be inconsistent with the 

noted objective, policy, and programs of the General Plan addressing EMFs, and the project is 

considered to be consistent with SF Objective 9 and SF Policy 32 and SF Programs 32.1 and 32.2.  

 

SF Policy 37 Noise and Land Use Compatibility Standards.  Encourage the 

maintenance of the noise and land use compatibility standards indicated in SF 

Table 3.  The normally acceptable standards for outdoor noise are summarized 

below [noise measurements in Ldn]: 

 

SF TABLE 3 

 

 

Facts in Support: The IS/MND noise assessment indicated the Project would be located in an area 

with existing vehicular noise levels between 60 and 65 dBA due to traffic on U.S. 101, which is 

approximately 0.33 miles west of the Project Site. Therefore, the impact associated with exposure 

to existing noise would be potentially significant. The assessment found the proposed site design 

features and configuration of the Project, along with standard construction practices will reduce 

the interior noise to acceptable levels of 45 dBA Ldn noise standard. However, the Project Site may 

be subject to noise generated by operation of the nearby SMART rail line, in particular the train 

 

Residential Development 

 

up to 60 dB 

 

Transient Lodging:  Motel and Hotel 

 

up to 60 dB 

 

School, Library, Church, Hospital and Nursing Home 

 

up to 60 dB 

 

Auditorium, Concert Hall, Amphitheater 

 

up to 70 dB 

 

Sports Arena, Outdoor Spectator Sports 

 

up to 70 dB 

 

Playgrounds, Neighborhood Parks, Open Space 

 

up to 65 dB 

 

Golf Course, Cemetery 

 

up to 70 dB 

 

Office Building, Business, Commercial & Professional 

 

up to 70 dB 

 

Industrial, Manufacturing, Utilities 

 

up to 70 dB 
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horn. Mitigation Measure NOI-1 requires a qualified acoustical engineer to confirm the Project’s 

construction detail drawings include adequate noise attenuating features (e.g., sound transmission 

class rated windows and wall construction) to maintain an interior noise level of 45 dBA Ldn.   

 

Based on the above, the Project is considered to be consistent with SF Policy 37. 

 

SF Policy 38 Noise Reduction and Mitigation. Mitigate noise exceeding standards 

and significant noise impacts to the maximum feasible extent. 

 

Facts in Support: As described in the Noise Section of the CEQA IS/MND, the Project would 

cause a temporary increase in ambient noise levels and vibration during construction activities.  

However, with implementation of Mitigation Measure NOI-2 and NOI-3, potential impacts due to 

construction noise and vibration would be less than significant. Operational noise impacts would 

be less than significant without mitigation. 

 

Mitigation Measure NOI-2 requires the construction contractor to prohibit the use of vibratory 

rollers within 30 feet of existing residences. Plate compactors and smaller, rubber-tired equipment 

shall be utilized as feasible.  The City of Novato Building Division shall ensure that this 

requirement is incorporated into construction documents prior to issuance of grading permits. 

 

Mitigation Measure NOI-3 requires the following actions to minimize construction related noise: 

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use of 

concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings whenever 

possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer have 

been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do not 

impede efficient operation of equipment or dramatically slow production rates), which may 

include, but are not limited to, noise barriers or noise blankets. The placement of such 

attenuation measures shall be reviewed and approved by the Novato Building Division 

prior to issuance of grading and building permits for construction activities. 

g. Designate a "construction liaison" that would be responsible for responding to any local 

complaints about construction noise. The liaison would determine the cause of the noise 

complaints (e.g., starting too early, bad muffler, etc.) and institute reasonable measures to 

correct the problem. Conspicuously post a telephone number for the liaison at the 

construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general contractor/on-site 

project manager to confirm that noise mitigation and practices (including construction 

hours, construction schedule, and noise coordinator) are completed. 

 

The Project is also required to comply with the City’s uniform construction hours as specified in 
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Novato Municipal Code Section 19.22.070.  Section 19.22.070 limits the hours of construction 

activities to between 7 a.m. and 6 p.m. on weekdays, and between 10 a.m. and 5 p.m. on Saturdays. 

The hours of construction are intended to limit construction to less noise-sensitive daytime hours.  

 

Based on the above, the Project is considered to be consistent with SF Policy 38. 

 

PUBLIC FACILITIES & SERVICES 

 

PF Policy 5 Potable Water.  Ensure adequate water supply for new and existing 

development. 

 

PF Policy 6 Water Conservation.  Develop and implement water conservation 

programs for Novato. 

 

Facts in Support:  The Project was referred to the North Marin Water District for review and 

comment. The Water District did not identify any potential problems meeting the water demands 

of the Project despite the ongoing drought in California. The Water District requested the Project 

connect to its recycled water main located in Hamilton Parkway and comply with the District’s 

water conservation ordinance. The District’s water conservation ordinance addresses plumbing 

fixtures, plant selection, and irrigation features.  Water utilized for dust control at the Project Site 

will come from the Water District’s recycled water main. 

 

Based on the above, the Project is considered to be consistent with SF Policies 5 and 6. 

 

COMMUNITY IDENTITY 

 

CI 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. 

 

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above. 

 

CI Policy 7 Landscaping.  Encourage attractive native and drought-tolerant, 

low-maintenance landscaping responsive to fire hazards. 

 

Facts in Support:  The Project’s final landscape plan will be designed to comply with North Marin 

Water District Regulation 15, Mandatory Water Conservation Measures.  Regulation 15 requires 

drought tolerant landscaping and water efficient irrigation.  The Project is required to connect into 

the Water District’s recycled water line for landscape irrigation.  See also SF Policy 16 above. 

 

Based on the above, the Project is considered to be consistent with CI Policy 7. 

 

CI Policy 9 Undergrounding Utilities.  Continue to require undergrounding of 

utilities. 
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Facts in Support:  All utilities serving the Project will be placed underground.   

 

Based on the above, the Project is considered to be consistent with CI Policy 9. 

 

CI Policy 12   Parking Standards.  Reduce the visibility of parking facilities and 

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

 

Facts in Support:  Parking for the project is proposed to be concentrated along the western edge of 

the Project Site with pedestrian connections to the residences, creating a neighborhood that is not 

focused on vehicular circulation.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART tracks and 

views to them are broken up with trees and landscaping, rather than being a prominent feature of 

the development.  The landscape plan for the Project shows the location of numerous new tree 

and shrub plantings that are intended to help obscure views of the parking area and garages from 

offsite locations.   

 

Based on the  above, the Project is considered to be consistent with CI Policy 12. 

 

CI Policy 14   Open Areas and Landscaping.  Require provision of adequate 

landscaped, open areas in project design. 

 

Facts in Support:  The Project features a variety outdoor spaces for occupants and visitors, 

including a central courtyard, community room garden, and private yard spaces. These outdoor 

spaces are designed for the convenience and safety of the seniors who will occupy the Project, as 

well as to encourage socialization.  There are ample drought tolerant landscaping, flowering 

plants, and shade trees provided in the courtyard area, throughout the pedestrian walkways, along 

Hamilton Parkway, and to screen the parking area. 

 

Based on the above, the Project is considered to be consistent with CI Policy 14. 

 

CI Policy 15   Pedestrian Paths.  Provide for maximum feasible pedestrian 

circulation. 

 

Facts in Support:  The Project includes sidewalk connections to Hamilton Parkway and pathways 

throughout the Project Site.  Parking is concentrated on the western edge of the Project Site, 

giving the Project a pedestrian oriented feel. The sidewalk connections and pedestrian paths 

provide adequate pedestrian circulation and connectivity, and the project is located within walking 

distance of the SMART station.  Based on the above, the Project is considered to be consistent 

with CI Policy 15. 

 

CI Policy 30   Archaeological Resources Protection:  Continue to protect 

archaeological resources. 

 

Facts in Support:   The CEQA IS/MND indicates there are no known archaeological or 

paleontological resources at the Project Site. Regardless, there remains a small possibility that 

unknown, buried prehistoric or paleontological resources could be encountered or damaged during 

construction of the Project, which would result in a potentially significant impact.   
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Mitigation Measure CUL-1 is proposed to ensure the protection of unknown, buried cultural 

resources.  Mitigation Measure CUL-1 stipulates that in the event that unknown archaeological 

resources (sites, features, or artifacts) are exposed during construction activities for the Project all 

construction work occurring within 100 feet of the find shall immediately stop until a qualified 

archaeologist is retained to evaluate the significance of the find and determine whether additional 

study is warranted. If any exposed archeological resource(s) proves significant under CEQA, 

additional work such as preparation of an archaeological treatment plan, testing, or data recovery 

may be warranted and required by the City’s Community Development Director. 

 

Mitigation Measure CUL-2 is proposed to ensure the protection of paleontological resources. 

Mitigation Measure CUL-2 stipulates that if a suspected fossil is encountered, construction shall 

be halted within 50 feet of the find and a qualified paleontologist shall be contacted to assess the 

find.  If deemed scientifically significant, the find shall be recorded and salvaged by a qualified 

paleontologist. 

 

Mitigation Measure CUL-3 has been proposed to ensure the protection of unknown, buried human 

remains. Mitigation Measure CUL-3 requires compliance with the uniform procedures of Section 

7050.5 of the California Health and Safety Code and Section 5097.98 of the California Public 

Resources Code.  The cited code sections specify the procedures that shall be implemented 

should buried human remains be encountered during project construction, including notifying the 

county coroner with 24-hours of discovery and contacting the Native American Heritage 

Commission should the remains be determined to be Native American. The most likely decedent 

of a deceased Native American or their representative shall then determine, in consultation with 

the property owner, treatment of the human remains. 

 

Based on the facts above and application of the noted mitigation measures, the Project is not 

anticipated to have an adverse effect on archeological resources.  Accordingly, the Project is 

considered to be consistent with CI Policy 30. 

 

CI Policy 32   Public Art.  Promote public art that enhances the cultural life of the 

community. 

 

Facts in Support:  The Project includes a commissioned public art component within the central 

landscaped courtyard. Approval for the preliminary public art concept component was 

recommended by the Design Review Commission, which will evaluate the final design for 

consistency with CI Policy 32.  

 

Based on these facts, the project is considered to be consistent with CI Policy 32. 

 

HAMILTON FIELD/ NEW HAMILTON PARTNERSHIP MASTER PLAN 

 

Many of the Master Plan policies echo the policies found in the Novato General Plan and have 

been addressed for consistency in the General Plan Consistency section above, including but not 

limited to archaeological resources, noise, air quality, geological, soils, grading, natural resources, 

and energy conservation.  Master Plan specific policies, not already addressed by the General 

Plan, are discussed herein. 
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Compact Residential Neighborhoods:  The Central Design Concepts and Design 

Guidelines of the Master Plan encourages compact neighborhoods that include an 

individual character for each neighborhood based on a small town model that downplays 

the presence of the parked car and garage.  While the garages are clustered rather than all 

being attached to the individual homes, they are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, 

rather than being a prominent feature of the development.  In addition, the Master Plan 

policy encourages a variety of housing types to meet the needs of a wide range of residents.   

Facts in Support:  The Project’s site design is based on a “pocket neighborhood” concept, with 

homes located on small lots and arranged around a central courtyard with porches that face the 

courtyard.  The homes are connected to parking that is clustered on the edge of the development 

with connectivity via pedestrian walkways, thus downplaying the presence of the parked car and 

garage.  The garages and public/guest parking area are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather than 

being a prominent feature of the development.  See also HO Policy 7.2 above regarding housing 

types to meet the needs of a wide range of residents.   

Based on these facts, the Project is considered to comply with the Compact Residential 

Neighborhoods policies of the Master Plan. 

Affordable Housing:  Master Plan Condition No. 8. (b) required up to 70 units in the 

Bachelor Officers Quarters (BOQ) rehabilitation units to be made available in a variety of 

unit sizes and bedroom numbers for low income rental housing for Phase I, and at least 25 

senior low income and very low income rental units for Phase II.   

 

Facts in Support:  The actual build-out of the BOQ buildings permitted by Ordinance 1434, 

included 128 low and very low income senior rental housing units, surpassing the affordable 

housing goals of Phase I and II.  Since the Master Plan's goal for low and very low income senior 

rental housing units has been satisfied, the proposed amendment eliminating the requirement for at 

least 25 low and very low income senior housing units on the subject site is consistent with the 

Master Plan goal.  The Project will reserve two units for seniors in the low (1 unit) and moderate 

(1 unit) income range.  

 

Based on the above, the project is considered to be consistent with the Master Plan goal for 

affordable housing. 

 

EMF Setback:  Master Plan Condition No. 17 requires a 150-foot building setback for all 

structures for human occupancy to be established from the centerline of the PG&E 60 kV 

electrical transmission line easement.  The condition also contains requirements to 

provide information as follows: 

(a)  Provide written disclosure to home buyers and tenants on parcels adjacent to 

the 60 kV Tower Line Easement regarding the proximity of housing units to the 

lines and attach the EMF study included in the FSEIR or an update of said study. 

  

(b)  Provide information on best practices to designers and contractors for 

development of all parcels regarding how to reduce interior exposure to EMF. 
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Facts in Support:  See discussion for SF Objective 9, SF Policy 32, SF Program 

32.1, and SF Program 32.2 above.  

 

Maximum Lot Coverage:  Master Plan Condition No. 7 reads, “Maximum single family 

detached residential lot coverage for all structures shall be 50% of lot area, and maximum 

building height shall be two stories.”   

Facts in Support:  The Project includes an amendment to allow lot coverages at the Project Site to 

be as shown on the Precise Development Plan exhibit. This modification would allow the Project’s 

“pocket neighborhood” design, which is premised on individual lots located around common 

outdoor spaces with parking and vehicle circulation on the periphery. In particular, the Project 

features small lots with some residences exceeding 50% coverage and some detached garage 

parcels with 100% building coverage. These building coverage levels are off-set by offering more 

common outdoor space and amenities for resident use.  The overall coverage of the proposed 

buildings on the Project Site totals approximately 44%.  

 

Based on the above, the Project is considered to satisfy the Master Plan goal for maximum lot 

coverage.  

 

Design Guidelines:  The Master Plan contains Design Guidelines to ensure design quality 

and compatibility of the various developments within the Master Plan area.   

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above 
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EXHIBIT B 

 

HAMILTON COTTAGES SENIOR HOUSING  

CONDITIONS OF APPROVAL 

 

The City Council applies the following additional conditions to the Project: 

 

Mitigation Measures: 

 

1. Mitigation Measure AIR-1: The following emissions control measures shall be 

implemented by the Developer (or Applicant), during project construction. (Note: 

Compliance with Items h. and r. (below) prior to issuance of demolition, grading, and/or 

building permits is subject to verification and approval by the City of Novato). Items a. 

through g., i. through q., and s. through u. shall be included as notes on construction plans 

and subject to verification through field inspections. 

a.  All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 

unpaved access roads) shall be watered two times per day. Recycled water should be 

used wherever feasible.  

b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered. 

c. All visible mud or dirt track-out onto adjacent public roads shall be removed using 

wet power vacuum street sweepers at least once per day.  The use of dry power 

sweeping is prohibited. 

d. All vehicle speeds on unpaved roads shall be limited to 15 mph. 

e. All roadways, driveways, and sidewalks to be paved shall be completed as soon as 

possible. 

f. Idling times shall be minimized either by shutting equipment off when not in use or 

reducing the maximum idling time to five minutes (as required by the California 

airborne toxics control measure Title 13, Section 2485 of California Code of 

Regulations [CCR]).  Clear signage shall be provided for construction workers at all 

access points. 

g. All construction equipment shall be maintained and properly tuned in accordance 

with manufacturer’s specifications.  All equipment shall be checked by a certified 

mechanic and determined to be running in proper condition prior to operation. 

h. Post a publicly visible sign with the telephone number and person to contact at the 

Town regarding dust complaints. This person shall respond and take corrective action 

within 48 hours. The BAAQMD’s phone number shall also be visible to ensure 

compliance with applicable regulations. 

i. All exposed surfaces shall be watered at a frequency adequate to maintain minimum 

soil moisture of 12 percent. Moisture content can be verified by lab samples or 

moisture probe. 

j. All excavation, grading, and/or demolition activities shall be suspended when 

average wind speeds exceed 20 mph. 
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k. Wind breaks (e.g., trees, fences) shall be installed on the windward side(s) of actively 

disturbed areas of construction. Wind breaks should have at maximum 50 percent air 

porosity. 

l. Vegetative ground cover (e.g., fast-germinating native grass seed) shall be planted in 

disturbed areas as soon as possible and watered appropriately until vegetation is 

established. 

m. The simultaneous occurrence of excavation, grading, and ground-disturbing 

construction activities on the same area at any one time shall be limited. Activities 

shall be phased to reduce the amount of disturbed surfaces at any one time. 

n. All trucks and equipment, including their tires, shall be washed off prior to leaving 

the site. 

o. Site accesses to a distance of 100 feet from the paved road shall be treated with a 6 to 

12-inch compacted layer of wood chips, mulch, or gravel. 

p. Sandbags or other erosion control measures shall be installed to prevent silt runoff to 

public roadways from sites with a slope greater than one percent. 

q. Minimizing the idling time of diesel powered construction equipment to two minutes. 

r. The project shall develop a plan demonstrating that the off-road equipment (more 

than 50 horsepower) to be used in the construction project (i.e., owned, leased, and 

subcontractor vehicles) would achieve a project wide fleet-average 20 percent NOX 

reduction and 45 percent PM reduction compared to the most recent CARB fleet 

average. Acceptable options for reducing emissions include the use of late model 

engines, low-emission diesel products, alternative fuels, engine retrofit technology, 

after-treatment products, add-on devices such as particulate filters, and/or other 

options as such become available. 

s. Use low VOC (i.e., ROG) coatings beyond the local requirements (i.e., Regulation 8, 

Rule 3: Architectural Coatings). 

t. Require that all construction equipment, diesel trucks, and generators be equipped 

with Best Available Control Technology for emission reductions of NOx and PM. 

u. Require all contractors use equipment that meets CARB‘s most recent certification 

standard for off-road heavy duty diesel engines. 

 

2. Mitigation Measure BIO-1: If tree removal and vegetation clearing cannot take place 

outside of the bird nesting season (February 1st through July 31st), the Developer shall 

ensure that a qualified biologist shall conduct pre-construction surveys for nesting birds 

and raptors.  If active nests are located in trees to be removed or nearby (within 200 feet), 

or in other vegetation to be removed on the site, tree removal and vegetation clearing shall 

be suspended until the young of the year have fledged and the nest(s) is/are no longer 

active, as determined by a qualified biologist. 

 

3. Mitigation Measure CUL-1:  In the event that archaeological traces are encountered, all 

construction within a 50-feet radius of the find will be halted, the Community 

Development Director shall be notified, and an archaeologist shall be retained by the 

Developer, with the approval of the City, to examine the find within 24 hours of the 

discovery and make appropriate recommendations.  If it is determined that the project 
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could damage a historical or archaeological resource, mitigation shall be implemented in 

accordance with Public Resources Code (PRC) Section 21083.2 and Section 15126.4. 

 

4. Mitigation Measure CUL-2:  In the event that a paleontological resource is found during 

construction, excavation within 50 feet of the find shall be temporarily halted, the 

Community Development Director shall be notified, and a qualified paleontologist shall be 

retained by the Developer with the approval of the City to assess the discovery and made 

appropriate recommendations. If avoidance is not feasible, the paleontologist will prepare 

a recommended excavation plan. 

 

5. Mitigation Measure CUL-3:  If human remains are discovered, excavation must be halted 

and the Marin County Coroner will be notified.  The Coroner will determine whether or 

not the remains are Native American.  If the Coroner determines that the remains are not 

subject to his authority, he will notify the Native American Heritage Commission, who 

shall attempt to identify descendants of the deceased Native Americans. 

 

6. Mitigation Measure GEO-1:  The proposed project shall be designed to comply with the 

recommendations made in the Geotechnical Investigation prepared for the project by PJC 

& Associates Consulting Engineers & Geologists in February 2016 to ensure seismic 

stability and adherence to the California Building Code. The geotechnical 

recommendations shall be incorporated in the final plans and specifications, and 

implemented during construction.  

 

7. Mitigation Measure HAZ-1:  Prior to the initiation of ground-disturbing activities, a Soil 

and Groundwater Management Plan (SGMP) shall be prepared by the developer and shall 

be subject to review and approval by the City of Novato.  The SGMP shall describe 

sampling, handling, and disposal of contaminated soil and groundwater, and dewatering 

issues, for all soils on the project site.  A permit from the Novato Sanitary District shall be 

required for any proposed groundwater discharges to the NSD’s sewer system.  Any 

potentially contaminated soil shall be tested, classified, transported, and disposed of by a 

licensed hazardous material contractor and sent to an appropriate facility.  

 

8. Mitigation Measure NOI-1:  The project Developer shall retain a certified acoustical 

engineer to participate in the development of final construction plans to ensure that 

residences are designed with the appropriate noise-attenuating construction features to 

maintain interior noise levels of 45 dBA Ldn, as set forth in the City of Novato General 

Plan.  The study shall be reviewed and shall be subject to the approval of the Novato 

Building Division, and its recommendations incorporated into construction documents, 

prior to issuance of a building permit. 

 

9. Mitigation Measure NOI-2:  The Developer shall ensure that the construction contractor 

prohibit the use of vibratory rollers within 30 feet of existing residences. Plate compactors 

and smaller, rubber-tired equipment shall be utilized as feasible (Note: the City of Novato 

Building Division will ensure that this requirement is incorporated into construction 

documents prior to issuance of grading permits). 
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10. Mitigation Measure NOI-3: The project Developer and its successors shall ensure that the 

following practices are incorporated into the construction specification documents to be 

implemented by the project contractor:   

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use 

of concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings 

whenever possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer 

have been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do 

not impede efficient operation of equipment or dramatically slow production rates), 

which may include, but are not limited to, noise barriers or noise blankets. The 

placement of such attenuation measures shall be reviewed and approved by the 

Novato Building Division prior to issuance of development permit for construction 

activities. 

g. Designate a "construction liaison" that would be responsible for responding to any 

local complaints about construction noise. The liaison would determine the cause of 

the noise complaints (e.g., starting too early, bad muffler, etc.) and institute 

reasonable measures to correct the problem. Conspicuously post a telephone number 

for the liaison at the construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general 

contractor/on-site project manager to confirm that noise mitigation and practices 

(including construction hours, construction schedule, and noise coordinator) are 

completed. 

 

The following conditions of approval shall be met to the satisfaction of the North Marin Water 

District: 

 

11. Construction of new water distribution facilities and payment of connection fees shall be 

required before water service can be provided to the project.  The developer must apply to 

the Water District, enter into an agreement with the District, and complete financial 

arrangements for new distribution facilities prior to approval of a building permit for the 

project.  Occupancy approval shall not be granted until water service installation and 

sign-off by the Water District. 

 

12. The developer shall install both in-tract and off-tract potable and recycled water mains in 

compliance with the Water District’s regulations and specifications. Existing potable and 

recycled water pipelines front the project site along Hamilton Parkway.   

 

13. The developer shall dedicate easements where necessary for Water District facilities (both 

potable water and recycled water) to serve the proposed project.   
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14. Onsite facilities shall be designed to use recycled water for common area landscape 

irrigation in compliance with Water District regulations and specifications. 

 

15. The project shall be designed to meet the requirements of Water District Regulation 15 – 

Mandatory Water Conservation Measures.  Occupancy approval shall not be granted until 

compliance with the water conservation measures, as applicable, can be verified by the 

Water District.   

 

16. The developer shall install an above-ground reduced pressure principle (RPP) backflow 

prevention device at the meter in accordance with Water District Regulation 6 and 

California Department of Health Regulations (Title 17).  Upon installation, an inspection 

report (device testing) shall be completed and returned to the Water District prior to 

operation of the project. 

 

The following conditions of approval shall be met to the satisfaction of the Novato Sanitary 

District: 

 

17. The developer shall construct a new sewer connections per Sanitary District standards to 

the exiting public sewer facilities within Hamilton Parkway. 

 

18. The developer shall construct a 6 inch sewer main stub and easement to be extended 

southwesterly from the most southerly manhole in Cottage Lane to four feet beyond any 

pavement or sidewalk. 

 

19. The easement shown behind lots 9-12 on the proposed Tentative Map shall be a private 

sanitary sewer easement serving the subject parcels and constructed to District Standards. 

 

The following conditions of approval shall be met by the Developer to the satisfaction of the 

Novato Fire Protection District: 

 

20. Automatic fire sprinkler system is required per NFPA 130 and NFD Standard #401. 

 

21. Fire hydrants shall be capable of flowing 1,500 gpm, spotted by the Fire Marshal, and 

spaced not  to exceed 300 feet. It appears a minimum of two hydrants will be required; 

Fire hydrants shall have at least two 2 1 /2" and one 4 1 /2" outlet. 

 

 

22. Fire hydrants shall be tested and installed prior to framing or lumber delivered to the site. 

  

23. Fire Hydrants shall be painted Rustoleum high gloss yellow or equal. Hydrants shall 

have a traffic "blue reflective marker" installed per NFD Standards. 

 

24. Roadways shall be not less than 20 feet wide capable of accommodating 60,000 gvw and 

conform to NFD Standard #210. 

 

25. "No Parking Fire Lane" signs and curb marking shall be installed conforming to NFD 

Standard #204.  
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26. An approved fire apparatus turn around shall be design and installed to accommodate fire 

apparatus conforming to NFD Standards.  

 

27. All turn-outs and turn around for fire apparatus shall be dedicated and noted on plans. 

 

28. The address shall be posted and illuminated conforming to NFD Standard #205. 

 

The following conditions of approval shall be met to the satisfaction of the Novato Public Works 

Department: 

 

General Conditions of Approval: 

 

29. Developer shall design and construct all necessary and required improvements and facilities 

in accordance with Chapter V – Development Standards of the Novato Municipal Code 

(NMC), unless specific design exceptions have been approved.  Approval of a site plan 

depicting improvements that do not conform to the NMC does not constitute approval of a 

design exception, unless explicitly stated herein or in another approved City resolution. 

 

30. Developer shall be responsible for all City plan check, map check and inspection costs.  

The Developer shall either pay the current fees of enter into a Cost Recovery Agreement 

and deposit funds with the City upon the initiation of plan check services.  The amount of 

the initial deposit shall be determined by the City Engineer.  Additional funds may be 

required based upon actual plan check, map check and inspection costs.   

31. Developer shall submit for review and approval Improvement Plans prepared by a 

California Registered Civil Engineer for all necessary and required on-site and off-site 

public and private improvements.  The Improvement Plans shall identify the location of 

existing and proposed utilities, above and below ground, including water, sanitary sewer, 

storm sewer, telephone, cable television, fiber optics, electricity, natural gas, transformers, 

vaults and meters.  Improvement Plans must be approved by the City Engineer prior to 

any on-site or off-site construction. An Encroachment Permit is required for any work 

within City right of way. Encroachment Permits will not be issued prior to the approval of 

the Improvement Plans. 

32. All existing and proposed electrical and communications lines, service cabinets, and 

devices, both on the site and along its frontages, shall be placed underground at the 

Developer’s expense.  All pull boxes, junction structures, service cabinets, vaults, valves 

and similar devices shall be installed behind the back edge of walkways or within a public 

utility easement, at locations approved by the City Engineer.  If any utility appurtenances 

are permitted to be above ground, such as vaults and boxes, they shall be painted a color 

approved by the City.  New improvements within existing and proposed utility easements 

shall be approved by the appropriate utility company 

33. Unless otherwise explicitly permitted, all existing wells, septic tanks and/or underground 

fuel storage tanks shall be abandoned under permit and inspection of Marin County 

Department of Environmental Health Services or other designated agency.  If there are 

none, the project engineer shall provide a letter describing the scope of the search done to 
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make this determination. This condition shall be satisfied prior to approval of the 

Improvement Plans. 

34. A detailed Soils Investigation/Geotechnical Report shall be prepared and submitted for 

review with the initial submittal of the Improvement Plans.  The report shall address, at a 

minimum, potential for liquefaction, R-values, expansive soils and seismic risk.  The 

improvement plans shall incorporate all design and construction criteria recommended in 

the Geotechnical Report.  The geotechnical engineer shall sign off on the cover of the 

Improvement Plans to confirm that the plans are in conformance with their 

recommendations prior to City approval of the Improvement Plans.   

If at any time, prior to final acceptance of the project improvements, the City Engineer 

requests an independent geotechnical investigation and report, then an independent 

geotechnical engineer, shall be retained by the City at the Developer’s expense, to conduct 

requested investigations. 

35. A drainage report prepared by a California Registered Civil Engineer shall be submitted for 

review with the initial submittal of the Improvement Plans.  The report shall include 

hydrologic and hydraulic calculations to support the design and sizing of all public and 

private drainage facilities including storm drains and detention facilities.  The report shall 

include an analysis of the existing downstream storm drain facilities to determine if they 

have adequate capacity to accept the from the improved project site.  Analyses of the 

downstream facilities shall be based on the 25-year storm. 

36. Developer shall submit for review and approval a detailed Stormwater Control Plan 

(SWCP) prepared in accordance with the current Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual.  Site improvements shall 

incorporate Low Impact Design (LID) principles and permanent post-construction storm 

water pollution BMPs.  The Stormwater Control Plan shall be submitted for review with 

the initial submittal of the Improvement Plans.   

 

37. Prior to the approval of the Improvement Plans and prior to the issuance of any grading 

permit, the Developer shall obtain all necessary permits, approvals and/or clearances from 

any other regulatory agencies with jurisdiction over the project.   Proof of approval and/or 

clearances, including but not limited to,  North Marin Water District, and the Novato 

Sanitary District shall be submitted to the City prior to approval of the improvement plans.  

A complete set of improvement plans shall be submitted to all agencies, districts, and 

utilities affected by, or providing service to the development, for review and comment.   

 

38. The Developer shall obtain written confirmation and approval from Novato Fire Protection 

District (NFPD) for requirements for emergency vehicular access and appropriate posted 

signage.  Developer shall locate signs required by NFPD to the satisfaction of the City 

Engineer. 

 

39. Developer shall obtain signatures from representatives of the Novato Fire District, North 

Marin Water District and the Novato Sanitary District on the final Improvement Plans 

acknowledging their review of those plans prior to City approval.   
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40. The Developer shall design and construct all new pedestrian walkways and handicap 

ramps to meet current ADA standard details. 

 

41. All outside garbage facilities shall be designed to be fully enclosed with a roof meeting 

Marin County’s storm water pollution prevention best management practices. 

 

42. Stenciling shall be provided on curb inlets to prohibit dumping of pollutants.  The stencil 

shall be noted in the improvement plans. 

 

43. Landscape plans shall be submitted with the Improvement Plans and shall meet the 

requirements of site distance to the satisfaction of the City Engineer. 

 

44. Prior to the approval of the Improvement Plans, the Developer shall submit a copy their 

Storm Water Pollution Prevention Plan (SWPPP) and Notice of Intent (NOI) for coverage 

under the State Water Resources Control Board’s General Construction Permit for 

Stormwater Discharges Associated with Construction and Land Disturbance Activities 

(Order 2009-0009-DWQ). 

 

Project-Specific Conditions of Approval: 

 

45. The Developer shall submit Improvement Plans prepared by a registered Civil Engineer 

(Engineer of Record) in substantial conformance with the Hamilton Cottages Vesting 

Tentative Map (Sheets TM-2 through TM-8), prepared by Carson, Barbee & Gibson, Inc., 

dated August 11, 2016 (VTM). 

 

46. All on-site (defined as: within the subdivision boundaries and within the Parking Lot 

Easement) streets, parking lots, sidewalks, streetlights, storm drain facilities and 

stormwater quality facilities shall be privately owned and maintained with the exception of 

‘B’ Street roadway improvements, sidewalks, streetlights, storm drains and stormwater 

quality facilities, which shall be publicly owned and maintained.   

 

47. The 2-foot high retaining wall and 6-foot high stucco wall along the Hamilton Parkway 

frontage shall be constructed entirely on private property and shall be maintained by the 

HOA.  

 

48. ‘B’ Street extension shall be constructed as a public street with a minimum curb-to-curb 

width of 36-feet, except at its intersection with Hamilton Parkway where the existing curb 

returns may be left in place at a 28-foot width, and shall have 5-foot wide sidewalks along 

both sides.  ‘B’ Street shall have signage prohibiting parking and indicating “Not a 

Through Street.”  ‘B’ Street improvements shall include streetlights per City standards.”   

 

49. A paved multi-use pathway shall be constructed from ‘B’ Street connecting to the planned 

SMART multi-use path.  Unless an alternative alignment is approved by the City 

Engineer, the path shall extend westerly from the existing sidewalk at the southwest corner 

of the intersection of North Hamilton Parkway and B Street, running behind existing 

frontage trees and connecting to the SMART multi-use path on City owned property.  The 

path shall be 8-feet wide asphalt concrete (5” thick, over compacted native subgrade), with 
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1-foot wide aggregate base shoulders on each side for a total unobstructed width of 

10-feet).  

 

50. Pedestrian curb ramps meeting the most recent ADA and Caltrans Standards shall be 

provided at all intersections corners adjacent to sidewalks and at the limits of the 

improvements where they do not adjoin existing sidewalk improvements.  The existing 

pedestrian curb ramps at the corners of Hamilton Parkway and ‘B’ Street shall be 

reconstructed to meet current ADA and Caltrans Standards.  Sidewalk warps shall be 

provided as necessary to allow a clear four-foot wide walkway at all locations, including 

areas where mailboxes, streetlights, and fire hydrants obstruct sidewalks. 

 

51. Onsite and offsite storm drain improvements shall be constructed in accordance with City 

standards and sized according to the final approved drainage report.   

 

52. Onsite and offsite stormwater treatment BMPs shall be constructed in accordance with the 

final approved SWCP. 

 

Final Map Conditions of Approval: 

 

53. A final map, as defined in the State Subdivision Map Act, shall be prepared by a licensed 

surveyor or civil engineer.  The Final Map shall show all parcels, rights-of-way, and 

easement(s), and shall be submitted to the City Engineer for review.  The Final Map shall 

be in substantial conformance with the approved Vesting Tentative Map and all applicable 

conditions of approval.  The Final Map is not valid until it has been approved by the City 

and recorded.  Closure calculations shall be provided at the time of initial Final Map 

submittal.  All calculated points within the map shall be based upon one common set of 

coordinates.  All information shown on the Final Map shall be directly verifiable by 

information shown on the closure calculation printout.  The point(s) of beginning shall be 

clearly defined.  All lot acreages shall be shown on the Final Map and shall be verifiable 

from information shown on the closure calculation printout.  A current title report (within 

past 30 days) shall be submitted at the time of initial Final Map submittal. 

 

54. On the Final Map, the Developer shall offer for dedication a public street right-of-way 

approximately 7-feet in width across the entire Hamilton Parkway frontage of the property 

such that the total width of the Hamilton Parkway right-of-way matches the width fronting 

the Hamilton Meadows Subdivision immediately east of subject property.  

 

55. On the Final Map, the Developer shall dedicate to the HOA Parcels A, B and C, and all 

necessary private access easements and private storm drain easements in substantial 

conformance with the approved Vesting Tentative Map. 

 

56. The Developer shall transmit by certified mail a copy of the conditionally approved 

Tentative Map together with a copy of Section 66436 of the State Subdivision Map Act to 

each public entity or public utility that is an easement holder of record.   

 

57. The Final Map shall not be approved prior to approval of the Improvement Plans. 
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58. Prior to approval of a final map or issuance of a grading permit, the Developer shall either 

complete all of the onsite and offsite improvements to the satisfaction of the City Engineer, 

or enter into the City’s standard Improvement Agreement in accordance with NMC 

Section 9-27 to ensure completion of all onsite and offsite improvements, including but not 

limited to, grading and construction of any curbs, gutters, sidewalks, roadway 

improvements, storm drainage facilities, water facilities, sewer facilities, street lighting, 

signage, striping, and other utilities, to the satisfaction of the City Engineer.  The 

Improvement Agreement shall be secured to guarantee the faithful performance of the 

agreement in the amount of 100% of the estimated cost of the improvements and for the 

payment of labor and materials in the amount of 100% of the estimated cost of the 

improvements.  A certificate of occupancy shall not be issued for any structure until 

required improvements are completed to the satisfaction of the City Engineer. 

 

59. Prior to the recordation of the Final Map, the Developer shall establish a Homeowner’s 

Association (HOA) in accordance with State law with recorded Covenants, Conditions & 

Restrictions (CC&Rs) that are satisfactory to the City Engineer and City Attorney to 

provide long-term and ongoing maintenance of all of the common onsite and offsite private 

improvements.  Specifically, the HOA will be responsible for the long-term and ongoing 

maintenance of:   

 

a. All streets, parking lots, sidewalks, streetlights, storm drain facilities, stormwater 

quality facilities, common garbage facilities, landscaping and other improvements 

within the HOA owned Parcels A, B and C, and within the Parking Lot Easement 

with the exception of ‘B’ Street, which shall be publicly owned and maintained. 

 

b. All sidewalks, lighting, storm drain facilities, stormwater quality facilities, mail 

boxes, parking, and landscaping within the Public and/or Private Access Easements 

and Private Storm Drain Easements within the subdivision boundaries. 

 

c. All sidewalks and landscaping along the project frontage on B Street and, or 

Hamilton Parkway, unless assigned to the Hamilton Community Facilities District 

at the discretion of the City Engineer. 

 

d. The 2-foot high retaining wall and 6-foot high stucco wall along the Hamilton 

Parkway frontage unless assigned to the Hamilton Community Facilities District at 

the discretion of the City Engineer: 

 

 The City will have enforcement authority over the HOA’s maintenance obligations and the 

obligation to review and approved proposed changes amendments to the CC&R’s.  The 

CC&R’s shall require the HOA to create and maintain a separate maintenance reserve 

fund.  Said percentage shall be determined  in accordance with BRE Guidelines and be 

sufficient to replace the HOA maintained improvements over the course of their intended 

life. 

 

60. Easements for on-site utilities to be owned by North Marin Water District and Novato 

Sanitary District shall be dedicated by separate instrument and shown on the Final Map.  

Easements for off-site utilities within the Parking Lot Easement on City property shall be 

113



 

50 
 res5009 

dedicated by the City by separate instrument, unless the Parking Lot Easement is amended 

to provide the necessary utility rights.  The Developer shall prepare all necessary legal 

descriptions and deeds and submit them to the City for review.  Copies of the recorded 

deeds shall be submitted to the City.   

 

61. Prior to the approval of the Final Map, the Developer shall pay fifty percent (50%) of the 

total Park In-lieu Fees.  The remainder of the Park In-lieu Fees shall be paid prior to 

issuance of Building Permits.  The total amount of the Park In-lieu Fees shall be 

calculated in accordance with NMC 9-20.008.  

 

Construction Conditions of Approval: 

 

62. Construction SWPPP BMP implementation shall be consistent with the requirements in the 

most recent version of the California Stormwater Quality Association Stormwater Best 

Management Handbook-Construction or the Caltrans Storm Water Quality Handbook 

Construction Site BMPs Manual.  A Qualified SWPPP Practitioner shall be responsible 

for implementing the BMPs at the site and performing all required monitoring and 

inspection/maintenance/repair activities. The project Developer shall also prepare a Rain 

Event Action Plan (if required based on the determined risk level) as part of the SWPPP.  

 

63. Construction activities shall be limited to the days and hours stipulated in Novato 

Municipal Code 19.22.070B.  City established inspection hours are Monday through 

Thursdays, and alternating Fridays from 7 a.m. until 4 p.m. except on City recognized 

holidays.  Developer shall be responsible for the City’s additional cost to provide 

inspection during times not established as regular City inspection hours.  

 

64. A City of Novato Encroachment Permit shall be obtained prior to any grading, trenching, 

pavement, construction of improvements or any other work in the public right-of-way. 

 

65. If any hazardous material is encountered during the construction of this project, all work 

shall be immediately stopped and the Marin County Environmental Health Service 

Department, the Novato Fire Protection District, and the City Inspector shall be notified 

immediately.  Work shall not proceed until clearance has been issued by all of these 

agencies. 

 

66. Upon completion of the project and prior to acknowledgment of completion, all storm 

drains 12" and larger, that are installed as improvements on this project shall be 

professionally televised and a video of the recording delivered to the City Engineer for 

review.  The video shall indicate the pipe being televised, indicate station points along 

each pipe, and shall have the bottom of the pipe at the bottom of the monitor when viewed.  

The televised speed shall be slow enough to enable viewers to ascertain the pipe condition 

and the speed shall be reduced or paused as necessary at sags, gaps, obstructions and 

damaged areas of the pipe.  Prior to acknowledgment of completion of the project, pipe 

damage and obstructions shall be repaired to the satisfaction of the City Engineer. 

 

67. The Developer shall keep adjoining public streets free and clean of project dirt, mud, 

materials, and debris during the construction period, as is found necessary by the City 
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Engineer.  The Developer’s contractor shall provide dust control seven (7) days a week, 

twenty-four (24) hours a day and this provision shall be noted on the plans. 

 

68. The following shall be added to the general notes on the civil plans, “All roads used within 

the City of Novato during construction shall be cleaned daily, or more often as required by 

the City Engineer, of all dirt and debris spilled or tracked onto the City streets, or private 

driveways, but only to the extent that said dirt and debris can be reasonably attributed to 

construction of this development.”  

 

69. Prior to final preparation of the subgrade and placement of base materials, all underground 

utilities shall be installed and service connections stubbed out behind the sidewalk. Public 

utilities, Cable TV, fiber optics, sanitary sewers, and water lines, shall be installed in a 

manner that will not disturb the street pavement, curb, gutter and sidewalk, when future 

service connections or extensions are made. 

 

70. Where soil or geologic conditions encountered in grading operations are different from that 

anticipated in the soil and/or geologic investigation report, or where such conditions 

warrant changes to the recommendations contained in the original soil investigation, a 

revised soil or geologic report shall be submitted for approval by the City Engineer. 

Additionally, if field conditions warrant installation of any subdrains, the location, size and 

construction details must be provided to the City for review and approval prior to 

construction. 

 

71. Utilities to be abandoned shall be removed, filled with suitable material and/or capped to 

the approval of the applicable utility agency and to the approval of the City Engineer. 

 

72. After all of the new underground utilities within existing public streets have been installed, 

the entire affected areas shall be milled and repaved to present a neat finished pavement 

area.  Multiple trench patches are not acceptable. 

 

73. Upon completion of the building and site improvements, the Developer shall clean, repair, 

or reconstruct the curb, gutter, and sidewalk along the entire frontage of the developed 

property as may be required by the City Engineer to conform to the City standards prior to 

receiving an occupancy permit for the building. 

 

Occupancy Conditions of Approval: 

 

74. Prior to occupancy of any building, the Developer shall submit a certification by the 

Geotechnical Engineer of Record that all the work has been completed in substantial 

conformance with the recommendations in Soils Investigation/Geotechnical Report. 

 

75. Prior to occupancy of any building, the Developer shall submit for review and approval by 

the City Engineer, a Post Construction Stormwater Operations and Maintenance Plan that 

provides a plan sheet showing all storm drain and water quality infrastructure that is to be 

maintained, along with detailed instructions and schedules for the ongoing maintenance 

and operation of all post-construction stormwater BMPs.  Once approved, the property 

owner shall enter into an agreement (transferrable to future Homeowner’s Association) 
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with the City that provides the terms, conditions, and security associated with the ongoing 

requirements of the Post Construction Stormwater Best Management Practices.  

Alternatively, these obligations may be incorporated into the CC&Rs. 

 

76. Prior to occupancy of any building, the Developer shall provide a mylar and digital copy of 

the Improvement Plans that include all as-built or field changes. 

 

77. Indemnity and Time Limitations 

 

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

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

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

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

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

indemnification shall include damages or fees awarded against the City, if any, costs of 

suit, attorney’s fees, and other costs and expenses incurred in connection with such 

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

such action. 

 

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

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

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

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

and the developer desires to pursue securing such approvals, after initiation of such 

litigation, which are conditioned on the approval of such documents in a form and 

under conditions approved by the City Attorney. 

 

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

the City shall promptly notify the developer of the existence of the claim, action, or 

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

proceeding.  Nothing herein shall prohibit the City from participating in the defense of 

any claim, action, or proceeding; the City shall retain the right to (i) approve the 

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

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

which approval shall not be unreasonably withheld.  The City shall also have the right 

not to participate in said defense, except that the City agrees to cooperate with the 

developer in the defense of said claim, action, or proceeding.  If the City chooses to 

have counsel of its own to defend any claim, action, or proceeding where the developer 

has already retained counsel to defend the City in such matters, the fees and expenses 

of the counsel selected by the City shall be paid by the developer. 

 

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

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

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

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

1094.6. 

 

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

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

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

amount of such fees and a description of dedications, reservations, and other exactions.  

You are hereby further notified that the 90-day approval period in which you may 

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

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

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

legally barred from later challenging such exactions. 
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Exhibit C 

 

Hamilton Cottages Precise Development Plan Text/Standards 

 

This Precise Development Plan establishes the specific design and operational characteristics of the 

Hamilton Cottages Project including 1) minimum lot size, 2) maximum coverage, 3) minimum setbacks, 4) 

height limitations, 5) parking requirements, 6) landscaping requirements, and 7) accessory use and structure 

limitations. 

 

The following development standards and those on the chart on the following page, are adopted as the 

Precise Development Plan standards for the Hamilton Cottages project.  Standards not specifically 

addressed in this Text/Standards are shown on the Precise Development Plan drawings: 

 

1. Minimum Lot Sizes:  See chart 

 

2. Maximum Coverage:  See chart 

 

3. Minimum Setbacks:  See chart 

 

4. Building Height Limit:  28 feet 

  

5. Parking requirements:  Two parking spaces within garages are required for each living unit, and 

are required to be kept available for parking of vehicles only. The guest/public parking (16 spaces) 

on the adjacent City-owned parcel shall be maintained by the homeowners association, and kept 

available for visitor and public parking. 

 

6. Landscaping:  Landscaping shall be in substantial conformance with the landscape concept 

illustrated on Sheets L1-L7 of the project plans prepared by Ripley Design Group and Dated 

August 11, 2016.  The homeowners association is responsible for maintaining and replacing the 

landscaping as necessary to substantially comply with the approved plans and details within the 

common parcels, public access easements, and within the easement on the adjacent City property to 

the west.  The homeowners association shall also maintain the stucco perimeter wall and 

landscaping and within the Hamilton Parkway right-of-way, unless it is assigned to the Hamilton 

Public Facilities District at the City’s discretion. 

 

7. Accessory use and structure limitations: 

 

a. Private Lots:  Accessory Dwelling Units and Accessory Structures of any kind are 

prohibited on private lots. 

   

b. Common Parcels and public access easements:  For the purposes of this Precise 

Development Plan, trellises and arbors on the common parcels and public access 

easements are not included in lot coverage calculations.  Minor changes to accessory 

structures on common parcels and public access easements maintained by the homeowners 

association are subject to approval by the Community Development Director or through 

design review at the Community Development Director’s discretion. 
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Lot # Lot Size (sf) Building Type Footprint (sf) House Porch L R House Porch

1 3,241 Plan 1 + G1 1,577 49% 19.6 11.6 5 4 8 n/a

2 3,029 Plan 2 1,136 38% 12.8 4.8 4 4 8 n/a

3 2,007 Plan 2 1,136 57% 12.8 4.8 4 4 8 n/a

4 2,007 Plan 2 1,136 57% 12.8 4.8 4 4 8 n/a

5 2,568 Plan 1 1,136 44% 12.8 4.8 4 11.6 8 n/a

6 3,124 Plan 3 1,325 42% 8.5 6 4 4 29.5 27.5

7 2,935 Plan 3 1,325 45% 7.7 5.2 4 4 26 24

8 2,498 Plan 2 1,136 45% 10.5 2.5 4 4 24

9 2,407 Plan 3 1,325 55% 7.9 5.4 4 4

10 2,375 Plan 3 1,325 56% 7 4.5 4 4

11 2,063 Plan 2 1,136 55% 12.5 4.5 4 4

12 2,583 Plan 3 1,325 51% 3.1 4.5 4 8.7

13 3,143 Plan 4 1,848 59% 10 2 7 4

14 3,262 Plan 4 1,848 57% 10 2 4 9

15 3,262 Plan 4 1,848 57% 10 2 9 4

16 3,164 Plan 4 1,848 58% 10 2 4 7

Lot # Lot Size (sf) Building Type Footprint (sf) Front L R Rear

G2 614 G2 441 72% 3 4.5 0 0

G3 650 G3 441 68% 3 0 6 0

G4 650 G4 441 68% 3 6 0 0

G5 614 G5 441 72% 3 0 4.5 0

G6 566 G6 441 78% 1 4.5 0 0

G7 469 G7 441 94% 1 0 0 0  

G8 445 G8 441 99% 0 0 0 0

G9 466 G9 441 95% 0 0 0 0

G10 443 G10 441 100% 0 0 0 0

G11 530 G113 503 95% 0 0 0 0

G12 530 G123 503 95% 1 0 0 0

Parcel A 635 Trash Structure 240 38%4

Parcel B 8,201 Trellises*

Parcel C 5,123 Community Bldg. 686 13%4

1 Front of houses face common space and have a front porch.  Setback is measured to exterior wall of structure.
2 L= Left side and R= Right side when facing front of structure
3 Includes ½ covered porch.
4 Alterations , additions , and new accessory s tructures  on common property subject to CDD approval .
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*Note:  For the purposes  of this  Precise Development Plan, trel l i ses  and arbors  on the common 

parcels  and publ ic access  easements  are not included in lot coverage ca lculations .
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CITY COUNCIL RESOLUTION 

 

RESOLUTION NO. ___ 

 
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 

NOVATO APPROVING THE SUBDIVISION VESTING 

TENTATIVE MAP FOR HAMILTON COTTAGES LOCATED 

AT THE SENIOR HOUSING TRIANGLE ON HAMILTON 

PARKWAY AT B STREET, APN 157-860-03 & -04. 

 

WHEREAS, the City of Novato (“City”) received an application (P2015-071) proposing 

to develop Hamilton Cottages (hereafter “Project”), a 16-unit, for-sale, single-family residential 

development reserved for primary occupancy by senior aged residents of 62 years or older, on 

APN 157-860-03 (commonly known as “Senior Triangle” and “Planning Area 19” – hereafter 

“Project Site”); and  

 

WHEREAS, the applicant has requested approval of a vesting tentative map (VTM) to 

subdivide the 1.5-acre Project Site into 30 lots consisting of 16 single-family residential lots, 11 

“garage lots” to be attached by deed to their respective single-family home lots, and three common 

parcels, as well as obtaining easements to construct a drive aisle, parking, landscaping, utilities, 

and a bio-retention (stormwater) area on an abutting City owned parcel, APN 157-860-03; and 

 

WHEREAS, the City Council of the City of Novato ("City") adopted Ordinance No. 1298 

on June 22, 1993, approving the Hamilton Field Master Plan (also known as, New Hamilton 

Partnership Master Plan), hereafter “Master Plan,” as subsequently amended by Ordinance Nos. 

1311, 1322, 1335, 1344, 1413, and 1434; and 

 

WHEREAS, the Project Site is located in the Master Plan area; and 

 

WHEREAS, an Initial Study/Mitigated Negative Declaration ("IS/MND") was prepared in 

compliance with the requirements of the California Environmental Quality Act ("CEQA") and the 

City of Novato Environmental Review Guidelines, which analyzed the VTM and the other 

development entitlements required for the Project, including a Master Plan, Precise Development 

Plan, and Design Review, and the operation and construction of the Project itself, to determine if 

these actions would result in significant physical impacts to the environment; and 

  

 WHEREAS, the IS/MND did not identify any significant environmental impacts arising 

from the requested subdivision, the other development entitlements required for the Project, or the 

operation and construction of the Project itself that could not be mitigated to a less than significant 

level; and 

  

WHEREAS, the Planning Commission held a public hearing on August 29, 2016, to 

consider and receive public testimony on the VTM and the Project’s other development 

entitlements; and 
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WHEREAS, on August 29, 2016, the Planning Commission did adopt a resolution 

recommending the City Council approve the VTM for the Project; and 

 

WHEREAS, public notices describing the City Council’s public hearing on the proposed 

VTM and the Project’s other associated development entitlements were sent to all affected 

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

the Newport, Sunny Cove, and Inspiration neighborhoods, all public agencies potentially serving 

the Project or having some oversight of the Project's construction, all responsible, trustee agencies, 

and tribal organizations, and all persons requesting notice pursuant to Section 19.58.020 of the 

Novato Municipal Code, and published in the Marin Independent Journal, a newspaper of local 

circulation, on September 16, 2016; and 

 

WHEREAS, by separate resolution adopted prior hereto, the City Council did adopt a 

Mitigated Negative Declaration for the proposed Project, and did consider the IS/MND prior to 

making a decision on the Project; and 

 

WHEREAS, by separate resolution adopted prior hereto, the City Council did adopt a 

Master Plan Amendment for the proposed Project; and 

 

WHEREAS, by separate resolution adopted prior hereto, the City Council did adopt a 

Precise Development Plan and Design Review for the proposed Project; and 

 

WHEREAS, the City Council held a public hearing on October 25, 2016, to consider and 

receive public testimony on the Project, including the VTM. 

 

 NOW THEREFORE, BE IT RESOLVED that the City Council hereby resolves as follows: 

 

Section 1. Recitals 

 

 The foregoing recitals are true and correct and are incorporated into the findings herein. 

 

Section 2. Record 

 

 The Record of Proceedings ("Record") upon which the City Council bases its 

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

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

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

records and other documents, prepared for and/or submitted to the City relating to the Initial 

Study/Mitigated Negative Declaration, the VTM and the Project's other associated development 

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

resolution, (4) the City of Novato 1996 General Plan and its related EIR and the Novato Municipal 

Code, (5) the Hamilton Field Master Plan as amended and its EIR and FSEIR, (6) all designs, 

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

Study/Mitigated Negative Declaration, the VTM, the Project, and the Project's associated 
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development entitlement requests (7) all documentary and oral evidence received at public 

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

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

associated development entitlement requests (8) all other matters of common knowledge to the 

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

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

surrounding areas. 

 

 The location and custodian of the records is the Novato Community Development 

Department, 922 Machin Avenue, Novato, California, 94945. 

 

Section 3. Findings 

 

The City Council hereby makes the following findings as required by Section 9-7.002e2 of the 

Novato Municipal Code with respect to the Vesting Tentative Map for Hamilton Cottages: 

 

a. That the proposed subdivision, together with the provisions for its design and 

improvement is consistent with the Novato General Plan and any specific plans. 

 

b. The proposal is consistent with the Zoning Ordinance and any master plan or precise 

development plan adopted pursuant thereto. 

 

The VTM for Hamilton Cottages has been reviewed against applicable policies of the Novato 

General Plan and the Master Plan. Based on this review, the VTM is found to be consistent with 

all applicable policies of the General Plan and Master Plan, as documented in Exhibit A attached 

hereto and incorporated herein by reference. Exhibit A lists applicable policies of the General Plan 

and Master Plan and presents statements of fact demonstrating the Project's consistency therewith. 

 

The VTM for Hamilton Cottages has been reviewed by the City of Novato Public Works 

Department against and conditioned to comply with the development standards of Chapter 5 of the 

Novato Municipal Code as it applies to:  drainage, streets, driveways, grading, landscaping, 

pedestrian circulation, sewage disposal, solid waste disposal, street lighting, utilities, and water. 

 

The VTM was submitted in conjunction with applications for a Precise Development Plan and 

Design Review.  The VTM presents a lot pattern, utilities, and other subdivision improvements 

reflecting the Project’s design presented on the plan for the Precise Development Plan and Design 

Review.  The VTM is consistent with and supports the Precise Development Plan and Design 

Review. 

 

c. The effect of the approval on the housing needs of the region has been considered and 

balanced against the public service needs of the residents of Novato and available 

fiscal and environmental resources. 

 

The Project was referred to the Novato Public Works Department, Novato Police Department, 

Novato Sanitary District, North Marin Water District, and the Novato Fire Protection District. 

These government entities are responsible for ensuring the provision of adequate infrastructure 
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and service for water, sewer, emergency medical/fire, and stormwater control. Each agency 

provided draft conditions of approval, as necessary, to insure the Project provides adequate 

infrastructure and safety improvements, such as proper sewer connections, water backflow 

prevention devices, appropriate stormwater control measures, and fire suppression and rescue 

features. These conditions of approval are to be adopted for the Project and implemented through 

the construction design plans and construction phases of the Project. These agencies did not 

identify any service or fiscal constraints that would negatively affect the ability to serve the project 

or existing residents in Novato. 

 

d. The design of the subdivision provides, to the extent feasible, for future passive or 

natural heating and cooling opportunities in the subdivision. 

 

Facts in Support:  The arrangement of lots in the Project provides opportunities for passive heating 

and cooling, as well as roof-mounted solar panels for passive energy production, which can be 

utilized for heating and air conditioning of the homes.  The improvement plans for the Project 

include shade trees for the parking area, pedestrian walkways, and courtyard area, and shade 

structures are included in the design for the common areas. 

 

Section 4. Approval of Vesting Tentative Map, Conditions of Approval and Limitations 

 

NOW, THEREFORE, BE IT FURTHER RESOLVED that the City Council hereby 

approves the Vesting Tentative Map for Hamilton Cottages prepared by Carlson, Barbee, & 

Gibson, Inc., dated August 11, 2016 subject to the following conditions:  

 

1. The VTM shall become valid only upon approval of the Master Plan amendment AND 

Precise Development Plan required for the Project by the City Council. 

 

2. The approval shall expire two years from the date of approval unless a Final Parcel Map is 

recorded to the satisfaction of the City Engineer. 

 

3. The Project shall be subject to paying Park Dedication In-Lieu Fees in accordance with 

Novato Municipal Code Section 9-20. The fee amount and timing of payment shall be 

determined pursuant to the methodology prescribed in Novato Municipal Code Section 9-

20, as may be amended. 

 

4. The Project shall pay all applicable development impact fees as specified on the fee 

Community Development Department’s fee schedule dated July 1, 2015. 

 

5. The Project shall comply with the additional conditions of approval specified in Exhibit B 

attached hereto and incorporated herein by reference. 

 

*  *  *  *  *  * 

 

I HEREBY CERTIFY that the foregoing resolution was duly and regularly adopted by the City 

Council of the City of Novato, Marin County, California, at a meeting thereof, held on the 25th day 

of October, 2016, by the following vote, to wit:   

 

AYES: Councilmembers 

NOES: Councilmembers 
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ABSTAIN: Councilmembers 

ABSENT: Councilmembers 

 

 

       

Deputy City Clerk of the City of Novato  

 

 

Approved as to form: 

 

 

 

       

City Attorney of the City of Novato 

 

 

 

Attachments 

 

Exhibit A -  Hamilton Cottages Consistency with General Plan and Hamilton Field Master Plan 

Exhibit B -  Hamilton Cottages Conditions of Approval 
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EXHIBIT A 

 

HAMILTON COTTAGES 

 

NOVATO GENERAL PLAN & HAMILTON FIELD MASTER PLAN 

 CONSISTENCY & ADVANCEMENT FINDINGS 

 

 

1996 NOVATO GENERAL PLAN 

 

LAND USE CHAPTER 

 

LU Policy 1 Implementation of Land Use Map.  Implement the Land Use 

Designations Map by approving development and conservation projects consistent 

with the land use definitions, densities and intensities indicated in LU Table 2.  

Ensure consistency between the General Plan, the Zoning Ordinance, and other land 

use regulations. 

 

LU Policy 2 Development Consistent with General Plan.  Allow development at any 

density within the range shown by the Land Use Designations Map provided applicable 

objectives, policies and programs of all chapters of the General Plan are met.  Maximum 

densities (top of stated density range applied to total gross acreage) may in some cases be 

achieved, but there is no guarantee of achieving the maximum density. 

 

Facts in Support:  The Project includes 16 single-family dwellings on a 1.5 acre parcel representing 

a density of 10.67 dwelling units/acre, which meets the land use and density requirement of 10-20 

dwelling units/acre for the Medium Density Multiple Family Residential (R10) land use 

designation of the General Plan.  Based on these facts, the Project is consistent with and advances 

LU Policies 1 and 2.  

 

LU Policy 7 Growth Management. Recognize the available and planned capacity 

of infrastructure and public services when considering proposals for development. 

 

Facts in Support: The Project was referred to the Novato Public Works Department, Novato 

Sanitary District, North Marin Water District, and the Novato Fire Protection District.  These 

government entities are responsible for ensuring the provision of adequate infrastructure for water, 

sewer, emergency medical/fire, and stormwater control.  Each agency provided conditions of 

approval intended to insure the Project provides adequate infrastructure.  These conditions of 

approval are to be adopted for the Project and implemented through the construction design and 

physical construction phases of the Project.  These agencies did not identify any service constraints 

to serve the Project on an individual or cumulative basis. 

 

The CEQA IS/MND prepared for the Project analyzed the ability of local government services and 

public utilities to serve future development at the Project Site based on the land use, development 

intensity, and design of the Project.  The IS/MND also reviewed the demand for public parks and 

other government service facilities.  The IS/MND confirmed all public services have sufficient 

capacity, facilities, infrastructure, equipment, and staff to meet the needs of the Project on an 

individual and cumulative basis. 
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Based on the above and the analyses contained in the CEQA IS/MND, incorporated herein by 

reference, the Project is considered to be consistent with LU Policy 7. 

 

TRANSPORTATION CHAPTER  

 

TR Policy 4 Level of Service Standards.  Establish traffic Level of Service (LOS) 

standards for use in (1) evaluating the impacts of proposed development projects 

so the project can be redesigned or effective mitigation measures can be 

implemented, (2) making improvements to the roadway system, and 

(3) determining appropriate traffic impact fees. 

 

TR Program 4.1:  Establish traffic Level of Service standards as follows: 

a. At intersections with signals or four-way stop signs:  operation at LOS D 

b. At intersections with stop signs on side streets only:  operation at LOS E. 

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential traffic 

implications of constructing and operating the Project at the Project Site both individually and 

cumulatively. The IS/MND concluded the Project's incremental addition of 11 AM and 7 PM peak 

hour trips would not cause the intersections serving the Project Site to exceed the level of service 

(LOS) thresholds established by TR Program 4.1 either individually or cumulatively (based on the 

anticipated build-out of the 1996 Novato General Plan).  The intersections serving the Project 

would continue to operate in the LOS A, B, and C ranges.  Based on the findings of the traffic 

analysis presented in the IS/MND, the Project is considered to be consistent with and advance 

Transportation Policy 4. 

 

TR Policy 11 Traffic Safety.  Improve the safety of the roadway system. 

 

Facts in Support:  The CEQA IS/MND prepared for the Project analyzed the potential for safety 

hazards related to roadway operations and project design, as well as cumulative impacts on 

roadway infrastructure. The IS/MND concluded the Project does not create safety hazards for 

pedestrians, bicyclists, or motorists and would have no significant impact on the roadway network 

under conditions with the Project’s operation or cumulatively with other potential projects. 

Furthermore, the project has been reviewed and conditioned by Novato Public Works to be 

consistent with development standards of Chapter 5 addressing streets, and pedestrian and bike 

circulation. 

 

Based on the above, the Project is considered to be consistent with TR Policy 11. 

 

HOUSING 

 

HO Policy 3.2 Design that Fits into the Neighborhood Context.  It is the City’s intent that 

neighborhood identity and sense of community will be enhanced by designing all new 

housing to have a transition of scale and compatibility in form to the surrounding area.  

 

HO Policy 3.3 Housing Design Principles.  The intent in the design of new housing is to 

provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    
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a. Reduce the perception of building bulk.  In multi-unit buildings, encourage 

designs that break up the perceived bulk and minimize the apparent height and 

size of new buildings, including, for example, the use of upper story setbacks 

and landscaping. Application of exterior finish materials, including siding, trim, 

windows, doors and colors, are important elements of building design and an 

indicator of overall building quality. 

 

b. Recognize existing street patterns. Where appropriate, encourage transitions in 

height and setbacks from adjacent properties to respect adjacent development 

character and privacy.  Design new housing so that, where appropriate, it relates 

to the existing street pattern. 

 

c. Enhance the “sense of place” by incorporating focal areas where appropriate. 

Design new housing around natural and/or designed focal points, emphasized 

through pedestrian/pathway or other connections. 

 

d. Minimize the visual impact of parking areas and garages. Discourage home 

designs in which garages dominate the public façade of the home (e.g. 

encourage driveways and garages to be located to the side or rear of buildings, 

or recessed, or along rear alleyways or below the building in some higher 

density developments). 

 

Facts in Support:  The Project Site is located adjacent to the Newport neighborhood, a single-

family residential development with modern homes of a Spanish architectural style. Craftsman is 

another architectural style found at Hamilton Field. The Master Plan’s Design Guidelines allow 

for a variety of architectural styles, and makes the following reference to other design vernaculars, 

“Marin County’s early twentieth century neighborhoods, which are also historically and visually 

appropriate. Bungalow, craftsman, early Victorian, farm country style are examples of 

architectural style prevalent in these older neighborhoods.”  The proposed California 

Craftsman/Cottage style homes are considered to be consistent with the architectural styles found 

in the Master Plan area and the Spanish styled homes in the adjacent Newport development. 

 

The Project is being presented as a “pocket neighborhood” featuring homes clustered around a 

central courtyard with a slightly higher density of 10.7 dwelling units/acre than the adjacent 

Newport neighborhood.  Although proposed at a higher density, the new homes range in size from 

1,496 square feet to 2,580 square feet, and average 1,917 square feet, which is smaller than the 

neighboring single-family residences averaging approximately 3,000 square feet. The new homes 

would be two-stories, which is comparable to neighboring residences to the east and north.  

Notably, the project site is approximately 3-feet lower than units to the east. Based on these 

observations, the proposed two-story units are not anticipated to be imposing from a mass and 

height perspective and are considered to be compatible with the surrounding pattern of 

development. 

 

The Project includes various design elements consistent with the design principles of Housing 

Policy 3.3, including: 

 

 A mix of one- and two-story massing throughout, and the use of shed roofs over porches 

and varying exterior surface materials, textures, colors, and window and door trim to 

break-up and add interest to the façades of the buildings.  

127



 

 

res5010 9  

 

 Incorporating a stub out for the possible future extension of B Street, accessing the 

Project from that street stub, and extending the existing stucco wall fronting Hamilton 

Parkway. 

 

 Incorporating a landscaped common area central to the neighborhood for the enjoyment 

of residents and visitors, and landscaped pedestrian pathways connecting the entrances 

and parking area of the Project to the central common area and homes. 

 

 Limiting the vehicular access, guest/public parking area, and garages to the western edge 

of the property, to prevent a garage-dominated view of the fronts of the houses, which 

instead open onto the common area. 

 

 The adjacent single family home neighborhoods have homes oriented to back up to 

Hamilton Parkway with a stucco wall at the rear property lines along the Hamilton 

Parkway street frontage.  Likewise, the proposed Project’s single family homes are 

focused inward to a common courtyard, with a stucco wall along the rear property lines 

on Hamilton Parkway.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a 

prominent feature of the development. 

 

The Project was presented to the Novato Design Review Commission on January 6, 2016 and 

March 16, 2016.  The purpose of these meetings was to review the Project’s site design, massing, 

and architectural concepts in light of the design related policies of the Novato General Plan and 

the adopted Design Review Guidelines of the Master Plan, the physical characteristics of the 

Project Site, and the pattern of surrounding development.  

 

The Design Review Commission adopted a motion recommending the Planning Commission and 

City Council approve the site design, massing, and architectural concepts for the Project.  The 

Design Review Commission recognized the Project for its well resolved site plan, appropriate 

mass/scale, and generally acceptable architectural concept.  The Design Review Commission made 

the observations that the Project would be compatible with the characteristics of the Project Site 

and surrounding residential development.  The Design Review Commission’s recommendation 

was based on the required findings for Design Review, applicable design related policies of the 

Novato General Plan and the Design Guidelines of the Master Plan.   

 

Based on the above, the Project is considered to be consistent with HO Policy 3.3. 

 

HO Policy 7.2 Variety of Housing Choices. In response to the broad range of 

housing needs in Novato, the City will strive to achieve a mix of housing types, 

densities, affordability levels and designs. The City will work with developers of 

‘non-traditional’ and innovative housing approaches relating to the design, 

construction and types of housing that meet local housing needs, which may 

include, but not limited to, provision of the following types of housing at varying 

affordability levels:  
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a. Owner and renter housing  

b. Small and large units  

c. Single and multi-family housing  

d. Housing close to jobs and transit  

e. Mixed use housing  

f. Supportive housing  

g. Single Room Occupancy units (SRO’s)  

h. Shared living opportunities and co-housing  

i. Manufactured housing  

j. Self-help or “sweat equity” housing  

k. Cooperatives or joint ventures  

l. Assisted living  

 

Facts in Support:  The Project will provide a single-family home product that is restricted to senior 

occupancy, with two residences reserved as affordable to low (1 unit) and moderate (1 unit) income 

categories.  

 

Based on the above, the Project is considered to be consistent with HO Policy 7.2. 

 

HO Policy 12.1 Special Needs Groups.  The City will actively promote the development 

and rehabilitation of housing to meet the needs of special needs groups, including the needs 

of seniors, people living with disabilities, farmworkers, the homeless, people with long-

term physical illnesses, people in need of mental health care, single parent families, large 

families, and other persons identified as having special housing needs in Novato. 

 

Facts in Support:  Then Project will offer 16 single-family homes reserved for primary occupancy 

by senior aged 62 years or older. The units will feature a master bedroom on the first floor, offering 

single-level living for seniors who may have mobility problems and the ability to have a caretaker 

live upstairs. The Project directly addresses a needed housing type (seniors) supported by HO 

Policy 12.1. 

 

Based on the above, the Project is considered to be consistent with HO Policy 12.1. 

 

Housing Element 

 

Novato’s 2015 – 2023 Housing Element includes an inventory of sites and entitled projects 

demonstrating the City’s ability to meet its Regional Housing Needs Allocation (RHNA) as 

calculated by the Association of Bay Area Governments. The 25 senior affordable units currently 

identified for development in Planning Area 19 are recognized in the Housing Element as an 

entitled project contributing to meeting Novato’s current RHNA in the low (12 units) and very low 

(13 units) income categories. The following tables address the effect of the proposed Master Plan 

amendment on the City’s ability to continue meeting its RHNA obligation for the planning period 

covering 2015 – 2023 consistent with the Housing Chapter of the General Plan. 
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Table I 

Existing 2015 – 2023 RHNA 

 

Income Category RHNA 

New Unit Need 

Units Built, 

Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 33 78 

Low 65 90 (25) 

Moderate 72 64 8 

Above Moderate 167 92 75 

Total Units 415 279 136* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate 

units. 

 

 

Table II 

2015 – 2023 RHNA with Master Plan Amendment 

 

Income Category RHNA 

New Unit Need 

Units Built, 

Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 20 (less 13) 91 

Low 65 79 (less 11) (14) 

Moderate 72 65 (plus 1) 7 

Above Moderate 167 106 (plus 14) 61 

Total Units 415 270 145* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate 

units. 
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Table III 

Satisfying Remaining Need Based with Master Plan Amendment 

 

 Very 

Low 

Low Moderate Above 

Moderate 

Total 

RHNA  111 65 72 167 415 

Units Built, Under Construction, 

or Approved 

20 79 65 106 270 

Affordable Housing Opportunity 

Sites 

100 101   201 

Medium Density, Multi-Family 

Sites 

  23  23 

Mixed Use    124  124 

Single Family     255 255 

Accessory Dwelling Units 15 9   24 

Total Capacity 135 189 212 361 897 

% of RHNA 121% 290% 294% 216% 216% 

 

As indicated by Table III, the City would maintain a sufficient inventory of potential residential 

units in all income categories with the proposed Master Plan amendments, including an ongoing 

surplus of units in the very low and low income categories.  Based on the information above, the 

Project is considered to be consistent with the Housing Chapter of the General Plan with respect 

to meeting Novato’s RHNA for the planning period covering 2015 through 2023.   

 

The Affordable Housing Plan of the Master Plan set a goal of reserving 10% of the total housing 

units in the Master Plan area for affordable housing and set target numbers for affordable units in 

two phases of development. The affordable housing units could be traded between the 

development phases so long as the total number of affordable housing units met the 10% goal.   

 

The Master Plan area has been developed with a total of 958 dwelling units, including 128 

affordable senior apartments at the Hamilton Villas. This number of affordable units represents 

13.3% of the total number of dwellings in the Master Plan area. The Project would add 16 units, 

two of which would be reserved as affordable units. With the Project, the total number of dwellings 

in the Master Plan area would increase to 974 and the affordable unit count would increase to 130 

units. The resulting percentage of affordable units would remain 13.3%. Based on these figures, 

the affordable housing goal of 10% would continue to be exceeded under the Master Plan 

amendment proposed for the Project Site. 

 

ENVIRONMENT 

 

EN Policy 7 Water Quality:  Encourage protection of water resources from 

pollution and sedimentation, and preserve their environmental and recreation 

values.  

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential for water 

quality impacts to result from construction and operation of the Project.  As described in Section 9, 
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Hydrology and Water Quality, of the IS/MND, the Project would be required and conditioned to 

comply with the City of Novato’s stormwater control plan implemented in response to the Phase II 

Stormwater Permit of the National Pollution Discharge Elimination System (NPDES).   

 

In addition to the requirements above, the Novato Public Works Department has requested the Project 

comply with numerous water quality related conditions of approval.  These conditions require the 

developer to create a Stormwater Control Plan based on the Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual and incorporate Low Impact Design 

features.  A Storm Water Pollution Prevention Plan (SWPPP) is required to reduce potential 

adverse impacts to surface water quality through the Project’s construction period. The SWPPP 

shall include the minimum Best Management Practices (BMPs). These include BMPs for erosion 

and sediment control, site management/housekeeping/waste management, management of non-

stormwater discharges, run-on and runoff controls, and BMPs for inspection/maintenance/repair 

activities. These requirements must be satisfied prior to issuance of a grading or building permit 

for the Project and implemented during construction.  Based on the physical characteristics of the 

property and these requirements, the IS/MND found the Project would have no significant impact 

on the water quality. 

 

Based on the facts and conditions of approval noted above, the Project is considered to be 

consistent with EN Policy 7. 

 

EN Policy 18 Species Diversity and Habitat.  Protect biological resources that are 

necessary to maintain a diversity of plant and animal species. 

 

EN Policy 19 Special Status Species.  Cooperate with State and Federal Agencies 

to ensure that development does not substantially adversely affect special status 

species appearing on the State or Federal list for any rare, endangered, or threatened 

species.  The environmental documentation will screen for the Federal Candidate 

Species, plants listed on lists 1A, 1B, or 2 of the California Native Plant Society 

(CNPS), inventory of rare and endangered vascular plants of California and animals 

designated by CDFG as species of special concern or their current equivalent. 

 

Facts in Support (EN Policies 18 & 19):  The CEQA IS/MND prepared for the Project analyzed 

the potential for impacts to special status species resulting from construction and operation of the 

Project.  As described in Section 4, Biological Resources, of the IS/MND, the Project Site does 

not currently constitute sensitive natural communities for native populations of plants or animals, 

though the Project could potentially impact nesting birds and raptors.  However, with 

implementation of Mitigation Measure BIO-1 the potential impacts to these special-status species 

would be reduced to a less than significant level.   

 

Mitigation Measure BIO-1 requires a qualified biologist to perform a nesting bird survey prior to 

construction of the Project. Should nesting birds be located by the biologist, Mitigation Measure 

BIO-1 lists specific steps to be implemented to protect such birds, including suspending tree 

removal and vegetation clearing until the young of the year have fledged and the nest(s) are no 

longer active, as determined by a qualified biologist.   

 

Based on the facts noted above and the findings of the CEQA IS/MND and the noted mitigation 

measure, the Project is considered to be consistent with and advance EN Policies 18 and 19. 
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EN Policy 25 Trees on Private Property.  Encourage and, where appropriate, require 

actions by private property owners to protect the health of native woodlands and 

trees. 

 

EN Policy 26 Trees in New Development.  Require that the site planning, 

construction and maintenance of development preserve existing healthy trees and 

native vegetation on site to the maximum extent feasible.  Replace trees and 

vegetation not able to be saved. 

 

Facts in Support:  As described in Section 4, Biological Resources, of the CEQA IS/MND, the 

Project Site does not contain heritage trees or natural woodland forest resources.  Tree removal on 

the site is limited to clearing of small trees and shrubs necessary to facilitate the development.  

Significant tree and shrub planting is proposed by the landscape plans for the Project that 

substantially exceed the removal. 

 

Based on the noted facts, the Project is considered to be consistent with and advance EN Policies 

25 and 26. 

 

EN Policy 29 Energy Conservation Measures in Buildings. Reduce energy 

consumption by requiring structures to meet the energy conservation requirements 

stipulated in the State Building Code and State Title 24 regulations. 

 

Facts in Support:  The Project is required to comply with the uniform energy efficiency 

requirements of the California Building Code and Title 24 of the California Code of Regulations.  

In addition, the Project is required to comply with Novato’s Green Building Ordinance.  These 

regulatory documents require various energy efficiency features, such as minimum R-value 

insulation, energy efficient windows, and low-energy use lighting systems. The Project’s 

construction drawings will be reviewed for energy efficiency compliance when a plan check is 

performed prior to the issuance of a building permit.  

 

Based on the above, the Project is considered to be consistent with and advance EN Policy 29. 

 

EN Policy 34 Local Efforts. Encourage local efforts to improve air quality. 

 

Facts in Support: As described in Section 3, Air Quality, of the CEQA IS/MND, the Project is 

below the Bay Area Air Quality Management District (BAAQMD) screening threshold for 

operational emissions. However, since the Project involves site grading and the operation of 

construction equipment, the potential construction related air pollutant emissions resulting from 

the Project were modeled and compared against the quantified thresholds of significance 

developed by the BAAQMD.  

 

The BAAQMD construction thresholds address air pollutant emissions resulting from the 

operation of gasoline and diesel powered construction equipment, paving, general construction, 

the application of architectural coatings (paint), and the release of dust due to demolition and 

ground disturbing activities. The thresholds are typically measured by average daily emissions 

rather than maximum daily emissions. The thresholds represent both a project specific and 

cumulative impact threshold.  That is, if a project exceeds a given threshold at the project level it 

is also considered to result in a cumulative impact.  Conversely, a project that remains within a 

given threshold is not considered to result in cumulative impacts.   
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On an average daily emissions threshold basis, the Project remains under BAAQMD’s threshold 

for criteria pollutants. Nevertheless, construction of the Project would create dust and diesel 

particulate emissions warranting implementation of BAAQMD’s best and enhanced construction 

management practices, as applied to other projects in Hamilton Field. Accordingly, Mitigation 

Measure AIR-1 is recommended in the IS/MND to avoid dust and minimize diesel particulate 

emissions.  Mitigation Measure AIR-1 requires a number of actions, such as watering soil during 

grading and restricting vehicle idling, to minimize the release of gasoline and diesel constituents 

and fugitive dust during construction of the Project.  The measures included in AIR-1 of the IS-

MND and the MMRP are based on BAAQMD’s Basic Construction and Enhanced Emission 

Control Measures. 

 

Based on the above and the findings of the CEQA IS/MND and the implementation of Mitigation 

Measure AIR-1, the Project is considered to be consistent with EN Policy 34 

 

EN Policy 35 Watershed Management.  Minimize the effects of pollution in 

stormwater runoff.  Retain and restore where feasible the natural hydrological 

characteristics of watersheds in the Novato Area of Interest. 

 

Facts in Support: See facts presented for EN Policy 7. 

 

EN Policy 37 Using CEQA to Reduce Water Quality Impacts.  Use the provisions 

of the California Environmental Quality Act (CE QA) process to identify measures 

to prevent erosion, sedimentation, and urban runoff pollution resulting from 

development. 

 

Facts in Support:  See facts presented for EN Policy 7. 

 

EN Policy 39 On-Site Recycling Areas.  Require on-site areas for recycling in 

commercial/retail, office and multi-family residential developments as required by 

State law. 

 

Facts in Support:  Since the project is a single family home development, it is not considered a 

multi-family residential development; however, due to the cluster style development, the proposal 

includes a trash and recycling storage area at the northwest corner of the Project Site. 

 

Based on the above, the Project is considered to be consistent with EN Policy 39. 

 

SAFETY & NOISE 

 

SF Policy 1 Seismic Hazards.  Reduce the risk of loss of life, personal injury and 

damage to property resulting from seismic hazards. 

 

SF Policy 3 Slope and Soil Instability.  Continue to enforce existing regulations and 

procedures to identify potential hazards relating to geologic and soils conditions. 

 

Facts in Support:  Seismic and slope stability hazards are addressed in Section 6, Geology and 

Soils, of the CEQA IS/MND prepared for the Project.  The analysis contained in the IS/MND is 

based on a site specific geotechnical investigation prepared for the Project. The geotechnical 

investigation included boring samples to identify subsurface conditions at the Project Site.  
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The geotechnical investigation determined that since the Project Site is nearly level, it has a low 

potential for lateral spreading or lurching.  The boring samples revealed artificial fill soils on the 

project site with a low plasticity and low expansion potential. Additionally, the site has a moderate 

potential for liquefaction and would likely be subject to strong earthquake shaking.  

 

The geotechnical report prepared for the Project includes recommendations for removal of all the 

fill and replace with properly compacted engineered fill of low expansion potential, or removal of 

a portion of the fill and installation of a stabilization fabric before properly compacted fill is 

installed, with foundations to resist indicated total and differential settlements.  

 

Based on the findings of the geotechnical study, the IS/MND recommends Mitigation Measure 

GEO-1. Mitigation Measure GEO-1 requires the Project to be designed and constructed in 

accordance with the recommendations of the geotechnical investigation and the seismic design 

requirements of the California Building Code. This mitigation measure requires all design 

measures, recommendations, design criteria, and specifications set forth in the design-level 

geotechnical investigation to be implemented as a condition of project approval and incorporated 

into construction documents. 

 

Based on the above and with implementation of Mitigation Measure GEO-1, the Project is 

considered to be consistent with SF Policies 1 and 3. 

 

SF Policy 9 Storm Drainage System.  Maintain unobstructed water flow in the 

storm drainage system. 

 

Facts in Support:  As described in Section 9, Hydrology and Water Quality, of the CEQA IS/MND, 

the Project Site is served by existing storm drains in the public right of way at Hamilton Parkway. 

The Project’s drainage system would function with on-site drainage flowing across paved surfaces 

to storm drains and gutters on-site then being directed into the storm drainage system in Hamilton 

Parkway. On-site drainage features would be augmented with bio-retention measures as required 

under NPDES Phase II regulations - see also facts for EN Policy 7 regarding stormwater pollution 

prevention. 

 

Based on the above, the Project is considered to be consistent with SF Policy 9. 

 

SF Policy 10 Hazards of Dam and Levee Failure.  Ensure that the design and 

location of dams and levees are in accordance with all applicable design standards 

of the California Division of Safety of Dams. 

 

Facts in Support:  The Project is located on the main base side of Hamilton Field.  A large portion 

of the main base area is protected by the Hamilton Levee. The Hamilton Levee is certified by the 

Federal Emergency Management Agency and regularly inspected and maintained by the City of 

Novato.  Accordingly, the potential for failure of the Hamilton Levee is considered low. 

 

The Project Site is located approximately 30-feet above sea level.  Given this elevation, the Project 

is not at risk of inundation due to failure of the Hamilton Levee. The Project Site is connected to 

Hamilton Parkway.  Hamilton Parkway would provide emergency access to and from the Project 

Site if there were flooding at lower elevations within Hamilton Field due to failure of the Hamilton 

Levee. 
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Based on the above, the Project is considered to be consistent with SF Policy 10. 

 

SF Policy 16 Fire Risk in New Development.  Review all development proposals 

for fire risk, and require mitigation measures to reduce the probability of fire. 

 

Facts in Support:  The Project was referred to the Novato Fire Protection District for review and 

comment on emergency medical and fire safety issues. The Fire District submitted comments and 

recommended conditions of approval for the Project. The Fire District indicated it was satisfied 

with the access lanes, parking configuration, and points of entry for the Project. The Fire District 

will review the construction level design plans prepared for the Project to ensure the building 

includes all necessary fire alarm and fire suppression features, such as a fire sprinkler system, 

central alarm monitoring, and proper egress systems.   

 

As described in Section 8, Hazards and Hazardous Materials, of the CEQA IS/MND, the Project 

Site is not located in an area with high fire risk, and no mitigation is required to reduce the risk of 

fire. 

 

Based on the above, the Project is considered to be consistent with SF Policy 16. 

 

SF Policy 28 Measures to Reduce Hazards.  Consider measures to protect the public 

health from the hazards associated with the transportation, storage and disposal of 

hazardous wastes (TSD Facilities). 

 

Facts in Support:  A Phase I Environmental Site Assessment (“Assessment”) was prepared for the 

Project Site. The Assessment did not identify any hazardous materials or chemicals on the Project 

Site, indicated there are no open or closed investigations associated with the site, and noted the 

site is not included on a list of hazardous materials sites compiled pursuant to Government Code 

Section 65962.5. The Assessment indicates there is one open contamination case at the 971 C 

Street Site, located approximately 500 feet west of the Hamilton Cottages project site.  This case 

involves benzene, methyl tert-butyl ether (MTBE), tetrachloroethylene, diesel, vinyl chloride, and 

1,3 Butadiene.  Land use restrictions have been implemented at the 971 C Street Site, and soil 

vapor and groundwater monitoring will continue. The Navy continues to monitor both 

groundwater and soil gas at the site. 

 

The assessment also indicated another open contamination case at the Novato DOD Housing site 

at 970 C Street, approximately 700 feet southwest of the Hamilton Cottages project site.  

Groundwater at this DOD Housing site has been impacted by petroleum hydrocarbon due to 

release from former underground storage tanks.  Verification monitoring has been conducted since 

at least 2012.  Based on the distance and groundwater flow direction, this listing is not expected to 

represent a significant environmental concern. 

 

Construction of the proposed project would require excavation of up to 10 feet deep on the eastern 

portion of the site and 8 feet deep on the western portion of the site (for installation of sanitary 

sewer).  Although both the 970 C Street and 971 C Street projects are not expected to present 

environmental concerns, the possibility of encountering soils and groundwater with contamination 

in excess of maximum allowable levels cannot be completely ruled out. As such, construction of 

the project could result in accidental exposure to hazardous materials.  Mitigation Measure HAZ-

1 requiring preparation and approval of a Soil and Groundwater Management Plan, has been 

identified to reduce this impact to a less-than-significant level. 
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Based on the findings and recommendations of the Assessment and application of the noted 

mitigation measure, the Project is considered to be consistent with SF Policy 28. 

 

SF Objective 9 - Reduce community exposure to electromagnetic field radiation. 
 

SF Policy 32  Electromagnetic Field (EMF) Radiation in Land Use Decisions.  

Consider information regarding EMF radiation from new electrical transmission 

lines and substations in making land use decisions. 
 

SF Program 32.1:  Consider adopting EMF regulations consistent with State or 

Federal guidelines, if they become available. 
 

SF Program 32.2:  Obtain updated information on EMF radiation levels of existing and 

proposed electrical transmission facilities and relate those to the latest standards that are 

emerging from ongoing research.   
 

The City commissioned a review of the latest standards applicable to EMFs to determine whether 

there is new scientific evidence, established policies, or CEQA impact thresholds related to EMF 

exposure. After reviewing the latest information regarding EMFs it was determined that: (1) there 

is no agreement among scientists that EMFs create a potential health risk; (2) there are no adopted 

state or federal regulations requiring residential setbacks from high voltage electric transmission 

lines; and (3) there are no defined or adopted CEQA thresholds for assessing health risk from 

EMFs.  
 

While there are no federal or state regulations for setbacks of residences from high voltage 

powerlines, and it is not a CEQA impact issue, the study considered regulations from other 

California jurisdictions that have setback restrictions from such powerlines. Most jurisdictions do 

not have setback requirements. Of those with setback regulations, none had setbacks for residences 

greater than 100-feet from 60 kV overhead powerlines. The study noted Title 5 of the California 

Code of Regulations allows new school sites to be constructed within 100-feet of 60 kV overhead 

powerline easements, and accepts reductions to 100 feet from the centerline of the easement.  

 

Recognizing most jurisdictions do not require setbacks for EMF exposure from overhead 

powerlines, the requested 100-foot setback from the centerline of the 60 kV powerlines is more 

consistent with the standard imposed by other jurisdictions that have such setbacks. Based on the 

observations above, a 100-foot setback from the centerline of the 60 kV powerlines is considered 

to be acceptable and consistent with the noted objective, policy, and programs addressing EMFs. 

 

Subsection (b) of Master Plan condition No. 17 is proposed to be deleted recognizing there are no 

commonly accepted best practices to minimize interior exposure to EMF. This observation is in 

addition to the information above regarding the lack of agreement on the health risks of EMF 

exposure and absence of state or federal standards for EMFs. Based these circumstances, 

eliminating Subsection (b) of Master Plan condition No. 17 would not be inconsistent with the 

noted objective, policy, and programs of the General Plan addressing EMFs, and the project is 

considered to be consistent with SF Objective 9 and SF Policy 32 and SF Programs 32.1 and 32.2.  

 

SF Policy 37 Noise and Land Use Compatibility Standards.  Encourage the 

maintenance of the noise and land use compatibility standards indicated in SF Table 

3.  The normally acceptable standards for outdoor noise are summarized below 

[noise measurements in Ldn]: 
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SF TABLE 3 

 

 

Facts in Support: The IS/MND noise assessment indicated the Project would be located in an area 

with existing vehicular noise levels between 60 and 65 dBA due to traffic on U.S. 101, which is 

approximately 0.33 miles west of the Project Site. Therefore, the impact associated with exposure 

to existing noise would be potentially significant. The assessment found the proposed site design 

features and configuration of the Project, along with standard construction practices will reduce 

the interior noise to acceptable levels of 45 dBA Ldn noise standard. However, the Project Site may 

be subject to noise generated by operation of the nearby SMART rail line, in particular the train 

horn. Mitigation Measure NOI-1 requires a qualified acoustical engineer to confirm the Project’s 

construction detail drawings include adequate noise attenuating features (e.g., sound transmission 

class rated windows and wall construction) to maintain an interior noise level of 45 dBA Ldn.   

 

Based on the above, the Project is considered to be consistent with SF Policy 37. 

 

SF Policy 38 Noise Reduction and Mitigation. Mitigate noise exceeding standards 

and significant noise impacts to the maximum feasible extent. 

 

Facts in Support: As described in the Noise Section of the CEQA IS/MND, the Project would 

cause a temporary increase in ambient noise levels and vibration during construction activities.  

However, with implementation of Mitigation Measure NOI-2 and NOI-3, potential impacts due to 

construction noise and vibration would be less than significant. Operational noise impacts would 

be less than significant without mitigation. 

 

Mitigation Measure NOI-2 requires the construction contractor to prohibit the use of vibratory 

rollers within 30 feet of existing residences. Plate compactors and smaller, rubber-tired equipment 

shall be utilized as feasible.  The City of Novato Building Division shall ensure that this 

requirement is incorporated into construction documents prior to issuance of grading permits. 

 

 

Residential Development 

 

up to 60 dB 

 

Transient Lodging:  Motel and Hotel 

 

up to 60 dB 

 

School, Library, Church, Hospital and Nursing Home 

 

up to 60 dB 

 

Auditorium, Concert Hall, Amphitheater 

 

up to 70 dB 

 

Sports Arena, Outdoor Spectator Sports 

 

up to 70 dB 

 

Playgrounds, Neighborhood Parks, Open Space 

 

up to 65 dB 

 

Golf Course, Cemetery 

 

up to 70 dB 

 

Office Building, Business, Commercial & Professional 

 

up to 70 dB 

 

Industrial, Manufacturing, Utilities 

 

up to 70 dB 
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Mitigation Measure NOI-3 requires the following actions to minimize construction related noise: 

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use of 

concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings whenever 

possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer have 

been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do not 

impede efficient operation of equipment or dramatically slow production rates), which may 

include, but are not limited to, noise barriers or noise blankets. The placement of such 

attenuation measures shall be reviewed and approved by the Novato Building Division 

prior to issuance of grading and building permits for construction activities. 

g. Designate a "construction liaison" that would be responsible for responding to any local 

complaints about construction noise. The liaison would determine the cause of the noise 

complaints (e.g., starting too early, bad muffler, etc.) and institute reasonable measures to 

correct the problem. Conspicuously post a telephone number for the liaison at the 

construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general contractor/on-site 

project manager to confirm that noise mitigation and practices (including construction 

hours, construction schedule, and noise coordinator) are completed. 

 

The Project is also required to comply with the City’s uniform construction hours as specified in 

Novato Municipal Code Section 19.22.070.  Section 19.22.070 limits the hours of construction 

activities to between 7 a.m. and 6 p.m. on weekdays, and between 10 a.m. and 5 p.m. on Saturdays. 

The hours of construction are intended to limit construction to less noise-sensitive daytime hours.  

 

Based on the above, the Project is considered to be consistent with SF Policy 38. 

 

PUBLIC FACILITIES & SERVICES 

 

PF Policy 5 Potable Water.  Ensure adequate water supply for new and existing 

development. 

 

PF Policy 6 Water Conservation.  Develop and implement water conservation 

programs for Novato. 

 

Facts in Support:  The Project was referred to the North Marin Water District for review and 

comment. The Water District did not identify any potential problems meeting the water demands 

of the Project despite the ongoing drought in California. The Water District requested the Project 

connect to its recycled water main located in Hamilton Parkway and comply with the District’s 

water conservation ordinance. The District’s water conservation ordinance addresses plumbing 

fixtures, plant selection, and irrigation features.  Water utilized for dust control at the Project Site 

will come from the Water District’s recycled water main. 
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Based on the above, the Project is considered to be consistent with SF Policies 5 and 6. 

 

COMMUNITY IDENTITY 

 

CI 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. 

 

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above. 

 

CI Policy 7 Landscaping.  Encourage attractive native and drought-tolerant, low-

maintenance landscaping responsive to fire hazards. 

 

Facts in Support:  The Project’s final landscape plan will be designed to comply with North Marin 

Water District Regulation 15, Mandatory Water Conservation Measures.  Regulation 15 requires 

drought tolerant landscaping and water efficient irrigation.  The Project is required to connect into 

the Water District’s recycled water line for landscape irrigation.  See also SF Policy 16 above. 

 

Based on the above, the Project is considered to be consistent with CI Policy 7. 

 

CI Policy 9 Undergrounding Utilities.  Continue to require undergrounding of 

utilities. 

 

Facts in Support:  All utilities serving the Project will be placed underground.   

 

Based on the above, the Project is considered to be consistent with CI Policy 9. 

 

CI Policy 12   Parking Standards.  Reduce the visibility of parking facilities and 

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

 

Facts in Support:  Parking for the project is proposed to be concentrated along the western edge of 

the Project Site with pedestrian connections to the residences, creating a neighborhood that is not 

focused on vehicular circulation.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART tracks and 

views to them are broken up with trees and landscaping, rather than being a prominent feature of 

the development.  The landscape plan for the Project shows the location of numerous new tree and 

shrub plantings that are intended to help obscure views of the parking area and garages from offsite 

locations.   

 

Based on the above, the Project is considered to be consistent with CI Policy 12. 

 

CI Policy 14   Open Areas and Landscaping.  Require provision of adequate 

landscaped, open areas in project design. 

 

Facts in Support:  The Project features a variety outdoor spaces for occupants and visitors, 

including a central courtyard, community room garden, and private yard spaces. These outdoor 

spaces are designed for the convenience and safety of the seniors who will occupy the Project, as 
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well as to encourage socialization.  There are ample drought tolerant landscaping, flowering plants, 

and shade trees provided in the courtyard area, throughout the pedestrian walkways, along 

Hamilton Parkway, and to screen the parking area. 

 

Based on the above, the Project is considered to be consistent with CI Policy 14. 

 

CI Policy 15   Pedestrian Paths.  Provide for maximum feasible pedestrian 

circulation. 

 

Facts in Support:  The Project includes sidewalk connections to Hamilton Parkway and pathways 

throughout the Project Site.  Parking is concentrated on the western edge of the Project Site, giving 

the Project a pedestrian oriented feel. The sidewalk connections and pedestrian paths provide 

adequate pedestrian circulation and connectivity, and the project is located within walking distance 

of the SMART station.  Based on the above, the Project is considered to be consistent with CI 

Policy 15. 

 

CI Policy 30   Archaeological Resources Protection:  Continue to protect 

archaeological resources. 

 

Facts in Support:   The CEQA IS/MND indicates there are no known archaeological or 

paleontological resources at the Project Site. Regardless, there remains a small possibility that 

unknown, buried prehistoric or paleontological resources could be encountered or damaged during 

construction of the Project, which would result in a potentially significant impact.   

 

Mitigation Measure CUL-1 is proposed to ensure the protection of unknown, buried cultural 

resources.  Mitigation Measure CUL-1 stipulates that in the event that unknown archaeological 

resources (sites, features, or artifacts) are exposed during construction activities for the Project all 

construction work occurring within 100 feet of the find shall immediately stop until a qualified 

archaeologist is retained to evaluate the significance of the find and determine whether additional 

study is warranted. If any exposed archeological resource(s) proves significant under CEQA, 

additional work such as preparation of an archaeological treatment plan, testing, or data recovery 

may be warranted and required by the City’s Community Development Director. 

 

Mitigation Measure CUL-2 is proposed to ensure the protection of paleontological resources. 

Mitigation Measure CUL-2 stipulates that if a suspected fossil is encountered, construction shall 

be halted within 50 feet of the find and a qualified paleontologist shall be contacted to assess the 

find.  If deemed scientifically significant, the find shall be recorded and salvaged by a qualified 

paleontologist. 

 

Mitigation Measure CUL-3 has been proposed to ensure the protection of unknown, buried human 

remains. Mitigation Measure CUL-3 requires compliance with the uniform procedures of Section 

7050.5 of the California Health and Safety Code and Section 5097.98 of the California Public 

Resources Code.  The cited code sections specify the procedures that shall be implemented should 

buried human remains be encountered during project construction, including notifying the county 

coroner with 24-hours of discovery and contacting the Native American Heritage Commission 

should the remains be determined to be Native American. The most likely decedent of a deceased 

Native American or their representative shall then determine, in consultation with the property 

owner, treatment of the human remains. 
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Based on the facts above and application of the noted mitigation measures, the Project is not 

anticipated to have an adverse effect on archeological resources.  Accordingly, the Project is 

considered to be consistent with CI Policy 30. 

 

CI Policy 32   Public Art.  Promote public art that enhances the cultural life of the 

community. 

 

Facts in Support:  The Project includes a commissioned public art component within the central 

landscaped courtyard. Approval for the preliminary public art concept component was 

recommended by the Design Review Commission, which will evaluate the final design for 

consistency with CI Policy 32.  

 

Based on these facts, the project is considered to be consistent with CI Policy 32. 

 

HAMILTON FIELD/ NEW HAMILTON PARTNERSHIP MASTER PLAN 

 

Many of the Master Plan policies echo the policies found in the Novato General Plan and have 

been addressed for consistency in the General Plan Consistency section above, including but not 

limited to archaeological resources, noise, air quality, geological, soils, grading, natural resources, 

and energy conservation.  Master Plan specific policies, not already addressed by the General Plan, 

are discussed herein. 

Compact Residential Neighborhoods:  The Central Design Concepts and Design 

Guidelines of the Master Plan encourages compact neighborhoods that include an 

individual character for each neighborhood based on a small town model that downplays 

the presence of the parked car and garage.  While the garages are clustered rather than all 

being attached to the individual homes, they are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather 

than being a prominent feature of the development.  In addition, the Master Plan policy 

encourages a variety of housing types to meet the needs of a wide range of residents.   

Facts in Support:  The Project’s site design is based on a “pocket neighborhood” concept, with 

homes located on small lots and arranged around a central courtyard with porches that face the 

courtyard.  The homes are connected to parking that is clustered on the edge of the development 

with connectivity via pedestrian walkways, thus downplaying the presence of the parked car and 

garage.  The garages and public/guest parking area are located on a portion of the project that faces 

the SMART tracks and views to them are broken up with trees and landscaping, rather than being 

a prominent feature of the development.  See also HO Policy 7.2 above regarding housing types 

to meet the needs of a wide range of residents.   

Based on these facts, the Project is considered to comply with the Compact Residential 

Neighborhoods policies of the Master Plan. 

Affordable Housing:  Master Plan Condition No. 8. (b) required up to 70 units in the 

Bachelor Officers Quarters (BOQ) rehabilitation units to be made available in a variety of 

unit sizes and bedroom numbers for low income rental housing for Phase I, and at least 25 

senior low income and very low income rental units for Phase II.   

 

Facts in Support:  The actual build-out of the BOQ buildings permitted by Ordinance 1434, 

included 128 low and very low income senior rental housing units, surpassing the affordable 
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housing goals of Phase I and II.  Since the Master Plan's goal for low and very low income senior 

rental housing units has been satisfied, the proposed amendment eliminating the requirement for 

at least 25 low and very low income senior housing units on the subject site is consistent with the 

Master Plan goal.  The Project will reserve two units for seniors in the low (1 unit) and moderate 

(1 unit) income range.  

 

Based on the above, the project is considered to be consistent with the Master Plan goal for 

affordable housing. 

 

EMF Setback:  Master Plan Condition No. 17 requires a 150-foot building setback for all 

structures for human occupancy to be established from the centerline of the PG&E 60 kV 

electrical transmission line easement.  The condition also contains requirements to 

provide information as follows: 

(a)  Provide written disclosure to home buyers and tenants on parcels adjacent to 

the 60 kV Tower Line Easement regarding the proximity of housing units to the 

lines and attach the EMF study included in the FSEIR or an update of said study. 

  

(b)  Provide information on best practices to designers and contractors for 

development of all parcels regarding how to reduce interior exposure to EMF. 

 

Facts in Support:  See discussion for SF Objective 9, SF Policy 32, SF Program 

32.1, and SF Program 32.2 above.  

 

Maximum Lot Coverage:  Master Plan Condition No. 7 reads, “Maximum single family 

detached residential lot coverage for all structures shall be 50% of lot area, and maximum 

building height shall be two stories.”   

Facts in Support:  The Project includes an amendment to allow lot coverages at the Project Site to 

be as shown on the Precise Development Plan exhibit. This modification would allow the Project’s 

“pocket neighborhood” design, which is premised on individual lots located around common 

outdoor spaces with parking and vehicle circulation on the periphery. In particular, the Project 

features small lots with some residences exceeding 50% coverage and some detached garage 

parcels with 100% building coverage. These building coverage levels are off-set by offering more 

common outdoor space and amenities for resident use.  The overall coverage of the proposed 

buildings on the Project Site totals approximately 44%.  

 

Based on the above, the Project is considered to satisfy the Master Plan goal for maximum lot 

coverage.  

 

Design Guidelines:  The Master Plan contains Design Guidelines to ensure design quality 

and compatibility of the various developments within the Master Plan area.   

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above 
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EXHIBIT B 

 

HAMILTON COTTAGES SENIOR HOUSING  

CONDITIONS OF APPROVAL 

 

The City Council applies the following additional conditions to the Project: 

 

Mitigation Measures: 

 

1. Mitigation Measure AIR-1: The following emissions control measures shall be 

implemented by the Developer (or Applicant), during project construction. (Note: 

Compliance with Items h. and r. (below) prior to issuance of demolition, grading, and/or 

building permits is subject to verification and approval by the City of Novato). Items a. 

through g., i. through q., and s. through u. shall be included as notes on construction plans 

and subject to verification through field inspections. 

a.  All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 

unpaved access roads) shall be watered two times per day. Recycled water should 

be used wherever feasible.  

b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered. 

c. All visible mud or dirt track-out onto adjacent public roads shall be removed using 

wet power vacuum street sweepers at least once per day.  The use of dry power 

sweeping is prohibited. 

d. All vehicle speeds on unpaved roads shall be limited to 15 mph. 

e. All roadways, driveways, and sidewalks to be paved shall be completed as soon as 

possible. 

f. Idling times shall be minimized either by shutting equipment off when not in use or 

reducing the maximum idling time to five minutes (as required by the California 

airborne toxics control measure Title 13, Section 2485 of California Code of 

Regulations [CCR]).  Clear signage shall be provided for construction workers at all 

access points. 

g. All construction equipment shall be maintained and properly tuned in accordance 

with manufacturer’s specifications.  All equipment shall be checked by a certified 

mechanic and determined to be running in proper condition prior to operation. 

h. Post a publicly visible sign with the telephone number and person to contact at the 

Town regarding dust complaints. This person shall respond and take corrective 

action within 48 hours. The BAAQMD’s phone number shall also be visible to 

ensure compliance with applicable regulations. 

i. All exposed surfaces shall be watered at a frequency adequate to maintain minimum 

soil moisture of 12 percent. Moisture content can be verified by lab samples or 

moisture probe. 

j. All excavation, grading, and/or demolition activities shall be suspended when 

average wind speeds exceed 20 mph. 
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k. Wind breaks (e.g., trees, fences) shall be installed on the windward side(s) of actively 

disturbed areas of construction. Wind breaks should have at maximum 50 percent air 

porosity. 

l. Vegetative ground cover (e.g., fast-germinating native grass seed) shall be planted in 

disturbed areas as soon as possible and watered appropriately until vegetation is 

established. 

m. The simultaneous occurrence of excavation, grading, and ground-disturbing 

construction activities on the same area at any one time shall be limited. Activities 

shall be phased to reduce the amount of disturbed surfaces at any one time. 

n. All trucks and equipment, including their tires, shall be washed off prior to leaving 

the site. 

o. Site accesses to a distance of 100 feet from the paved road shall be treated with a 6 

to 12-inch compacted layer of wood chips, mulch, or gravel. 

p. Sandbags or other erosion control measures shall be installed to prevent silt runoff to 

public roadways from sites with a slope greater than one percent. 

q. Minimizing the idling time of diesel powered construction equipment to two minutes. 

r. The project shall develop a plan demonstrating that the off-road equipment (more 

than 50 horsepower) to be used in the construction project (i.e., owned, leased, and 

subcontractor vehicles) would achieve a project wide fleet-average 20 percent NOX 

reduction and 45 percent PM reduction compared to the most recent CARB fleet 

average. Acceptable options for reducing emissions include the use of late model 

engines, low-emission diesel products, alternative fuels, engine retrofit technology, 

after-treatment products, add-on devices such as particulate filters, and/or other 

options as such become available. 

s. Use low VOC (i.e., ROG) coatings beyond the local requirements (i.e., Regulation 8, 

Rule 3: Architectural Coatings). 

t. Require that all construction equipment, diesel trucks, and generators be equipped 

with Best Available Control Technology for emission reductions of NOx and PM. 

u. Require all contractors use equipment that meets CARB‘s most recent certification 

standard for off-road heavy duty diesel engines. 

 

2. Mitigation Measure BIO-1: If tree removal and vegetation clearing cannot take place 

outside of the bird nesting season (February 1st through July 31st), the Developer shall 

ensure that a qualified biologist shall conduct pre-construction surveys for nesting birds 

and raptors.  If active nests are located in trees to be removed or nearby (within 200 feet), 

or in other vegetation to be removed on the site, tree removal and vegetation clearing shall 

be suspended until the young of the year have fledged and the nest(s) is/are no longer 

active, as determined by a qualified biologist. 

 

3. Mitigation Measure CUL-1:  In the event that archaeological traces are encountered, all 

construction within a 50-feet radius of the find will be halted, the Community Development 

Director shall be notified, and an archaeologist shall be retained by the Developer, with the 

approval of the City, to examine the find within 24 hours of the discovery and make 

appropriate recommendations.  If it is determined that the project could damage a historical 
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or archaeological resource, mitigation shall be implemented in accordance with Public 

Resources Code (PRC) Section 21083.2 and Section 15126.4. 

 

4. Mitigation Measure CUL-2:  In the event that a paleontological resource is found during 

construction, excavation within 50 feet of the find shall be temporarily halted, the 

Community Development Director shall be notified, and a qualified paleontologist shall be 

retained by the Developer with the approval of the City to assess the discovery and made 

appropriate recommendations. If avoidance is not feasible, the paleontologist will prepare 

a recommended excavation plan. 

 

5. Mitigation Measure CUL-3:  If human remains are discovered, excavation must be halted 

and the Marin County Coroner will be notified.  The Coroner will determine whether or 

not the remains are Native American.  If the Coroner determines that the remains are not 

subject to his authority, he will notify the Native American Heritage Commission, who 

shall attempt to identify descendants of the deceased Native Americans. 

 

6. Mitigation Measure GEO-1:  The proposed project shall be designed to comply with the 

recommendations made in the Geotechnical Investigation prepared for the project by PJC 

& Associates Consulting Engineers & Geologists in February 2016 to ensure seismic 

stability and adherence to the California Building Code. The geotechnical 

recommendations shall be incorporated in the final plans and specifications, and 

implemented during construction.  

 

7. Mitigation Measure HAZ-1:  Prior to the initiation of ground-disturbing activities, a Soil 

and Groundwater Management Plan (SGMP) shall be prepared by the developer and shall 

be subject to review and approval by the City of Novato.  The SGMP shall describe 

sampling, handling, and disposal of contaminated soil and groundwater, and dewatering 

issues, for all soils on the project site.  A permit from the Novato Sanitary District shall be 

required for any proposed groundwater discharges to the NSD’s sewer system.  Any 

potentially contaminated soil shall be tested, classified, transported, and disposed of by a 

licensed hazardous material contractor and sent to an appropriate facility.  

 

8. Mitigation Measure NOI-1:  The project Developer shall retain a certified acoustical 

engineer to participate in the development of final construction plans to ensure that 

residences are designed with the appropriate noise-attenuating construction features to 

maintain interior noise levels of 45 dBA Ldn, as set forth in the City of Novato General 

Plan.  The study shall be reviewed and shall be subject to the approval of the Novato 

Building Division, and its recommendations incorporated into construction documents, 

prior to issuance of a building permit. 

 

9. Mitigation Measure NOI-2:  The Developer shall ensure that the construction contractor 

prohibit the use of vibratory rollers within 30 feet of existing residences. Plate compactors 

and smaller, rubber-tired equipment shall be utilized as feasible (Note: the City of Novato 

Building Division will ensure that this requirement is incorporated into construction 

documents prior to issuance of grading permits). 

 

10. Mitigation Measure NOI-3: The project Developer and its successors shall ensure that the 

following practices are incorporated into the construction specification documents to be 

implemented by the project contractor:   

146



 

 

res5010 28  

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use 

of concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings 

whenever possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer 

have been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do 

not impede efficient operation of equipment or dramatically slow production rates), 

which may include, but are not limited to, noise barriers or noise blankets. The 

placement of such attenuation measures shall be reviewed and approved by the 

Novato Building Division prior to issuance of development permit for construction 

activities. 

g. Designate a "construction liaison" that would be responsible for responding to any 

local complaints about construction noise. The liaison would determine the cause of 

the noise complaints (e.g., starting too early, bad muffler, etc.) and institute 

reasonable measures to correct the problem. Conspicuously post a telephone number 

for the liaison at the construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general 

contractor/on-site project manager to confirm that noise mitigation and practices 

(including construction hours, construction schedule, and noise coordinator) are 

completed. 

 

The following conditions of approval shall be met to the satisfaction of the North Marin Water 

District: 

 

11. Construction of new water distribution facilities and payment of connection fees shall be 

required before water service can be provided to the project.  The developer must apply to 

the Water District, enter into an agreement with the District, and complete financial 

arrangements for new distribution facilities prior to approval of a building permit for the 

project.  Occupancy approval shall not be granted until water service installation and sign-

off by the Water District. 

 

12. The developer shall install both in-tract and off-tract potable and recycled water mains in 

compliance with the Water District’s regulations and specifications. Existing potable and 

recycled water pipelines front the project site along Hamilton Parkway.   

 

13. The developer shall dedicate easements where necessary for Water District facilities (both 

potable water and recycled water) to serve the proposed project.   

 

14. Onsite facilities shall be designed to use recycled water for common area landscape 

irrigation in compliance with Water District regulations and specifications. 

 

15. The project shall be designed to meet the requirements of Water District Regulation 15 – 

Mandatory Water Conservation Measures.  Occupancy approval shall not be granted until 
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compliance with the water conservation measures, as applicable, can be verified by the 

Water District.   

 

16. The developer shall install an above-ground reduced pressure principle (RPP) backflow 

prevention device at the meter in accordance with Water District Regulation 6 and 

California Department of Health Regulations (Title 17).  Upon installation, an inspection 

report (device testing) shall be completed and returned to the Water District prior to 

operation of the project. 

 

The following conditions of approval shall be met to the satisfaction of the Novato Sanitary 

District: 

 

17. The developer shall construct a new sewer connections per Sanitary District standards to 

the exiting public sewer facilities within Hamilton Parkway. 

 

18. The developer shall construct a 6 inch sewer main stub and easement to be extended 

southwesterly from the most southerly manhole in Cottage Lane to four feet beyond any 

pavement or sidewalk. 

 

19. The easement shown behind lots 9-12 on the proposed Tentative Map shall be a private 

sanitary sewer easement serving the subject parcels and constructed to District Standards. 

 

The following conditions of approval shall be met by the Developer to the satisfaction of the 

Novato Fire Protection District: 

 

20. Automatic fire sprinkler system is required per NFPA 130 and NFD Standard #401. 

 

21. Fire hydrants shall be capable of flowing 1,500 gpm, spotted by the Fire Marshal, and 

spaced not  to exceed 300 feet. It appears a minimum of two hydrants will be required; Fire 

hydrants shall have at least two 2 1 /2" and one 4 1 /2" outlet. 

 

 

22. Fire hydrants shall be tested and installed prior to framing or lumber delivered to the site. 

  

23. Fire Hydrants shall be painted Rustoleum high gloss yellow or equal. Hydrants shall 

have a traffic "blue reflective marker" installed per NFD Standards. 

 

24. Roadways shall be not less than 20 feet wide capable of accommodating 60,000 gvw and 

conform to NFD Standard #210. 

 

25. "No Parking Fire Lane" signs and curb marking shall be installed conforming to NFD 

Standard #204.  

 

26. An approved fire apparatus turn around shall be design and installed to accommodate fire 

apparatus conforming to NFD Standards.  

 

27. All turn-outs and turn around for fire apparatus shall be dedicated and noted on plans. 

 

28. The address shall be posted and illuminated conforming to NFD Standard #205. 
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The following conditions of approval shall be met to the satisfaction of the Novato Public Works 

Department: 

 

General Conditions of Approval: 

 

29. Developer shall design and construct all necessary and required improvements and facilities 

in accordance with Chapter V – Development Standards of the Novato Municipal Code 

(NMC), unless specific design exceptions have been approved.  Approval of a site plan 

depicting improvements that do not conform to the NMC does not constitute approval of a 

design exception, unless explicitly stated herein or in another approved City resolution. 

 

30. Developer shall be responsible for all City plan check, map check and inspection costs.  

The Developer shall either pay the current fees of enter into a Cost Recovery Agreement 

and deposit funds with the City upon the initiation of plan check services.  The amount of 

the initial deposit shall be determined by the City Engineer.  Additional funds may be 

required based upon actual plan check, map check and inspection costs.   

31. Developer shall submit for review and approval Improvement Plans prepared by a 

California Registered Civil Engineer for all necessary and required on-site and off-site 

public and private improvements.  The Improvement Plans shall identify the location of 

existing and proposed utilities, above and below ground, including water, sanitary sewer, 

storm sewer, telephone, cable television, fiber optics, electricity, natural gas, transformers, 

vaults and meters.  Improvement Plans must be approved by the City Engineer prior to any 

on-site or off-site construction.  An Encroachment Permit is required for any work within 

City right of way.  Encroachment Permits will not be issued prior to the approval of the 

Improvement Plans. 

32. All existing and proposed electrical and communications lines, service cabinets, and 

devices, both on the site and along its frontages, shall be placed underground at the 

Developer’s expense.  All pull boxes, junction structures, service cabinets, vaults, valves 

and similar devices shall be installed behind the back edge of walkways or within a public 

utility easement, at locations approved by the City Engineer.  If any utility appurtenances 

are permitted to be above ground, such as vaults and boxes, they shall be painted a color 

approved by the City.  New improvements within existing and proposed utility easements 

shall be approved by the appropriate utility company 

33. Unless otherwise explicitly permitted, all existing wells, septic tanks and/or underground 

fuel storage tanks shall be abandoned under permit and inspection of Marin County 

Department of Environmental Health Services or other designated agency.  If there are 

none, the project engineer shall provide a letter describing the scope of the search done to 

make this determination. This condition shall be satisfied prior to approval of the 

Improvement Plans. 

34. A detailed Soils Investigation/Geotechnical Report shall be prepared and submitted for 

review with the initial submittal of the Improvement Plans.  The report shall address, at a 

minimum, potential for liquefaction, R-values, expansive soils and seismic risk.  The 

improvement plans shall incorporate all design and construction criteria recommended in 

the Geotechnical Report.  The geotechnical engineer shall sign off on the cover of the 
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Improvement Plans to confirm that the plans are in conformance with their 

recommendations prior to City approval of the Improvement Plans.   

If at any time, prior to final acceptance of the project improvements, the City Engineer requests 

an independent geotechnical investigation and report, then an independent geotechnical 

engineer, shall be retained by the City at the Developer’s expense, to conduct requested 

investigations. 

35. A drainage report prepared by a California Registered Civil Engineer shall be submitted 

for review with the initial submittal of the Improvement Plans.  The report shall include 

hydrologic and hydraulic calculations to support the design and sizing of all public and 

private drainage facilities including storm drains and detention facilities.  The report shall 

include an analysis of the existing downstream storm drain facilities to determine if they 

have adequate capacity to accept the from the improved project site.  Analyses of the 

downstream facilities shall be based on the 25-year storm. 

36. Developer shall submit for review and approval a detailed Stormwater Control Plan 

(SWCP) prepared in accordance with the current Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual.  Site improvements shall 

incorporate Low Impact Design (LID) principles and permanent post-construction storm 

water pollution BMPs.  The Stormwater Control Plan shall be submitted for review with 

the initial submittal of the Improvement Plans.   

 

37. Prior to the approval of the Improvement Plans and prior to the issuance of any grading 

permit, the Developer shall obtain all necessary permits, approvals and/or clearances from 

any other regulatory agencies with jurisdiction over the project.   Proof of approval and/or 

clearances, including but not limited to,  North Marin Water District, and the Novato 

Sanitary District shall be submitted to the City prior to approval of the improvement plans.  

A complete set of improvement plans shall be submitted to all agencies, districts, and 

utilities affected by, or providing service to the development, for review and comment.   

 

38. The Developer shall obtain written confirmation and approval from Novato Fire Protection 

District (NFPD) for requirements for emergency vehicular access and appropriate posted 

signage.  Developer shall locate signs required by NFPD to the satisfaction of the City 

Engineer. 

 

39. Developer shall obtain signatures from representatives of the Novato Fire District, North 

Marin Water District and the Novato Sanitary District on the final Improvement Plans 

acknowledging their review of those plans prior to City approval.   

 

40. The Developer shall design and construct all new pedestrian walkways and handicap ramps 

to meet current ADA standard details. 

 

41. All outside garbage facilities shall be designed to be fully enclosed with a roof meeting 

Marin County’s storm water pollution prevention best management practices. 

 

42. Stenciling shall be provided on curb inlets to prohibit dumping of pollutants.  The stencil 

shall be noted in the improvement plans. 
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43. Landscape plans shall be submitted with the Improvement Plans and shall meet the 

requirements of site distance to the satisfaction of the City Engineer. 

 

44. Prior to the approval of the Improvement Plans, the Developer shall submit a copy their 

Storm Water Pollution Prevention Plan (SWPPP) and Notice of Intent (NOI) for coverage 

under the State Water Resources Control Board’s General Construction Permit for 

Stormwater Discharges Associated with Construction and Land Disturbance Activities 

(Order 2009-0009-DWQ). 

 

Project-Specific Conditions of Approval: 

 

45. The Developer shall submit Improvement Plans prepared by a registered Civil Engineer 

(Engineer of Record) in substantial conformance with the Hamilton Cottages Vesting 

Tentative Map (Sheets TM-2 through TM-8), prepared by Carson, Barbee & Gibson, Inc., 

dated August 11, 2016 (VTM). 

 

46. All on-site (defined as: within the subdivision boundaries and within the Parking Lot 

Easement) streets, parking lots, sidewalks, streetlights, storm drain facilities and 

stormwater quality facilities shall be privately owned and maintained with the exception of 

‘B’ Street roadway improvements, sidewalks, streetlights, storm drains and stormwater 

quality facilities, which shall be publicly owned and maintained.   

 

47. The 2-foot high retaining wall and 6-foot high stucco wall along the Hamilton Parkway 

frontage shall be constructed entirely on private property and shall be maintained by the 

HOA.  

 

48. ‘B’ Street extension shall be constructed as a public street with a minimum curb-to-curb 

width of 36-feet, except at its intersection with Hamilton Parkway where the existing curb 

returns may be left in place at a 28-foot width, and shall have 5-foot wide sidewalks along 

both sides.  ‘B’ Street shall have signage prohibiting parking and indicating “Not a Through 

Street.”  ‘B’ Street improvements shall include streetlights per City standards.”   

 

49. A paved multi-use pathway shall be constructed from ‘B’ Street connecting to the planned 

SMART multi-use path.  Unless an alternative alignment is approved by the City Engineer, 

the path shall extend westerly from the existing sidewalk at the southwest corner of the 

intersection of North Hamilton Parkway and B Street, running behind existing frontage 

trees and connecting to the SMART multi-use path on City owned property.  The path shall 

be 8-feet wide asphalt concrete (5” thick, over compacted native subgrade), with 1-foot 

wide aggregate base shoulders on each side for a total unobstructed width of 10-feet).  

 

50. Pedestrian curb ramps meeting the most recent ADA and Caltrans Standards shall be 

provided at all intersections corners adjacent to sidewalks and at the limits of the 

improvements where they do not adjoin existing sidewalk improvements.  The existing 

pedestrian curb ramps at the corners of Hamilton Parkway and ‘B’ Street shall be 

reconstructed to meet current ADA and Caltrans Standards.  Sidewalk warps shall be 

provided as necessary to allow a clear four-foot wide walkway at all locations, including 

areas where mailboxes, streetlights, and fire hydrants obstruct sidewalks. 
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51. Onsite and offsite storm drain improvements shall be constructed in accordance with City 

standards and sized according to the final approved drainage report.   

 

52. Onsite and offsite stormwater treatment BMPs shall be constructed in accordance with the 

final approved SWCP. 

 

Final Map Conditions of Approval: 

 

53. A final map, as defined in the State Subdivision Map Act, shall be prepared by a licensed 

surveyor or civil engineer.  The Final Map shall show all parcels, rights-of-way, and 

easement(s), and shall be submitted to the City Engineer for review.  The Final Map shall 

be in substantial conformance with the approved Vesting Tentative Map and all applicable 

conditions of approval.  The Final Map is not valid until it has been approved by the City 

and recorded.  Closure calculations shall be provided at the time of initial Final Map 

submittal.  All calculated points within the map shall be based upon one common set of 

coordinates.  All information shown on the Final Map shall be directly verifiable by 

information shown on the closure calculation printout.  The point(s) of beginning shall be 

clearly defined.  All lot acreages shall be shown on the Final Map and shall be verifiable 

from information shown on the closure calculation printout.  A current title report (within 

past 30 days) shall be submitted at the time of initial Final Map submittal. 

 

54. On the Final Map, the Developer shall offer for dedication a public street right-of-way 

approximately 7-feet in width across the entire Hamilton Parkway frontage of the property 

such that the total width of the Hamilton Parkway right-of-way matches the width fronting 

the Hamilton Meadows Subdivision immediately east of subject property.  

 

55. On the Final Map, the Developer shall dedicate to the HOA Parcels A, B and C, and all 

necessary private access easements and private storm drain easements in substantial 

conformance with the approved Vesting Tentative Map. 

 

56. The Developer shall transmit by certified mail a copy of the conditionally approved 

Tentative Map together with a copy of Section 66436 of the State Subdivision Map Act to 

each public entity or public utility that is an easement holder of record.   

 

57. The Final Map shall not be approved prior to approval of the Improvement Plans. 

 

58. Prior to approval of a final map or issuance of a grading permit, the Developer shall either 

complete all of the onsite and offsite improvements to the satisfaction of the City Engineer, 

or enter into the City’s standard Improvement Agreement in accordance with NMC Section 

9-27 to ensure completion of all onsite and offsite improvements, including but not limited 

to, grading and construction of any curbs, gutters, sidewalks, roadway improvements, 

storm drainage facilities, water facilities, sewer facilities, street lighting, signage, striping, 

and other utilities, to the satisfaction of the City Engineer.  The Improvement Agreement 

shall be secured to guarantee the faithful performance of the agreement in the amount of 

100% of the estimated cost of the improvements and for the payment of labor and materials 

in the amount of 100% of the estimated cost of the improvements.  A certificate of 

occupancy shall not be issued for any structure until required improvements are completed 

to the satisfaction of the City Engineer. 
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59. Prior to the recordation of the Final Map, the Developer shall establish a Homeowner’s 

Association (HOA) in accordance with State law with recorded Covenants, Conditions & 

Restrictions (CC&Rs) that are satisfactory to the City Engineer and City Attorney to 

provide long-term and ongoing maintenance of all of the common onsite and offsite private 

improvements.  Specifically, the HOA will be responsible for the long-term and ongoing 

maintenance of:   

 

a. All streets, parking lots, sidewalks, streetlights, storm drain facilities, stormwater 

quality facilities, common garbage facilities, landscaping and other improvements 

within the HOA owned Parcels A, B and C, and within the Parking Lot Easement 

with the exception of ‘B’ Street, which shall be publicly owned and maintained. 

 

b. All sidewalks, lighting, storm drain facilities, stormwater quality facilities, mail 

boxes, parking, and landscaping within the Public and/or Private Access Easements 

and Private Storm Drain Easements within the subdivision boundaries. 

 

c. All sidewalks and landscaping along the project frontage on B Street and, or 

Hamilton Parkway, unless assigned to the Hamilton Community Facilities District 

at the discretion of the City Engineer. 

 

d. The 2-foot high retaining wall and 6-foot high stucco wall along the Hamilton 

Parkway frontage unless assigned to the Hamilton Community Facilities District at 

the discretion of the City Engineer: 

 

 The City will have enforcement authority over the HOA’s maintenance obligations 

and the obligation to review and approved proposed changes amendments to the 

CC&R’s.  The CC&R’s shall require the HOA to create and maintain a separate 

maintenance reserve fund.  Said percentage shall be determined  in accordance with 

BRE Guidelines and be sufficient to replace the HOA maintained improvements 

over the course of their intended life. 

 

60. Easements for on-site utilities to be owned by North Marin Water District and Novato 

Sanitary District shall be dedicated by separate instrument and shown on the Final Map.  

Easements for off-site utilities within the Parking Lot Easement on City property shall be 

dedicated by the City by separate instrument, unless the Parking Lot Easement is amended 

to provide the necessary utility rights.  The Developer shall prepare all necessary legal 

descriptions and deeds and submit them to the City for review.  Copies of the recorded 

deeds shall be submitted to the City.   

 

61. Prior to the approval of the Final Map, the Developer shall pay fifty percent (50%) of the 

total Park In-lieu Fees.  The remainder of the Park In-lieu Fees shall be paid prior to 

issuance of Building Permits.  The total amount of the Park In-lieu Fees shall be calculated 

in accordance with NMC 9-20.008.  

 

Construction Conditions of Approval: 

 

62. Construction SWPPP BMP implementation shall be consistent with the requirements in 

the most recent version of the California Stormwater Quality Association Stormwater Best 
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Management Handbook-Construction or the Caltrans Storm Water Quality Handbook 

Construction Site BMPs Manual.  A Qualified SWPPP Practitioner shall be responsible for 

implementing the BMPs at the site and performing all required monitoring and 

inspection/maintenance/repair activities. The project Developer shall also prepare a Rain 

Event Action Plan (if required based on the determined risk level) as part of the SWPPP.  

 

63. Construction activities shall be limited to the days and hours stipulated in Novato 

Municipal Code 19.22.070B.  City established inspection hours are Monday through 

Thursdays, and alternating Fridays from 7 a.m. until 4 p.m. except on City recognized 

holidays.  Developer shall be responsible for the City’s additional cost to provide 

inspection during times not established as regular City inspection hours.  

 

64. A City of Novato Encroachment Permit shall be obtained prior to any grading, trenching, 

pavement, construction of improvements or any other work in the public right-of-way. 

 

65. If any hazardous material is encountered during the construction of this project, all work 

shall be immediately stopped and the Marin County Environmental Health Service 

Department, the Novato Fire Protection District, and the City Inspector shall be notified 

immediately.  Work shall not proceed until clearance has been issued by all of these 

agencies. 

 

66. Upon completion of the project and prior to acknowledgment of completion, all storm 

drains 12" and larger, that are installed as improvements on this project shall be 

professionally televised and a video of the recording delivered to the City Engineer for 

review.  The video shall indicate the pipe being televised, indicate station points along each 

pipe, and shall have the bottom of the pipe at the bottom of the monitor when viewed.  The 

televised speed shall be slow enough to enable viewers to ascertain the pipe condition and 

the speed shall be reduced or paused as necessary at sags, gaps, obstructions and damaged 

areas of the pipe.  Prior to acknowledgment of completion of the project, pipe damage and 

obstructions shall be repaired to the satisfaction of the City Engineer. 

 

67. The Developer shall keep adjoining public streets free and clean of project dirt, mud, 

materials, and debris during the construction period, as is found necessary by the City 

Engineer.  The Developer’s contractor shall provide dust control seven (7) days a week, 

twenty-four (24) hours a day and this provision shall be noted on the plans. 

 

68. The following shall be added to the general notes on the civil plans, “All roads used within 

the City of Novato during construction shall be cleaned daily, or more often as required by 

the City Engineer, of all dirt and debris spilled or tracked onto the City streets, or private 

driveways, but only to the extent that said dirt and debris can be reasonably attributed to 

construction of this development.”  

 

69. Prior to final preparation of the subgrade and placement of base materials, all underground 

utilities shall be installed and service connections stubbed out behind the sidewalk. Public 

utilities, Cable TV, fiber optics, sanitary sewers, and water lines, shall be installed in a 

manner that will not disturb the street pavement, curb, gutter and sidewalk, when future 

service connections or extensions are made. 
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70. Where soil or geologic conditions encountered in grading operations are different from that 

anticipated in the soil and/or geologic investigation report, or where such conditions 

warrant changes to the recommendations contained in the original soil investigation, a 

revised soil or geologic report shall be submitted for approval by the City Engineer. 

Additionally, if field conditions warrant installation of any subdrains, the location, size and 

construction details must be provided to the City for review and approval prior to 

construction. 

 

71. Utilities to be abandoned shall be removed, filled with suitable material and/or capped to 

the approval of the applicable utility agency and to the approval of the City Engineer. 

 

72. After all of the new underground utilities within existing public streets have been installed, 

the entire affected areas shall be milled and repaved to present a neat finished pavement 

area.  Multiple trench patches are not acceptable. 

 

73. Upon completion of the building and site improvements, the Developer shall clean, repair, 

or reconstruct the curb, gutter, and sidewalk along the entire frontage of the developed 

property as may be required by the City Engineer to conform to the City standards prior to 

receiving an occupancy permit for the building. 

 

Occupancy Conditions of Approval: 

 

74. Prior to occupancy of any building, the Developer shall submit a certification by the 

Geotechnical Engineer of Record that all the work has been completed in substantial 

conformance with the recommendations in Soils Investigation/Geotechnical Report. 

 

75. Prior to occupancy of any building, the Developer shall submit for review and approval by 

the City Engineer, a Post Construction Stormwater Operations and Maintenance Plan that 

provides a plan sheet showing all storm drain and water quality infrastructure that is to be 

maintained, along with detailed instructions and schedules for the ongoing maintenance 

and operation of all post-construction stormwater BMPs.  Once approved, the property 

owner shall enter into an agreement (transferrable to future Homeowner’s Association) 

with the City that provides the terms, conditions, and security associated with the ongoing 

requirements of the Post Construction Stormwater Best Management Practices.  

Alternatively, these obligations may be incorporated into the CC&Rs. 

 

76. Prior to occupancy of any building, the Developer shall provide a mylar and digital copy 

of the Improvement Plans that include all as-built or field changes. 

 

77. Indemnity and Time Limitations 

 

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

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

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

attorneys, or employees to attack, set aside, void, or annul the Planning Commission’s 

recommendation to the City Council at issue herein. This indemnification shall include 

damages or fees awarded against the City, if any, costs of suit, attorney’s fees, and other 

costs and expenses incurred in connection with such action whether incurred by the 

developer, the City, and/or parties initiating or bringing such action. 
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b. The developer and any successor in interest, whether in whole or in part, shall defend, 

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

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

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

and the developer desires to pursue securing such approvals, after initiation of such 

litigation, which are conditioned on the approval of such documents in a form and under 

conditions approved by the City Attorney. 

 

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

the City shall promptly notify the developer of the existence of the claim, action, or 

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

proceeding.  Nothing herein shall prohibit the City from participating in the defense of 

any claim, action, or proceeding; the City shall retain the right to (i) approve the counsel 

to so defend the City, (ii) approve all significant decisions concerning the manner in 

which the defense is conducted, and (iii) approve any and all settlements, which 

approval shall not be unreasonably withheld.  The City shall also have the right not to 

participate in said defense, except that the City agrees to cooperate with the developer 

in the defense of said claim, action, or proceeding.  If the City chooses to have counsel 

of its own to defend any claim, action, or proceeding where the developer has already 

retained counsel to defend the City in such matters, the fees and expenses of the counsel 

selected by the City shall be paid by the developer. 

 

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

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

the above indemnification provisions. 

 

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

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

1094.6. 

 

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

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

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

amount of such fees and a description of dedications, reservations, and other exactions.  

You are hereby further notified that the 90-day approval period in which you may 

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

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

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

legally barred from later challenging such exactions. 
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EXHIBIT A

HAMILTON COTTAGES
STATEMENT OF CEQA FINDINGS AND FACTS

CEQA requires that if a Mitigated Negative Declaration/Initial Study identifies one or more
potentially significant environmental effects for a proposed project then the lead agency must make
certain findings for each of those potentially significant effects. These findings must be
accompanied by a brief explanation of the facts supporting each finding.

The Findings and Facts set forth below do not repeat the full discussion of impacts and mitigation
measures contained in the document comprising the Mitigated Negative Declaration/Initial Study,
and the Record for the Project and its associated development entitlement actions.  Instead, the
Findings provide a brief summary description of impacts, along with a reference to the location in
the Mitigated Negative Declaration/Initial Study that describes in detail the setting and potentially
significant impacts. The Facts that follow in turn reference the specific mitigation measures for
such impacts. All Mitigation Measures are set forth in full in the Mitigation Monitoring and
Reporting Program included in the Mitigated Negative Declaration/Initial Study and are
incorporated herein by reference.

(1) FINDINGS REGARDING POTENTIALLY SIGNIFICANT IMPACTS THAT
WILL BE AVOIDED OR REDUCED TO A LESS-THAN-SIGNIFICANT LEVEL
BY THE IMPLEMENTATION OF MITIGATION MEASURES.

A. Air Quality Impact: The Project’s construction related air emissions could
exceed applicable BAAQMD thresholds. Implementation of mitigation measure
AIR-1 would reduce potential air emissions to a level of less than significant.
(Initial Study/Mitigated Negative Declaration p. 21-23).

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project that will avoid
or substantially lessen the potentially significant environmental impact related to
the release of construction related air emissions during construction of the Project
by implementation of the Mitigation Measure identified in the Mitigated Negative
Declaration/Initial Study as Mitigation Measure AIR-1.

Facts in Support of Finding: Mitigation Measure AIR-1 has been proposed in the
Mitigated Negative Declaration/Initial Study to reduce the release of air pollutants
during construction of the Project. Mitigation Measure AIR-1 requires, among
other measures, the following: a) inventory of construction equipment
demonstrating the off-road vehicle fleet used for construction meets specific engine
and diesel particulate filter requirements; b) dust control measures, including, but
not limited to watering exposed soils, wet sweeping of roadways, and the placement
of covers over trailers carrying soil, sand, or other loose material; and c) the posting
of a sign with contact information for the City of Novato and Bay Area Air Quality
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Management District through which complaints regarding dust may be submitted
and subsequently remedied.

B. Biological Impact: If construction activities occur during the bird nesting season
(typically February 1st through July 31st), nesting birds could be disturbed by
construction noise and tree removal. Implementation of Mitigation Measure BIO-1
would ensure that impacts to nesting birds are reduced to a less than significant
level. (Mitigated Negative Declaration/Initial Study p. 26-28)

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to
disturbance of nesting birds by implementation of the Mitigation Measure
identified in the Mitigated Negative Declaration/Initial Study as Mitigation
Measure BIO-1.

Facts in Support of Finding: Mitigation Measure BIO-1 has been proposed in the
Mitigated Negative Declaration/Initial to reduce and/or avoid the Project’s potential
to disturb nesting birds during construction of the Project. Mitigation Measure BIO-
1 requires pre-construction surveys for raptors or other nesting migratory bird nests
within or immediately adjacent to the project site no more than 30-days prior to the
commencement of construction or tree removal. Mitigation Measure BIO-1
provides specific steps to be followed in the event nesting birds are located,
including consultation with the California Department of Fish and Wildlife and the
establishment of appropriate buffer areas within which construction work would
not be permitted until young birds have fledged.

C. Cultural Resources Impact: Unknown archeological resources could be exposed
during construction activities for the Project. Implementation of mitigation measure
CUL-1 would ensure that impacts to unknown archaeological resources would be
less than significant. (Mitigated Negative Declaration/Initial Study p. 29-31)

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to
the disturbance of unknown buried archeological resources by implementation of
the Mitigation Measure identified in the Mitigated Negative Declaration/Initial
Study as Mitigation Measure CUL-1.

Facts in Support of Finding: Mitigation Measure CUL-1 has been proposed in
the Mitigated Negative Declaration/Initial Study to ensure the protection of
unknown, buried cultural resources.  Mitigation Measure CUL-1 stipulates that in
the event that unknown archaeological resources (sites, features, or artifacts) are
exposed during construction activities for the Project all construction work
occurring within 100 feet of the find shall immediately stop until a qualified
archaeologist is retained to evaluate the significance of the find and determine
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whether additional study is warranted. If any exposed archeological resource(s)
proves significant under CEQA, additional work such as preparation of an
archaeological treatment plan, testing, or data recovery may be warranted and
required by the City’s Community Development Director.

D. Cultural Resources Impact: Grading and other ground-disturbing activities
conducted for the Project may result in the unanticipated discovery of
paleontological resources.  Implementation of Mitigation Measure CUL-2 would
ensure that impacts to unanticipated paleontological resources would be less than
significant. (Mitigated Negative Declaration/Initial Study p. 29-31)

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to
the unanticipated disturbance of paleontological resources by implementation of
the Mitigation Measure identified in the Mitigated Negative Declaration/Initial
Study as Mitigation Measure CUL-2.

Facts in Support of Finding: Mitigation Measure CUL-2 has been proposed in
the Mitigated Negative Declaration/Initial Study to ensure the protection of
paleontological resources. Mitigation Measure CUL-2 stipulates that if a suspected
fossil is encountered, construction shall be halted within 50 feet of the find and a
qualified paleontologist shall be contacted to assess the find.  If deemed
scientifically significant, the find shall be recorded and salvaged by a qualified
paleontologist.

E. Cultural Resources Impact: There is the potential to encounter and disturb
unknown human remains during construction of the Project due to the extensive
history of Native American inhabitance in Marin County. (Mitigated Negative
Declaration/Initial Study p. 30-32)

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to
the possible disturbance of unknown human remains by implementation of the
Mitigation Measure identified in the Mitigated Negative Declaration/Initial Study
as Mitigation Measure CUL-3.

Facts in Support of Finding: Mitigation Measure CUL-3 has been proposed in the
Mitigated Negative Declaration/Initial Study to ensure the protection of unknown,
buried human remains. Mitigation Measure CUL-3 requires compliance with the
uniform procedures of Section 7050.5 of the California Health and Safety Code and
Section 5097.98 of the California Public Resources Code.  The cited code sections
specify the procedures that shall be implemented should buried human remains be
encountered during project construction, including notifying the county coroner
with 24-hours of discovery and contacting the Native American Heritage
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Commission should the remains be determined to be Native American. The most
likely decedent of a deceased Native American or their representative shall then
determine, in consultation with the property owner, treatment of the human
remains.

F. Geology/Soils Impact: The Project could be subjected to strong seismic ground
shaking that exposes people or structures to potential substantial adverse effects
involving the risk of loss, injury, or death. (Mitigated Negative Declaration/Initial
Study p. 34-36).

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to
strong seismic ground shaking by implementation of Mitigation Measure GEO-1.

Facts in Support of Finding: Mitigation Measure GEO-1 has been proposed in
the Mitigated Negative Declaration/Initial Study to reduce the risk of loss, injury,
or death related to strong seismic ground shaking. Mitigation Measure GEO-1
requires the Project to be designed and constructed in accordance with the
recommendations made in the geotechnical investigation prepared for the Project
and the requirements of the California Building Code. Mitigation Measure GEO-1
requires the geotechnical recommendations to be incorporated in the final plans and
specifications, and implemented during construction.

G. Geology/Soils Impact: The soils encountered during the geotechnical
investigation for the Project indicate the likelihood of liquefaction during ground
shaking is moderate. Seismic-related ground failure, including liquefaction,
represents a risk of loss, injury, or death. (Mitigated Negative Declaration/Initial
Study p. 34-36).

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to
seismic related ground failure by implementation of Mitigation Measure GEO-1.

Facts in Support of Finding: Mitigation Measure GEO-1 has been proposed in
the Mitigated Negative Declaration/Initial Study to reduce the risk of loss, injury,
or death related to seismic-related ground failure, including liquefaction. Mitigation
Measure GEO-1 requires the Project to be designed and constructed in accordance
with the recommendations made in the geotechnical investigation prepared for the
Project and the requirements of the California Building Code. Mitigation Measure
GEO-1 requires the geotechnical recommendations to be incorporated in the final
plans and specifications, and implemented during construction.

H. Hazards/Hazardous Materials Impact: Two sites in the vicinity of the Project
have open contamination cases. 971 C Street contains groundwater and soil
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contamination associated with seepage from a previous fueling station, and 970 C
Street has groundwater contamination associated with seepage from underground
storage tanks.  At 971 C Street, contaminated soil, groundwater, and gasses were
removed, but monitoring continues.  Due to distance from the Project Site and
groundwater flow direction, neither listing is considered to pose a threat to the
Project Site, but the possibility of encountering soils and groundwater
contamination in excess of allowable levels cannot be completely ruled out.  As
such, the Project could result in accidental exposure to hazardous materials.
(Mitigated Negative Declaration/Initial Study p. 45-48).

Finding: Based on the Record, the Planning Commission finds that changes
or alterations have been required in, or incorporated into, the Project which
will avoid or substantially lessen the potentially significant environmental
impact related to potential contamination by implementation of Mitigation
Measure HAZ-1.

Facts in Support of Finding: Mitigation Measure HAZ-1 has been proposed
in the Mitigated Negative Declaration/Initial Study to avoid or minimize the
possibility of exposing construction workers and habitants of the project and
neighboring parcels to soil and/or groundwater contaminants. Mitigation
Measure HAZ-1 requires the preparation of a Soil and Groundwater
Management Plan (SGMP) prior to initiation of ground-disturbing activities.
The SGMP will address how the contractor will sample, handle, and dispose
of contaminated soil and/or groundwater if unexpectedly encountered at the
Project Site.

I. Noise Impact: Existing vehicular noise levels at the project site are between 60
and 65 dBA due to traffic on U.S. 101, which is approximately 0.33 miles west of
the project site. In addition, the project will be exposed to the train horn noise from
the adjacent SMART rail line. Therefore, the impact associated with exposure to
existing noise would be potentially significant. (Mitigated Negative
Declaration/Initial Study p. 60-61)

Finding:  Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to
exposure of the future residents of the development to ambient traffic noise from
U.S. 101 and the SMART train horn by implementation of Mitigation Measure
NOI-1.

Facts in Support of Finding:  Mitigation Measure NOI-1 has been proposed in the
Mitigated Negative Declaration/Initial Study to avoid potential impacts of noise
from U.S. 101 and the SMART train horn on the future residents of the Project.
The measure requires a certified acoustical engineer to consult on the preparation
of the Project’s final construction plans to ensure that the residences are designed
with the proper noise-attenuating construction features to maintain interior noise
levels of 45 dBA Ldn, as required by the City of Novato General Plan.
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J. Noise Impact: Construction of the Project could involve the use of bulldozers and
vibratory rollers, which could result in a significant impact on existing adjacent
structures related to vibration. Existing residences are located approximately 10
feet from the Project Site’s eastern perimeter.  If vibratory rollers are used near the
eastern boundary of the Project Site, vibration levels could exceed 0.2 in/sec at
these residences, thus exceeding Federal Transit Administration (FTA)
recommendations, and the impact would be significant. (Mitigated Negative
Declaration/Initial Study p. 61)

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to
exposure of existing adjacent structures to construction-related groundborne
vibration or noise.

Facts in Support of Finding: Mitigation Measure NOI-2 has been proposed in
the Mitigated Negative Declaration/Initial Study to avoid potential impacts of
construction-related groundborne noise or vibration. The measure requires the
contractor to prohibit the use of vibratory rollers within 30-feet of existing
residences, and to utilize plate compactors and smaller, rubber-tired equipment as
feasible, and for the City of Novato Building Division to ensure this requirement is
incorporated on the construction documents prior to issuance of grading permits.

K. Noise Impact: During construction of the Project, heavy equipment would be used
for demolition, grading, excavation, paving, and building construction, which
would temporarily increase ambient noise levels. (Mitigated Negative
Declaration/Initial Study p. 62)

Finding: Based on the Record, the Planning Commission finds that changes or
alterations have been required in, or incorporated into, the Project which will avoid
or substantially lessen the potentially significant environmental impact related to a
temporary increase in ambient noise due to construction by implementation of
Mitigation Measure NOI-3.

Facts in Support of Finding: Mitigation Measure NOI-3 has been proposed in the
Mitigated Negative Declaration/Initial Study to avoid impacts related to a
temporary increase in ambient noise due to construction.  Mitigation NOI-3
requires the following to reduce daytime noise levels during construction of the
Project: a) Provide enclosures and mufflers for stationary equipment, shrouding or
shielding for impact tools, and barriers around particularly noisy operations, such
as grading or use of concrete saws within 50 feet of an occupied sensitive land use;
b) Use construction equipment with lower (less than 70 dB) noise emission ratings
whenever possible, particularly air compressors and generators. c) Do not use
equipment on which sound-control devices provided by the manufacturer have been
altered to reduce noise control; d) Locate stationary equipment, material stockpiles,
and vehicle staging areas as far as practicable from sensitive receptors; e) Prohibit
unnecessary idling of internal combustion engines; f) Implement noise attenuation
measures to the extent feasible (i.e., such that they do not impede efficient operation
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of equipment or dramatically slow production rates), which may include, but are
not limited to, noise barriers or noise blankets. The placement of such attenuation
measures shall be reviewed and approved by the Novato Building Division prior to
issuance of development permit for construction activities; g) Designate a
"construction liaison" that would be responsible for responding to any local
complaints about construction noise. The liaison would determine the cause of the
noise complaints (e.g., starting too early, bad muffler, etc.) and institute reasonable
measures to correct the problem. Conspicuously post a telephone number for the
liaison at the construction site; and h) Hold a pre-construction meeting with the job
inspectors and the general contractor/on-site project manager to confirm that noise
mitigation and practices (including construction hours, construction schedule, and
noise coordinator) are completed.
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 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

AIR-1: BAAQMD-Recommended Basic Construction 

Mitigation Measures 

To limit the project’s construction-related dust and 

criteria pollutant emissions, the following BAAQMD-

recommended Basic Construction Mitigation Measures 

shall be included in the project’s grading plan, building 

plans, and contract specifications:  

a. All exposed surfaces (e.g., parking areas, staging 

areas, soil piles, graded areas, and unpaved access 

roads) shall be watered two times per day. 

Recycled water should be used wherever feasible.  

b. All haul trucks transporting soil, sand, or other 

loose material off-site shall be covered. 

c. All visible mud or dirt track-out onto adjacent 

public roads shall be removed using wet power 

vacuum street sweepers at least once per day.  The 

use of dry power sweeping is prohibited. 

d. All vehicle speeds on unpaved roads shall be 

limited to 15 mph. 

e. All roadways, driveways, and sidewalks to be 

paved shall be completed as soon as possible. 

f. Idling times shall be minimized either by shutting 

equipment off when not in use or reducing the 

maximum idling time to five minutes (as required 

by the California airborne toxics control measure 

Title 13, Section 2485 of California Code of 

Regulations [CCR]).  Clear signage shall be provided 

Project Engineer and 
Construction 
Contractor 

Prior to issuance of 
grading permit / 

during construction 

Director of 
Community 

Development 

Review 
specifications; 

monitor prior to 
and during regular 

inspections 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

2 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

for construction workers at all access points. 

g. All construction equipment shall be maintained 

and properly tuned in accordance with 

manufacturer’s specifications.  All equipment shall 

be checked by a certified mechanic and 

determined to be running in proper condition prior 

to operation. 

h. Post a publicly visible sign with the telephone 

number and person to contact at the Town 

regarding dust complaints.  This person shall 

respond and take corrective action within 48 

hours. The BAAQMD’s phone number shall also be 

visible to ensure compliance with applicable 

regulations. 

i. All exposed surfaces shall be watered at a 

frequency adequate to maintain minimum soil 

moisture of 12 percent. Moisture content can be 

verified by lab samples or moisture probe. 

j. All excavation, grading, and/or demolition 

activities shall be suspended when average wind 

speeds exceed 20 mph. 

k. Wind breaks (e.g., trees, fences) shall be installed 

on the windward side(s) of actively disturbed 

areas of construction. Wind breaks should have at 

maximum 50 percent air porosity. 

l. Vegetative ground cover (e.g., fast-germinating 

native grass seed) shall be planted in disturbed 

areas as soon as possible and watered 
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Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

appropriately until vegetation is established. 

m. The simultaneous occurrence of excavation, 

grading, and ground-disturbing construction 

activities on the same area at any one time shall 

be limited. Activities shall be phased to reduce the 

amount of disturbed surfaces at any one time. 

n. All trucks and equipment, including their tires, 

shall be washed off prior to leaving the site. 

o. Site accesses to a distance of 100 feet from the 

paved road shall be treated with a 6 to 12-inch 

compacted layer of wood chips, mulch, or gravel. 

p. Sandbags or other erosion control measures shall 

be installed to prevent silt runoff to public 

roadways from sites with a slope greater than one 

percent. 

q. Minimizing the idling time of diesel powered 

construction equipment to two minutes. 

r. The project shall develop a plan demonstrating 

that the off-road equipment (more than 50 

horsepower) to be used in the construction 

project (i.e., owned, leased, and subcontractor 

vehicles) would achieve a project wide fleet-

average 20 percent NOX reduction and 45 percent 

PM reduction compared to the most recent CARB 

fleet average. Acceptable options for reducing 

emissions include the use of late model engines, 

low-emission diesel products, alternative fuels, 

engine retrofit technology, after-treatment 
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Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 
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Record 

(Name/Date) 

products, add-on devices such as particulate 

filters, and/or other options as such become 

available. 

s. Use low VOC (i.e., ROG) coatings beyond the local 

requirements (i.e., Regulation 8, Rule 3: 

Architectural Coatings). 

t. Require that all construction equipment, diesel 

trucks, and generators be equipped with Best 

Available Control Technology for emission 

reductions of NOx and PM. 

u. Require all contractors use equipment that meets 

CARB‘s most recent certification standard for off-

road heavy duty diesel engines. 

BIO-1 

Tree removal and vegetation clearing on the 

project site shall take place outside of the bird 

nesting season (February 1st through July 31st).  If 

tree removal and vegetation clearing cannot take place 

outside of the bird nesting season, a qualified biologist 

shall conduct pre-construction surveys for nesting birds 

and raptors.  If active nests are located in trees to be 

removed or nearby (within 200 feet), or in other 

vegetation to be removed on the site, tree removal and 

vegetation clearing shall be suspended until the young 

of the year have fledged and the nest(s) is/are no 

longer active, as determined by a qualified biologist. 

Construction 
Contractor and 

qualified biologist 

Prior to issuance of 
grading permit / 

prior to construction 

Director of 
Community 

Development 

Monitor prior to 
and during regular 

inspections 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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Trigger/Timing 

Agency Responsible 
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Timing and 
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Compliance 

Record 

(Name/Date) 

CUL-1 

In the event that archaeological traces are 

encountered, all construction within a 50-feet radius of 

the find will be halted, the Community Development 

Director will be notified, and an archaeologist shall 

examine the find within 24 hours of the discovery and 

make appropriate recommendations. If it is determined 

that the project could damage a historical or 

archaeological resource, mitigation shall be 

implemented in accordance with Public Resources Code 

(PRC) Section 21083.2 and Section 15126.4. 

Construction 
contractor and 
archaeological 

monitor 

During ground-
disturbing activities 

Director of 
Community 

Development  

Monitor during 
construction 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

CUL-2 

In the event that a paleontological resource is found 

during construction, excavation within 50 feet of the 

find shall be temporarily halted, the Community 

Development Director shall be notified, and a qualified 

paleontologist shall assess the discovery and made 

appropriate recommendations. If avoidance is not 

feasible, the paleontologist will prepare a 

recommended excavation plan. 

Construction 
contractor and 
paleontological 

monitor 

During ground-
disturbing activities 

Director of 
Community 

Development  

Monitor during 
construction 

 

174

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=0ahUKEwiVnbq_zpHOAhXMdSYKHZq9DjIQjRwIBw&url=http://novato.org/&psig=AFQjCNHfxFztRir7IkNtLKMUMONN34ghHg&ust=1469639117286851


 Hamilton Cottages 

 Mitigation Monitoring and Reporting Program 

 

SUMMARY OF MITIGATION MEASURES AND MONITORING PROGRAM FOR THE HAMILTON COTTAGES PROJECT 

6 

Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

CUL-3 

If human remains are discovered, excavation must be 

halted and the Marin County Coroner will be notified.  

The Coroner will determine whether or not the remains 

are Native American.  If the Coroner determines that 

the remains are not subject to his authority, he will 

notify the Native American Heritage Commission, who 

shall attempt to identify descendants of the deceased 

Native Americans. 

Construction 
Contractor and 
County Coroner 

During ground-
disturbing activities 

Director of 
Community 

Development  

Monitor during 
construction 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

GEO-1 

Prior to the issuance of any grading or construction 

permits, the design-level geotechnical investigation 

prepared by a licensed professional shall be reviewed 

and approved by the City Engineer.  All design 

measures, recommendations, design criteria, and 

specifications set forth in the design-level geotechnical 

investigation shall be implemented as a condition of 

project approval and incorporated into construction 

documents. 

Developer-contracted 
geotechnical engineer 

and City Engineer 

Prior to issuance of 
grading permit / 

prior to construction 

Building Division Review 
specifications; 

monitor prior to 
and during regular 

inspections 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

HAZ-1 

Prior to the initiation of ground-disturbing activities, a 

Soil and Groundwater Management Plan (SGMP) shall 

be prepared for approval by the City of Novato.  The 

SGMP shall describe sampling, handling, and disposal of 

contaminated soil and groundwater, and dewatering 

issues, for all soils on the project site.  A permit from 

the Novato Sanitary District shall be required for any 

proposed groundwater discharges to the NSD’s sewer 

system.  Any potentially contaminated soil shall be 

tested, classified, transported, and disposed of by a 

licensed hazardous material contractor and sent to an 

appropriate facility. 

Developer Prior to ground-
disturbing activities 

Director of 
Community 

Development 

Review 
specifications; 
monitor during 

construction 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

NOI-1 

The project applicant shall retain a certified acoustical 

engineer to participate in the development of final 

construction plans to ensure that residences are 

designed with the appropriate noise-attenuating 

construction features to maintain interior noise levels 

of 45 dBA Ldn, as set forth in the City of Novato 

General Plan.   The study shall be reviewed and 

approved by the Novato Building Division, and its 

recommendations incorporated into construction 

documents, prior to issuance of a building permit. 

Construction 
Contractor and 
project acoustic 

engineer 

Prior to issuance of 
building permit  

 

Building Division Review 
specifications; 
monitor during 
construction; 

review mitigation 
program if required 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

NOI-2 

The construction contractor shall prohibit the use of 

vibratory rollers within 30 feet of existing residences. 

Plate compactors and smaller, rubber-tired equipment 

shall be utilized as feasible. The City of Novato Building 

Division shall ensure that this requirement is 

incorporated into construction documents prior to 

issuance of grading permits. 

Construction 
Contractor 

Prior to issuance of 
grading permit /  

during construction 

Building Division Review 
specifications; 
monitor during 
construction; 

review mitigation 
program if required 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

NOI-3 

The project applicant and its successors shall ensure 

that the following practices are incorporated into the 

construction specification documents to be 

implemented by the project contractor: 

a. Provide enclosures and mufflers for 
stationary equipment, shrouding or shielding 
for impact tools, and barriers around 
particularly noisy operations, such as grading 
or use of concrete saws within 50 feet of an 
occupied sensitive land use. 

b. Use construction equipment with lower (less 
than 70 dB) noise emission ratings whenever 
possible, particularly air compressors and 
generators. 

c. Do not use equipment on which sound-
control devices provided by the manufacturer 
have been altered to reduce noise control. 

d. Locate stationary equipment, material 

Construction 
Contractor 

Prior to issuance of 
grading permit / 

during construction 

Building Division Review 
specifications; 
monitor during 
construction; 

review mitigation 
program if required 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 

 

Initials: ______ 

Date: _______ 
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Mitigation Measures 

Party Responsible for 

Implementation 

Implementation 

Trigger/Timing 

Agency Responsible 

for Monitoring 

Timing and 

Monitoring 

Monitoring 

Compliance 

Record 

(Name/Date) 

stockpiles, and vehicle staging areas as far as 
practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal 
combustion engines. 

f. Implement noise attenuation measures to the 
extent feasible (i.e., such that they do not 
impede efficient operation of equipment or 
dramatically slow production rates), which 
may include, but are not limited to, noise 
barriers or noise blankets. The placement of 
such attenuation measures shall be reviewed 
and approved by the Novato Building Division 
prior to issuance of development permit for 
construction activities. 

g. Designate a "construction liaison" that would 
be responsible for responding to any local 
complaints about construction noise. The 
liaison would determine the cause of the 
noise complaints (e.g., starting too early, bad 
muffler, etc.) and institute reasonable 
measures to correct the problem. 
Conspicuously post a telephone number for 
the liaison at the construction site. 

h. Hold a pre-construction meeting with the job 
inspectors and the general contractor/on-site 
project manager to confirm that noise 
mitigation and practices (including 
construction hours, construction schedule, 
and noise coordinator) are completed. 
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EXHIBIT B 

 

HAMILTON COTTAGES 

 

NOVATO GENERAL PLAN & HAMILTON FIELD MASTER PLAN 

 CONSISTENCY & ADVANCEMENT FINDINGS 

 

 

1996 NOVATO GENERAL PLAN 

 

LAND USE CHAPTER 

 

LU Policy 1 Implementation of Land Use Map.  Implement the Land Use 

Designations Map by approving development and conservation projects consistent 

with the land use definitions, densities and intensities indicated in LU Table 2.  

Ensure consistency between the General Plan, the Zoning Ordinance, and other land 

use regulations. 

 

LU Policy 2 Development Consistent with General Plan.  Allow development at any 

density within the range shown by the Land Use Designations Map provided applicable 

objectives, policies and programs of all chapters of the General Plan are met.  Maximum 

densities (top of stated density range applied to total gross acreage) may in some cases be 

achieved, but there is no guarantee of achieving the maximum density. 

 

Facts in Support:  The Project includes 16 single-family dwellings on a 1.5 acre parcel 

representing a density of 10.67 dwelling units/acre, which meets the land use and density 

requirement of 10-20 dwelling units/acre for the Medium Density Multiple Family Residential 

(R10) land use designation of the General Plan.  Based on these facts, the Project is consistent 

with and advances LU Policies 1 and 2.  

 

LU Policy 7 Growth Management. Recognize the available and planned capacity 

of infrastructure and public services when considering proposals for development. 

 

Facts in Support: The Project was referred to the Novato Public Works Department, Novato 

Sanitary District, North Marin Water District, and the Novato Fire Protection District.  These 

government entities are responsible for ensuring the provision of adequate infrastructure for water, 

sewer, emergency medical/fire, and stormwater control.  Each agency provided conditions of 

approval intended to insure the Project provides adequate infrastructure.  These conditions of 

approval are to be adopted for the Project and implemented through the construction design and 
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physical construction phases of the Project.  These agencies did not identify any service 

constraints to serve the Project on an individual or cumulative basis. 

 

The CEQA IS/MND prepared for the Project analyzed the ability of local government services and 

public utilities to serve future development at the Project Site based on the land use, development 

intensity, and design of the Project.  The IS/MND also reviewed the demand for public parks and 

other government service facilities.  The IS/MND confirmed all public services have sufficient 

capacity, facilities, infrastructure, equipment, and staff to meet the needs of the Project on an 

individual and cumulative basis. 

 

Based on the above and the analyses contained in the CEQA IS/MND, incorporated herein by 

reference, the Project is considered to be consistent with LU Policy 7. 

 

TRANSPORTATION CHAPTER  

 

TR Policy 4 Level of Service Standards.  Establish traffic Level of Service (LOS) 

standards for use in (1) evaluating the impacts of proposed development projects 

so the project can be redesigned or effective mitigation measures can be 

implemented, (2) making improvements to the roadway system, and 

(3) determining appropriate traffic impact fees. 

 

TR Program 4.1:  Establish traffic Level of Service standards as follows: 

a. At intersections with signals or four-way stop signs:  operation at LOS D 

b. At intersections with stop signs on side streets only:  operation at LOS E. 

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential traffic 

implications of constructing and operating the Project at the Project Site both individually and 

cumulatively. The IS/MND concluded the Project's incremental addition of 11 AM and 7 PM peak 

hour trips would not cause the intersections serving the Project Site to exceed the level of service 

(LOS) thresholds established by TR Program 4.1 either individually or cumulatively (based on the 

anticipated build-out of the 1996 Novato General Plan).  The intersections serving the Project 

would continue to operate in the LOS A, B, and C ranges.  Based on the findings of the traffic 

analysis presented in the IS/MND, the Project is considered to be consistent with and advance 

Transportation Policy 4. 

 

TR Policy 11 Traffic Safety.  Improve the safety of the roadway system. 

 

Facts in Support:  The CEQA IS/MND prepared for the Project analyzed the potential for safety 

hazards related to roadway operations and project design, as well as cumulative impacts on 

roadway infrastructure. The IS/MND concluded the Project does not create safety hazards for 
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pedestrians, bicyclists, or motorists and would have no significant impact on the roadway network 

under conditions with the Project’s operation or cumulatively with other potential projects. 

Furthermore, the project has been reviewed and conditioned by Novato Public Works to be 

consistent with development standards of Chapter 5 addressing streets, and pedestrian and bike 

circulation. 

 

 

Based on the above, the Project is considered to be consistent with TR Policy 11. 

 

HOUSING 

 

HO Policy 3.2 Design that Fits into the Neighborhood Context.  It is the City’s intent that 

neighborhood identity and sense of community will be enhanced by designing all new 

housing to have a transition of scale and compatibility in form to the surrounding area.  

 

HO Policy 3.3 Housing Design Principles.  The intent in the design of new housing is to 

provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    

 

a. Reduce the perception of building bulk.  In multi-unit buildings, encourage 

designs that break up the perceived bulk and minimize the apparent height and 

size of new buildings, including, for example, the use of upper story setbacks 

and landscaping. Application of exterior finish materials, including siding, trim, 

windows, doors and colors, are important elements of building design and an 

indicator of overall building quality. 

 

b. Recognize existing street patterns. Where appropriate, encourage transitions in 

height and setbacks from adjacent properties to respect adjacent development 

character and privacy.  Design new housing so that, where appropriate, it 

relates to the existing street pattern. 

 

c. Enhance the “sense of place” by incorporating focal areas where appropriate. 

Design new housing around natural and/or designed focal points, emphasized 

through pedestrian/pathway or other connections. 

 

d. Minimize the visual impact of parking areas and garages. Discourage home 

designs in which garages dominate the public façade of the home (e.g. 

encourage driveways and garages to be located to the side or rear of buildings, 

or recessed, or along rear alleyways or below the building in some higher 

density developments). 
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Facts in Support:  The Project Site is located adjacent to the Newport neighborhood, a single-

family residential development with modern homes of a Spanish architectural style. Craftsman is 

another architectural style found at Hamilton Field. The Master Plan’s Design Guidelines allow 

for a variety of architectural styles, and makes the following reference to other design vernaculars, 

“Marin County’s early twentieth century neighborhoods, which are also historically and visually 

appropriate. Bungalow, craftsman, early Victorian, farm country style are examples of 

architectural style prevalent in these older neighborhoods.”  The proposed California 

Craftsman/Cottage style homes are considered to be consistent with the architectural styles found 

in the Master Plan area and the Spanish styled homes in the adjacent Newport development. 

 

The Project is being presented as a “pocket neighborhood” featuring homes clustered around a 

central courtyard with a slightly higher density of 10.7 dwelling units/acre than the adjacent 

Newport neighborhood.  Although proposed at a higher density, the new homes range in size from 

1,496 square feet to 2,580 square feet, and average 1,917 square feet, which is smaller than the 

neighboring single-family residences averaging approximately 3,000 square feet. The new homes 

would be two-stories, which is comparable to neighboring residences to the east and north.  

Notably, the project site is approximately 3-feet lower than units to the east. Based on these 

observations, the proposed two-story units are not anticipated to be imposing from a mass and 

height perspective and are considered to be compatible with the surrounding pattern of 

development. 

 

The Project includes various design elements consistent with the design principles of Housing 

Policy 3.3, including: 

 

 A mix of one- and two-story massing throughout, and the use of shed roofs over porches 

and varying exterior surface materials, textures, colors, and window and door trim to 

break-up and add interest to the façades of the buildings.  

 

 Incorporating a stub out for the possible future extension of B Street, accessing the 

Project from that street stub, and extending the existing stucco wall fronting Hamilton 

Parkway. 

 

 Incorporating a landscaped common area central to the neighborhood for the enjoyment 

of residents and visitors, and landscaped pedestrian pathways connecting the entrances 

and parking area of the Project to the central common area and homes. 

 

 Limiting the vehicular access, guest/public parking area, and garages to the western edge 

of the property, to prevent a garage-dominated view of the fronts of the houses, which 

instead open onto the common area. 
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 The adjacent single family home neighborhoods have homes oriented to back up to 

Hamilton Parkway with a stucco wall at the rear property lines along the Hamilton 

Parkway street frontage.  Likewise, the proposed Project’s single family homes are 

focused inward to a common courtyard, with a stucco wall along the rear property lines 

on Hamilton Parkway.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a 

prominent feature of the development. 

 

 

The Project was presented to the Novato Design Review Commission on January 6, 2016 and 

March 16, 2016.  The purpose of these meetings was to review the Project’s site design, massing, 

and architectural concepts in light of the design related policies of the Novato General Plan and 

the adopted Design Review Guidelines of the Master Plan, the physical characteristics of the 

Project Site, and the pattern of surrounding development.  

 

The Design Review Commission adopted a motion recommending the Planning Commission and 

City Council approve the site design, massing, and architectural concepts for the Project.  The 

Design Review Commission recognized the Project for its well resolved site plan, appropriate 

mass/scale, and generally acceptable architectural concept.  The Design Review Commission 

made the observations that the Project would be compatible with the characteristics of the Project 

Site and surrounding residential development.  The Design Review Commission’s 

recommendation was based on the required findings for Design Review, applicable design related 

policies of the Novato General Plan and the Design Guidelines of the Master Plan.   

 

Based on the above, the Project is considered to be consistent with HO Policy 3.3. 

 

HO Policy 7.2 Variety of Housing Choices. In response to the broad range of 

housing needs in Novato, the City will strive to achieve a mix of housing types, 

densities, affordability levels and designs. The City will work with developers of 

‘non-traditional’ and innovative housing approaches relating to the design, 

construction and types of housing that meet local housing needs, which may 

include, but not limited to, provision of the following types of housing at varying 

affordability levels:  

 

a. Owner and renter housing  

b. Small and large units  

c. Single and multi-family housing  

d. Housing close to jobs and transit  

e. Mixed use housing  

f. Supportive housing  
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g. Single Room Occupancy units (SRO’s)  

h. Shared living opportunities and co-housing  

i. Manufactured housing  

j. Self-help or “sweat equity” housing  

k. Cooperatives or joint ventures  

l. Assisted living  

 

Facts in Support:  The Project will provide a single-family home product that is restricted to senior 

occupancy, with two residences reserved as affordable to low (1 unit) and moderate (1 unit) income 

categories.  

 

Based on the above, the Project is considered to be consistent with HO Policy 7.2. 

 

 

HO Policy 12.1 Special Needs Groups.  The City will actively promote the development 

and rehabilitation of housing to meet the needs of special needs groups, including the needs 

of seniors, people living with disabilities, farmworkers, the homeless, people with long-

term physical illnesses, people in need of mental health care, single parent families, large 

families, and other persons identified as having special housing needs in Novato. 

 

Facts in Support:  Then Project will offer 16 single-family homes reserved for primary occupancy 

by senior aged 62 years or older. The units will feature a master bedroom on the first floor, offering 

single-level living for seniors who may have mobility problems and the ability to have a caretaker 

live upstairs. The Project directly addresses a needed housing type (seniors) supported by HO 

Policy 12.1. 

 

Based on the above, the Project is considered to be consistent with HO Policy 12.1. 

 

 

 

Housing Element 

 

Novato’s 2015 – 2023 Housing Element includes an inventory of sites and entitled projects 

demonstrating the City’s ability to meet its Regional Housing Needs Allocation (RHNA) as 

calculated by the Association of Bay Area Governments. The 25 senior affordable units currently 

identified for development in Planning Area 19 are recognized in the Housing Element as an 

entitled project contributing to meeting Novato’s current RHNA in the low (12 units) and very low 

(13 units) income categories. The following tables address the effect of the proposed Master Plan 

amendment on the City’s ability to continue meeting its RHNA obligation for the planning period 

covering 2015 – 2023 consistent with the Housing Chapter of the General Plan. 
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Table I 

Existing 2015 – 2023 RHNA 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 33 78 

Low 65 90 (25) 

Moderate 72 64 8 

Above Moderate 167 92 75 

Total Units 415 279 136* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

Table II 

2015 – 2023 RHNA with Master Plan Amendment 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 20 (less 13) 91 

Low 65 79 (less 11) (14) 

Moderate 72 65 (plus 1) 7 

Above Moderate 167 106 (plus 14) 61 

Total Units 415 270 145* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

Table III 

Satisfying Remaining Need Based with Master Plan Amendment 

 
 Very 

Low 

Low Moderate Above 

Moderate 

Total 

RHNA  111 65 72 167 415 

Units Built, Under Construction, or Approved 20 79 65 106 270 

Affordable Housing Opportunity Sites 100 101   201 

Medium Density, Multi-Family Sites   23  23 

Mixed Use    124  124 

Single Family     255 255 

Accessory Dwelling Units 15 9   24 

Total Capacity 135 189 212 361 897 

% of RHNA 121% 290% 294% 216% 216% 

 

As indicated by Table III, the City would maintain a sufficient inventory of potential residential 

units in all income categories with the proposed Master Plan amendments, including an ongoing 

surplus of units in the very low and low income categories.  Based on the information above, the 

Project is considered to be consistent with the Housing Chapter of the General Plan with respect 

to meeting Novato’s RHNA for the planning period covering 2015 through 2023.   

 

The Affordable Housing Plan of the Master Plan set a goal of reserving 10% of the total housing 

units in the Master Plan area for affordable housing and set target numbers for affordable units in 

two phases of development. The affordable housing units could be traded between the 

development phases so long as the total number of affordable housing units met the 10% goal.   
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The Master Plan area has been developed with a total of 958 dwelling units, including 128 

affordable senior apartments at the Hamilton Villas. This number of affordable units represents 

13.3% of the total number of dwellings in the Master Plan area. The Project would add 16 units, 

two of which would be reserved as affordable units. With the Project, the total number of dwellings 

in the Master Plan area would increase to 974 and the affordable unit count would increase to 130 

units. The resulting percentage of affordable units would remain 13.3%. Based on these figures, 

the affordable housing goal of 10% would continue to be exceeded under the Master Plan 

amendment proposed for the Project Site. 

 

 

ENVIRONMENT 

 

EN Policy 7 Water Quality:  Encourage protection of water resources from 

pollution and sedimentation, and preserve their environmental and recreation 

values.  

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential for water 

quality impacts to result from construction and operation of the Project.  As described in Section 

9, Hydrology and Water Quality, of the IS/MND, the Project would be required and conditioned to 

comply with the City of Novato’s stormwater control plan implemented in response to the Phase II 

Stormwater Permit of the National Pollution Discharge Elimination System (NPDES).   

 

In addition to the requirements above, the Novato Public Works Department has requested the Project 

comply with numerous water quality related conditions of approval.  These conditions require the 

developer to create a Stormwater Control Plan based on the Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual and incorporate Low Impact Design 

features.  A Storm Water Pollution Prevention Plan (SWPPP) is required to reduce potential 

adverse impacts to surface water quality through the Project’s construction period. The SWPPP 

shall include the minimum Best Management Practices (BMPs). These include BMPs for erosion 

and sediment control, site management/housekeeping/waste management, management of non-

stormwater discharges, run-on and runoff controls, and BMPs for inspection/maintenance/repair 

activities. These requirements must be satisfied prior to issuance of a grading or building permit 

for the Project and implemented during construction.  Based on the physical characteristics of the 

property and these requirements, the IS/MND found the Project would have no significant impact 

on the water quality. 

 

Based on the facts and conditions of approval noted above, the Project is considered to be 

consistent with EN Policy 7. 

 

EN Policy 18 Species Diversity and Habitat.  Protect biological resources that are 

necessary to maintain a diversity of plant and animal species. 
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EN Policy 19 Special Status Species.  Cooperate with State and Federal Agencies 

to ensure that development does not substantially adversely affect special status 

species appearing on the State or Federal list for any rare, endangered, or threatened 

species.  The environmental documentation will screen for the Federal Candidate 

Species, plants listed on lists 1A, 1B, or 2 of the California Native Plant Society 

(CNPS), inventory of rare and endangered vascular plants of California and animals 

designated by CDFG as species of special concern or their current equivalent. 

 

Facts in Support (EN Policies 18 & 19):  The CEQA IS/MND prepared for the Project analyzed 

the potential for impacts to special status species resulting from construction and operation of the 

Project.  As described in Section 4, Biological Resources, of the IS/MND, the Project Site does 

not currently constitute sensitive natural communities for native populations of plants or animals, 

though the Project could potentially impact nesting birds and raptors.  However, with 

implementation of Mitigation Measure BIO-1 the potential impacts to these special-status species 

would be reduced to a less than significant level.   

 

Mitigation Measure BIO-1 requires a qualified biologist to perform a nesting bird survey prior to 

construction of the Project. Should nesting birds be located by the biologist, Mitigation Measure 

BIO-1 lists specific steps to be implemented to protect such birds, including suspending tree 

removal and vegetation clearing until the young of the year have fledged and the nest(s) are no 

longer active, as determined by a qualified biologist.   

 

Based on the facts noted above and the findings of the CEQA IS/MND and the noted mitigation 

measure, the Project is considered to be consistent with and advance EN Policies 18 and 19. 

 

EN Policy 25 Trees on Private Property.  Encourage and, where appropriate, 

require actions by private property owners to protect the health of native woodlands 

and trees. 

 

EN Policy 26 Trees in New Development.  Require that the site planning, 

construction and maintenance of development preserve existing healthy trees and 

native vegetation on site to the maximum extent feasible.  Replace trees and 

vegetation not able to be saved. 

 

Facts in Support:  As described in Section 4, Biological Resources, of the CEQA IS/MND, the 

Project Site does not contain heritage trees or natural woodland forest resources.  Tree removal 

on the site is limited to clearing of small trees and shrubs necessary to facilitate the development.  

Significant tree and shrub planting is proposed by the landscape plans for the Project that 

substantially exceed the removal. 
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Based on the noted facts, the Project is considered to be consistent with and advance EN Policies 

25 and 26. 

 

EN Policy 29 Energy Conservation Measures in Buildings. Reduce energy 

consumption by requiring structures to meet the energy conservation requirements 

stipulated in the State Building Code and State Title 24 regulations. 

 

Facts in Support:  The Project is required to comply with the uniform energy efficiency 

requirements of the California Building Code and Title 24 of the California Code of Regulations.  

In addition, the Project is required to comply with Novato’s Green Building Ordinance.  These 

regulatory documents require various energy efficiency features, such as minimum R-value 

insulation, energy efficient windows, and low-energy use lighting systems. The Project’s 

construction drawings will be reviewed for energy efficiency compliance when a plan check is 

performed prior to the issuance of a building permit.  

 

Based on the above, the Project is considered to be consistent with and advance EN Policy 29. 

 

EN Policy 34 Local Efforts. Encourage local efforts to improve air quality. 

 

Facts in Support: As described in Section 3, Air Quality, of the CEQA IS/MND, the Project is 

below the Bay Area Air Quality Management District (BAAQMD) screening threshold for 

operational emissions. However, since the Project involves site grading and the operation of 

construction equipment, the potential construction related air pollutant emissions resulting from 

the Project were modeled and compared against the quantified thresholds of significance 

developed by the BAAQMD.  

 

The BAAQMD construction thresholds address air pollutant emissions resulting from the 

operation of gasoline and diesel powered construction equipment, paving, general construction, 

the application of architectural coatings (paint), and the release of dust due to demolition and 

ground disturbing activities. The thresholds are typically measured by average daily emissions 

rather than maximum daily emissions. The thresholds represent both a project specific and 

cumulative impact threshold.  That is, if a project exceeds a given threshold at the project level it 

is also considered to result in a cumulative impact.  Conversely, a project that remains within a 

given threshold is not considered to result in cumulative impacts.   

 

On an average daily emissions threshold basis, the Project remains under BAAQMD’s threshold 

for criteria pollutants. Nevertheless, construction of the Project would create dust and diesel 

particulate emissions warranting implementation of BAAQMD’s best and enhanced construction 

management practices, as applied to other projects in Hamilton Field. Accordingly, Mitigation 
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Measure AIR-1 is recommended in the IS/MND to avoid dust and minimize diesel particulate 

emissions.  Mitigation Measure AIR-1 requires a number of actions, such as watering soil during 

grading and restricting vehicle idling, to minimize the release of gasoline and diesel constituents 

and fugitive dust during construction of the Project.  The measures included in AIR-1 of the IS-

MND and the MMRP are based on BAAQMD’s Basic Construction and Enhanced Emission 

Control Measures. 

 

Based on the above and the findings of the CEQA IS/MND and the implementation of Mitigation 

Measure AIR-1, the Project is considered to be consistent with EN Policy 34 

 

EN Policy 35 Watershed Management.  Minimize the effects of pollution in 

stormwater runoff.  Retain and restore where feasible the natural hydrological 

characteristics of watersheds in the Novato Area of Interest. 

 

Facts in Support: See facts presented for EN Policy 7. 

 

EN Policy 37 Using CEQA to Reduce Water Quality Impacts.  Use the provisions 

of the California Environmental Quality Act (CE QA) process to identify measures 

to prevent erosion, sedimentation, and urban runoff pollution resulting from 

development. 

 

Facts in Support:  See facts presented for EN Policy 7. 

 

EN Policy 39 On-Site Recycling Areas.  Require on-site areas for recycling in 

commercial/retail, office and multi-family residential developments as required by 

State law. 

 

Facts in Support:  Since the project is a single family home development, it is not considered a 

multi-family residential development; however, due to the cluster style development, the proposal 

includes a trash and recycling storage area at the northwest corner of the Project Site. 

 

Based on the above, the Project is considered to be consistent with EN Policy 39. 

 

SAFETY & NOISE 

 

SF Policy 1 Seismic Hazards.  Reduce the risk of loss of life, personal injury and 

damage to property resulting from seismic hazards. 

 

SF Policy 3 Slope and Soil Instability.  Continue to enforce existing regulations 

and procedures to identify potential hazards relating to geologic and soils 
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conditions. 

 

Facts in Support:  Seismic and slope stability hazards are addressed in Section 6, Geology and 

Soils, of the CEQA IS/MND prepared for the Project.  The analysis contained in the IS/MND is 

based on a site specific geotechnical investigation prepared for the Project. The geotechnical 

investigation included boring samples to identify subsurface conditions at the Project Site.  

 

The geotechnical investigation determined that since the Project Site is nearly level, it has a low 

potential for lateral spreading or lurching.  The boring samples revealed artificial fill soils on the 

project site with a low plasticity and low expansion potential. Additionally, the site has a moderate 

potential for liquefaction and would likely be subject to strong earthquake shaking.  

 

The geotechnical report prepared for the Project includes recommendations for removal of all the 

fill and replace with properly compacted engineered fill of low expansion potential, or removal of 

a portion of the fill and installation of a stabilization fabric before properly compacted fill is 

installed, with foundations to resist indicated total and differential settlements.  

 

Based on the findings of the geotechnical study, the IS/MND recommends Mitigation Measure 

GEO-1. Mitigation Measure GEO-1 requires the Project to be designed and constructed in 

accordance with the recommendations of the geotechnical investigation and the seismic design 

requirements of the California Building Code. This mitigation measure requires all design 

measures, recommendations, design criteria, and specifications set forth in the design-level 

geotechnical investigation to be implemented as a condition of project approval and incorporated 

into construction documents. 

 

Based on the above and with implementation of Mitigation Measure GEO-1, the Project is 

considered to be consistent with SF Policies 1 and 3. 

 

SF Policy 9 Storm Drainage System.  Maintain unobstructed water flow in the 

storm drainage system. 

 

Facts in Support:  As described in Section 9, Hydrology and Water Quality, of the CEQA 

IS/MND, the Project Site is served by existing storm drains in the public right of way at Hamilton 

Parkway. The Project’s drainage system would function with on-site drainage flowing across 

paved surfaces to storm drains and gutters on-site then being directed into the storm drainage 

system in Hamilton Parkway. On-site drainage features would be augmented with bio-retention 

measures as required under NPDES Phase II regulations - see also facts for EN Policy 7 regarding 

stormwater pollution prevention. 

 

Based on the above, the Project is considered to be consistent with SF Policy 9. 
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SF Policy 10 Hazards of Dam and Levee Failure.  Ensure that the design and 

location of dams and levees are in accordance with all applicable design standards 

of the California Division of Safety of Dams. 

 

Facts in Support:  The Project is located on the main base side of Hamilton Field.  A large portion 

of the main base area is protected by the Hamilton Levee. The Hamilton Levee is certified by the 

Federal Emergency Management Agency and regularly inspected and maintained by the City of 

Novato.  Accordingly, the potential for failure of the Hamilton Levee is considered low. 

 

The Project Site is located approximately 30-feet above sea level.  Given this elevation, the 

Project is not at risk of inundation due to failure of the Hamilton Levee. The Project Site is 

connected to Hamilton Parkway.  Hamilton Parkway would provide emergency access to and 

from the Project Site if there were flooding at lower elevations within Hamilton Field due to failure 

of the Hamilton Levee. 

 

Based on the above, the Project is considered to be consistent with SF Policy 10. 

 

SF Policy 16 Fire Risk in New Development.  Review all development proposals 

for fire risk, and require mitigation measures to reduce the probability of fire. 

 

Facts in Support:  The Project was referred to the Novato Fire Protection District for review and 

comment on emergency medical and fire safety issues. The Fire District submitted comments and 

recommended conditions of approval for the Project. The Fire District indicated it was satisfied 

with the access lanes, parking configuration, and points of entry for the Project. The Fire District 

will review the construction level design plans prepared for the Project to ensure the building 

includes all necessary fire alarm and fire suppression features, such as a fire sprinkler system, 

central alarm monitoring, and proper egress systems.   

 

As described in Section 8, Hazards and Hazardous Materials, of the CEQA IS/MND, the Project 

Site is not located in an area with high fire risk, and no mitigation is required to reduce the risk of 

fire. 

 

Based on the above, the Project is considered to be consistent with SF Policy 16. 

 

SF Policy 28 Measures to Reduce Hazards.  Consider measures to protect the 

public health from the hazards associated with the transportation, storage and 

disposal of hazardous wastes (TSD Facilities). 

 

Facts in Support:  A Phase I Environmental Site Assessment (“Assessment”) was prepared for the 
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Project Site. The Assessment did not identify any hazardous materials or chemicals on the Project 

Site, indicated there are no open or closed investigations associated with the site, and noted the 

site is not included on a list of hazardous materials sites compiled pursuant to Government Code 

Section 65962.5. The Assessment indicates there is one open contamination case at the 971 C 

Street Site, located approximately 500 feet west of the Hamilton Cottages project site.  This case 

involves benzene, methyl tert-butyl ether (MTBE), tetrachloroethylene, diesel, vinyl chloride, and 

1,3 Butadiene.  Land use restrictions have been implemented at the 971 C Street Site, and soil 

vapor and groundwater monitoring will continue. The Navy continues to monitor both 

groundwater and soil gas at the site. 

 

The assessment also indicated another open contamination case at the Novato DOD Housing site 

at 970 C Street, approximately 700 feet southwest of the Hamilton Cottages project site.  

Groundwater at this DOD Housing site has been impacted by petroleum hydrocarbon due to 

release from former underground storage tanks.  Verification monitoring has been conducted 

since at least 2012.  Based on the distance and groundwater flow direction, this listing is not 

expected to represent a significant environmental concern. 

 

Construction of the proposed project would require excavation of up to 10 feet deep on the eastern 

portion of the site and 8 feet deep on the western portion of the site (for installation of sanitary 

sewer).  Although both the 970 C Street and 971 C Street projects are not expected to present 

environmental concerns, the possibility of encountering soils and groundwater with contamination 

in excess of maximum allowable levels cannot be completely ruled out. As such, construction of 

the project could result in accidental exposure to hazardous materials.  Mitigation Measure HAZ-

1 requiring preparation and approval of a Soil and Groundwater Management Plan, has been 

identified to reduce this impact to a less-than-significant level. 

 

Based on the findings and recommendations of the Assessment and application of the noted 

mitigation measure, the Project is considered to be consistent with SF Policy 28. 

 

SF Objective 9 - Reduce community exposure to electromagnetic field radiation. 

 

SF Policy 32  Electromagnetic Field (EMF) Radiation in Land Use Decisions.  

Consider information regarding EMF radiation from new electrical transmission 

lines and substations in making land use decisions. 

 

SF Program 32.1:  Consider adopting EMF regulations consistent with State or 

Federal guidelines, if they become available. 

 

SF Program 32.2:  Obtain updated information on EMF radiation levels of existing and 

proposed electrical transmission facilities and relate those to the latest standards that are 

emerging from ongoing research.   
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The City commissioned a review of the latest standards applicable to EMFs to determine whether 

there is new scientific evidence, established policies, or CEQA impact thresholds related to EMF 

exposure. After reviewing the latest information regarding EMFs it was determined that: (1) there 

is no agreement among scientists that EMFs create a potential health risk; (2) there are no adopted 

state or federal regulations requiring residential setbacks from high voltage electric transmission 

lines; and (3) there are no defined or adopted CEQA thresholds for assessing health risk from 

EMFs.  

 

While there are no federal or state regulations for setbacks of residences from high voltage 

powerlines, and it is not a CEQA impact issue, the study considered regulations from other 

California jurisdictions that have setback restrictions from such powerlines. Most jurisdictions do 

not have setback requirements. Of those with setback regulations, none had setbacks for residences 

greater than 100-feet from 60 kV overhead powerlines. The study noted Title 5 of the California 

Code of Regulations allows new school sites to be constructed within 100-feet of 60 kV overhead 

powerline easements, and accepts reductions to 100 feet from the centerline of the easement.  

 

Recognizing most jurisdictions do not require setbacks for EMF exposure from overhead 

powerlines, the requested 100-foot setback from the centerline of the 60 kV powerlines is more 

consistent with the standard imposed by other jurisdictions that have such setbacks. Based on the 

observations above, a 100-foot setback from the centerline of the 60 kV powerlines is considered 

to be acceptable and consistent with the noted objective, policy, and programs addressing EMFs. 

 

Subsection (b) of Master Plan condition No. 17 is proposed to be deleted recognizing there are no 

commonly accepted best practices to minimize interior exposure to EMF. This observation is in 

addition to the information above regarding the lack of agreement on the health risks of EMF 

exposure and absence of state or federal standards for EMFs. Based these circumstances, 

eliminating Subsection (b) of Master Plan condition No. 17 would not be inconsistent with the 

noted objective, policy, and programs of the General Plan addressing EMFs, and the project is 

considered to be consistent with SF Objective 9 and SF Policy 32 and SF Programs 32.1 and 32.2. 

. 

 

 

SF Policy 37 Noise and Land Use Compatibility Standards.  Encourage the 

maintenance of the noise and land use compatibility standards indicated in SF Table 

3.  The normally acceptable standards for outdoor noise are summarized below 

[noise measurements in Ldn]: 
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SF TABLE 3 

 

 

Facts in Support: The IS/MND noise assessment indicated the Project would be located in an area 

with existing vehicular noise levels between 60 and 65 dBA due to traffic on U.S. 101, which is 

approximately 0.33 miles west of the Project Site. Therefore, the impact associated with exposure 

to existing noise would be potentially significant. The assessment found the proposed site design 

features and configuration of the Project, along with standard construction practices will reduce 

the interior noise to acceptable levels of 45 dBA Ldn noise standard. However, the Project Site may 

be subject to noise generated by operation of the nearby SMART rail line, in particular the train 

horn. Mitigation Measure NOI-1 requires a qualified acoustical engineer to confirm the Project’s 

construction detail drawings include adequate noise attenuating features (e.g., sound transmission 

class rated windows and wall construction) to maintain an interior noise level of 45 dBA Ldn.   

 

Based on the above, the Project is considered to be consistent with SF Policy 37. 

 

SF Policy 38 Noise Reduction and Mitigation. Mitigate noise exceeding standards 

and significant noise impacts to the maximum feasible extent. 

 

Facts in Support: As described in the Noise Section of the CEQA IS/MND, the Project would 

 

Residential Development 

 

up to 60 dB 

 

Transient Lodging:  Motel and Hotel 

 

up to 60 dB 

 

School, Library, Church, Hospital and Nursing Home 

 

up to 60 dB 

 

Auditorium, Concert Hall, Amphitheater 

 

up to 70 dB 

 

Sports Arena, Outdoor Spectator Sports 

 

up to 70 dB 

 

Playgrounds, Neighborhood Parks, Open Space 

 

up to 65 dB 

 

Golf Course, Cemetery 

 

up to 70 dB 

 

Office Building, Business, Commercial & Professional 

 

up to 70 dB 

 

Industrial, Manufacturing, Utilities 

 

up to 70 dB 
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cause a temporary increase in ambient noise levels and vibration during construction activities.  

However, with implementation of Mitigation Measure NOI-2 and NOI-3, potential impacts due to 

construction noise and vibration would be less than significant. Operational noise impacts would 

be less than significant without mitigation. 

 

Mitigation Measure NOI-2 requires the construction contractor to prohibit the use of vibratory 

rollers within 30 feet of existing residences. Plate compactors and smaller, rubber-tired equipment 

shall be utilized as feasible.  The City of Novato Building Division shall ensure that this 

requirement is incorporated into construction documents prior to issuance of grading permits. 

 

Mitigation Measure NOI-3 requires the following actions to minimize construction related noise: 

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use of 

concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings whenever 

possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer have 

been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do not 

impede efficient operation of equipment or dramatically slow production rates), which may 

include, but are not limited to, noise barriers or noise blankets. The placement of such 

attenuation measures shall be reviewed and approved by the Novato Building Division 

prior to issuance of grading and building permits for construction activities. 

g. Designate a "construction liaison" that would be responsible for responding to any local 

complaints about construction noise. The liaison would determine the cause of the noise 

complaints (e.g., starting too early, bad muffler, etc.) and institute reasonable measures to 

correct the problem. Conspicuously post a telephone number for the liaison at the 

construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general contractor/on-site 

project manager to confirm that noise mitigation and practices (including construction 

hours, construction schedule, and noise coordinator) are completed. 

 

The Project is also required to comply with the City’s uniform construction hours as specified in 

Novato Municipal Code Section 19.22.070.  Section 19.22.070 limits the hours of construction 

activities to between 7 a.m. and 6 p.m. on weekdays, and between 10 a.m. and 5 p.m. on Saturdays. 

The hours of construction are intended to limit construction to less noise-sensitive daytime hours.  
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Based on the above, the Project is considered to be consistent with SF Policy 38. 

 

PUBLIC FACILITIES & SERVICES 

 

PF Policy 5 Potable Water.  Ensure adequate water supply for new and existing 

development. 

 

PF Policy 6 Water Conservation.  Develop and implement water conservation 

programs for Novato. 

 

Facts in Support:  The Project was referred to the North Marin Water District for review and 

comment. The Water District did not identify any potential problems meeting the water demands 

of the Project despite the ongoing drought in California. The Water District requested the Project 

connect to its recycled water main located in Hamilton Parkway and comply with the District’s 

water conservation ordinance. The District’s water conservation ordinance addresses plumbing 

fixtures, plant selection, and irrigation features.  Water utilized for dust control at the Project Site 

will come from the Water District’s recycled water main. 

 

Based on the above, the Project is considered to be consistent with SF Policies 5 and 6. 

 

COMMUNITY IDENTITY 

 

CI 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. 

 

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above. 

 

CI Policy 7 Landscaping.  Encourage attractive native and drought-tolerant, low-

maintenance landscaping responsive to fire hazards. 

 

Facts in Support:  The Project’s final landscape plan will be designed to comply with North Marin 

Water District Regulation 15, Mandatory Water Conservation Measures.  Regulation 15 requires 

drought tolerant landscaping and water efficient irrigation.  The Project is required to connect into 

the Water District’s recycled water line for landscape irrigation.  See also SF Policy 16 above. 

 

Based on the above, the Project is considered to be consistent with CI Policy 7. 
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CI Policy 9 Undergrounding Utilities.  Continue to require undergrounding of 

utilities. 

 

Facts in Support:  All utilities serving the Project will be placed underground.   

 

Based on the above, the Project is considered to be consistent with CI Policy 9. 

 

CI Policy 12   Parking Standards.  Reduce the visibility of parking facilities 

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

 

Facts in Support:  Parking for the project is proposed to be concentrated along the western edge 

of the Project Site with pedestrian connections to the residences, creating a neighborhood that is 

not focused on vehicular circulation.  While the garages are clustered rather than all being 

attached to the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a prominent 

feature of the development.  The landscape plan for the Project shows the location of numerous 

new tree and shrub plantings that are intended to help obscure views of the parking area and 

garages from offsite locations.   

 

Based on the  above, the Project is considered to be consistent with CI Policy 12. 

 

CI Policy 14   Open Areas and Landscaping.  Require provision of adequate 

landscaped, open areas in project design. 

 

Facts in Support:  The Project features a variety outdoor spaces for occupants and visitors, 

including a central courtyard, community room garden, and private yard spaces. These outdoor 

spaces are designed for the convenience and safety of the seniors who will occupy the Project, as 

well as to encourage socialization.  There are ample drought tolerant landscaping, flowering 

plants, and shade trees provided in the courtyard area, throughout the pedestrian walkways, along 

Hamilton Parkway, and to screen the parking area. 

 

Based on the above, the Project is considered to be consistent with CI Policy 14. 

 

CI Policy 15   Pedestrian Paths.  Provide for maximum feasible pedestrian 

circulation. 

 

Facts in Support:  The Project includes sidewalk connections to Hamilton Parkway and pathways 

throughout the Project Site.  Parking is concentrated on the western edge of the Project Site, 

giving the Project a pedestrian oriented feel. The sidewalk connections and pedestrian paths 
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provide adequate pedestrian circulation and connectivity, and the project is located within walking 

distance of the SMART station.  Based on the above, the Project is considered to be consistent 

with CI Policy 15. 

 

CI Policy 30   Archaeological Resources Protection:  Continue to protect 

archaeological resources. 

 

Facts in Support:   The CEQA IS/MND indicates there are no known archaeological or 

paleontological resources at the Project Site. Regardless, there remains a small possibility that 

unknown, buried prehistoric or paleontological resources could be encountered or damaged during 

construction of the Project, which would result in a potentially significant impact.   

 

Mitigation Measure CUL-1 is proposed to ensure the protection of unknown, buried cultural 

resources.  Mitigation Measure CUL-1 stipulates that in the event that unknown archaeological 

resources (sites, features, or artifacts) are exposed during construction activities for the Project all 

construction work occurring within 100 feet of the find shall immediately stop until a qualified 

archaeologist is retained to evaluate the significance of the find and determine whether additional 

study is warranted. If any exposed archeological resource(s) proves significant under CEQA, 

additional work such as preparation of an archaeological treatment plan, testing, or data recovery 

may be warranted and required by the City’s Community Development Director. 

 

Mitigation Measure CUL-2 is proposed to ensure the protection of paleontological resources. 

Mitigation Measure CUL-2 stipulates that if a suspected fossil is encountered, construction shall 

be halted within 50 feet of the find and a qualified paleontologist shall be contacted to assess the 

find.  If deemed scientifically significant, the find shall be recorded and salvaged by a qualified 

paleontologist. 

 

Mitigation Measure CUL-3 has been proposed to ensure the protection of unknown, buried human 

remains. Mitigation Measure CUL-3 requires compliance with the uniform procedures of Section 

7050.5 of the California Health and Safety Code and Section 5097.98 of the California Public 

Resources Code.  The cited code sections specify the procedures that shall be implemented should 

buried human remains be encountered during project construction, including notifying the county 

coroner with 24-hours of discovery and contacting the Native American Heritage Commission 

should the remains be determined to be Native American. The most likely decedent of a deceased 

Native American or their representative shall then determine, in consultation with the property 

owner, treatment of the human remains. 

 

Based on the facts above and application of the noted mitigation measures, the Project is not 

anticipated to have an adverse effect on archeological resources.  Accordingly, the Project is 

considered to be consistent with CI Policy 30. 
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CI Policy 32   Public Art.  Promote public art that enhances the cultural life of 

the community. 

 

Facts in Support:  The Project includes a commissioned public art component within the central 

landscaped courtyard. Approval for the preliminary public art concept component was 

recommended by the Design Review Commission, which will evaluate the final design for 

consistency with CI Policy 32.  

 

Based on these facts, the project is considered to be consistent with CI Policy 32. 

 

HAMILTON FIELD/ NEW HAMILTON PARTNERSHIP MASTER PLAN 

 

Many of the Master Plan policies echo the policies found in the Novato General Plan and have 

been addressed for consistency in the General Plan Consistency section above, including but not 

limited to archaeological resources, noise, air quality, geological, soils, grading, natural resources, 

and energy conservation.  Master Plan specific policies, not already addressed by the General 

Plan, are discussed herein. 

Compact Residential Neighborhoods:  The Central Design Concepts and Design 

Guidelines of the Master Plan encourages compact neighborhoods that include an 

individual character for each neighborhood based on a small town model that downplays 

the presence of the parked car and garage.  While the garages are clustered rather than all 

being attached to the individual homes, they are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather 

than being a prominent feature of the development.  In addition, the Master Plan policy 

encourages a variety of housing types to meet the needs of a wide range of residents.   

Facts in Support:  The Project’s site design is based on a “pocket neighborhood” concept, with 

homes located on small lots and arranged around a central courtyard with porches that face the 

courtyard.  The homes are connected to parking that is clustered on the edge of the development 

with connectivity via pedestrian walkways, thus downplaying the presence of the parked car and 

garage.  The garages and public/guest parking area are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather than 

being a prominent feature of the development.  See also HO Policy 7.2 above regarding housing 

types to meet the needs of a wide range of residents.   

Based on these facts, the Project is considered to comply with the Compact Residential 

Neighborhoods policies of the Master Plan. 

Affordable Housing:  Master Plan Condition No. 8. (b) required up to 70 units in the 

Bachelor Officers Quarters (BOQ) rehabilitation units to be made available in a variety of 
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unit sizes and bedroom numbers for low income rental housing for Phase I, and at least 25 

senior low income and very low income rental units for Phase II.   

 

Facts in Support:  The actual build-out of the BOQ buildings permitted by Ordinance 1434, 

included 128 low and very low income senior rental housing units, surpassing the affordable 

housing goals of Phase I and II.  Since the Master Plan's goal for low and very low income senior 

rental housing units has been satisfied, the proposed amendment eliminating the requirement for 

at least 25 low and very low income senior housing units on the subject site is consistent with the 

Master Plan goal.  The Project will reserve two units for seniors in the low (1 unit) and moderate 

(1 unit) income range.  

 

Based on the above, the project is considered to be consistent with the Master Plan goal for 

affordable housing. 

 

EMF Setback:  Master Plan Condition No. 17 requires a 150-foot building setback for all 

structures for human occupancy to be established from the centerline of the PG&E 60 kV 

electrical transmission line easement.  The condition also contains requirements to 

provide information as follows: 

(a)  Provide written disclosure to home buyers and tenants on parcels adjacent to 

the 60 kV Tower Line Easement regarding the proximity of housing units to the 

lines and attach the EMF study included in the FSEIR or an update of said study. 

  

(b)  Provide information on best practices to designers and contractors for 

development of all parcels regarding how to reduce interior exposure to EMF. 

 

Facts in Support:  See discussion for SF Objective 9, SF Policy 32, SF Program 

32.1, and SF Program 32.2 above.  

 

Maximum Lot Coverage:  Master Plan Condition No. 7 reads, “Maximum single family 

detached residential lot coverage for all structures shall be 50% of lot area, and maximum 

building height shall be two stories.”   

Facts in Support:  The Project includes an amendment to allow lot coverages at the Project Site 

to be as shown on the Precise Development Plan exhibit. This modification would allow the 

Project’s “pocket neighborhood” design, which is premised on individual lots located around 

common outdoor spaces with parking and vehicle circulation on the periphery. In particular, the 

Project features small lots with some residences exceeding 50% coverage and some detached 

garage parcels with 100% building coverage. These building coverage levels are off-set by offering 

more common outdoor space and amenities for resident use.  The overall coverage of the proposed 

buildings on the Project Site totals approximately 44%.  
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Based on the above, the Project is considered to satisfy the Master Plan goal for maximum lot 

coverage.  

 

Design Guidelines:  The Master Plan contains Design Guidelines to ensure design 

quality and compatibility of the various developments within the Master Plan area.   

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above 
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EXHIBIT A 

 

HAMILTON COTTAGES 

 

NOVATO GENERAL PLAN & HAMILTON FIELD MASTER PLAN 

 CONSISTENCY & ADVANCEMENT FINDINGS 

 

 

1996 NOVATO GENERAL PLAN 

 

LAND USE CHAPTER 

 

LU Policy 1 Implementation of Land Use Map.  Implement the Land Use 

Designations Map by approving development and conservation projects consistent 

with the land use definitions, densities and intensities indicated in LU Table 2.  

Ensure consistency between the General Plan, the Zoning Ordinance, and other land 

use regulations. 

 

LU Policy 2 Development Consistent with General Plan.  Allow development at any 

density within the range shown by the Land Use Designations Map provided applicable 

objectives, policies and programs of all chapters of the General Plan are met.  Maximum 

densities (top of stated density range applied to total gross acreage) may in some cases be 

achieved, but there is no guarantee of achieving the maximum density. 

 

Facts in Support:  The Project includes 16 single-family dwellings on a 1.5 acre parcel 

representing a density of 10.67 dwelling units/acre, which meets the land use and density 

requirement of 10-20 dwelling units/acre for the Medium Density Multiple Family Residential 

(R10) land use designation of the General Plan.  Based on these facts, the Project is consistent 

with and advances LU Policies 1 and 2.  

 

LU Policy 7 Growth Management. Recognize the available and planned capacity 

of infrastructure and public services when considering proposals for development. 

 

Facts in Support: The Project was referred to the Novato Public Works Department, Novato 

Sanitary District, North Marin Water District, and the Novato Fire Protection District.  These 

government entities are responsible for ensuring the provision of adequate infrastructure for water, 

sewer, emergency medical/fire, and stormwater control.  Each agency provided conditions of 

approval intended to insure the Project provides adequate infrastructure.  These conditions of 

approval are to be adopted for the Project and implemented through the construction design and 
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physical construction phases of the Project.  These agencies did not identify any service 

constraints to serve the Project on an individual or cumulative basis. 

 

The CEQA IS/MND prepared for the Project analyzed the ability of local government services and 

public utilities to serve future development at the Project Site based on the land use, development 

intensity, and design of the Project.  The IS/MND also reviewed the demand for public parks and 

other government service facilities.  The IS/MND confirmed all public services have sufficient 

capacity, facilities, infrastructure, equipment, and staff to meet the needs of the Project on an 

individual and cumulative basis. 

 

Based on the above and the analyses contained in the CEQA IS/MND, incorporated herein by 

reference, the Project is considered to be consistent with LU Policy 7. 

 

TRANSPORTATION CHAPTER  

 

TR Policy 4 Level of Service Standards.  Establish traffic Level of Service (LOS) 

standards for use in (1) evaluating the impacts of proposed development projects 

so the project can be redesigned or effective mitigation measures can be 

implemented, (2) making improvements to the roadway system, and 

(3) determining appropriate traffic impact fees. 

 

TR Program 4.1:  Establish traffic Level of Service standards as follows: 

a. At intersections with signals or four-way stop signs:  operation at LOS D 

b. At intersections with stop signs on side streets only:  operation at LOS E. 

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential traffic 

implications of constructing and operating the Project at the Project Site both individually and 

cumulatively. The IS/MND concluded the Project's incremental addition of 11 AM and 7 PM peak 

hour trips would not cause the intersections serving the Project Site to exceed the level of service 

(LOS) thresholds established by TR Program 4.1 either individually or cumulatively (based on the 

anticipated build-out of the 1996 Novato General Plan).  The intersections serving the Project 

would continue to operate in the LOS A, B, and C ranges.  Based on the findings of the traffic 

analysis presented in the IS/MND, the Project is considered to be consistent with and advance 

Transportation Policy 4. 

 

TR Policy 11 Traffic Safety.  Improve the safety of the roadway system. 

 

Facts in Support:  The CEQA IS/MND prepared for the Project analyzed the potential for safety 

hazards related to roadway operations and project design, as well as cumulative impacts on 

roadway infrastructure. The IS/MND concluded the Project does not create safety hazards for 
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pedestrians, bicyclists, or motorists and would have no significant impact on the roadway network 

under conditions with the Project’s operation or cumulatively with other potential projects. 

Furthermore, the project has been reviewed and conditioned by Novato Public Works to be 

consistent with development standards of Chapter 5 addressing streets, and pedestrian and bike 

circulation. 

 

 

Based on the above, the Project is considered to be consistent with TR Policy 11. 

 

HOUSING 

 

HO Policy 3.2 Design that Fits into the Neighborhood Context.  It is the City’s intent that 

neighborhood identity and sense of community will be enhanced by designing all new 

housing to have a transition of scale and compatibility in form to the surrounding area.  

 

HO Policy 3.3 Housing Design Principles.  The intent in the design of new housing is to 

provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    

 

a. Reduce the perception of building bulk.  In multi-unit buildings, encourage 

designs that break up the perceived bulk and minimize the apparent height and 

size of new buildings, including, for example, the use of upper story setbacks 

and landscaping. Application of exterior finish materials, including siding, trim, 

windows, doors and colors, are important elements of building design and an 

indicator of overall building quality. 

 

b. Recognize existing street patterns. Where appropriate, encourage transitions in 

height and setbacks from adjacent properties to respect adjacent development 

character and privacy.  Design new housing so that, where appropriate, it 

relates to the existing street pattern. 

 

c. Enhance the “sense of place” by incorporating focal areas where appropriate. 

Design new housing around natural and/or designed focal points, emphasized 

through pedestrian/pathway or other connections. 

 

d. Minimize the visual impact of parking areas and garages. Discourage home 

designs in which garages dominate the public façade of the home (e.g. 

encourage driveways and garages to be located to the side or rear of buildings, 

or recessed, or along rear alleyways or below the building in some higher 

density developments). 
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Facts in Support:  The Project Site is located adjacent to the Newport neighborhood, a single-

family residential development with modern homes of a Spanish architectural style. Craftsman is 

another architectural style found at Hamilton Field. The Master Plan’s Design Guidelines allow 

for a variety of architectural styles, and makes the following reference to other design vernaculars, 

“Marin County’s early twentieth century neighborhoods, which are also historically and visually 

appropriate. Bungalow, craftsman, early Victorian, farm country style are examples of 

architectural style prevalent in these older neighborhoods.”  The proposed California 

Craftsman/Cottage style homes are considered to be consistent with the architectural styles found 

in the Master Plan area and the Spanish styled homes in the adjacent Newport development. 

 

The Project is being presented as a “pocket neighborhood” featuring homes clustered around a 

central courtyard with a slightly higher density of 10.7 dwelling units/acre than the adjacent 

Newport neighborhood.  Although proposed at a higher density, the new homes range in size from 

1,496 square feet to 2,580 square feet, and average 1,917 square feet, which is smaller than the 

neighboring single-family residences averaging approximately 3,000 square feet. The new homes 

would be two-stories, which is comparable to neighboring residences to the east and north.  

Notably, the project site is approximately 3-feet lower than units to the east. Based on these 

observations, the proposed two-story units are not anticipated to be imposing from a mass and 

height perspective and are considered to be compatible with the surrounding pattern of 

development. 

 

The Project includes various design elements consistent with the design principles of Housing 

Policy 3.3, including: 

 

 A mix of one- and two-story massing throughout, and the use of shed roofs over porches 

and varying exterior surface materials, textures, colors, and window and door trim to 

break-up and add interest to the façades of the buildings.  

 

 Incorporating a stub out for the possible future extension of B Street, accessing the 

Project from that street stub, and extending the existing stucco wall fronting Hamilton 

Parkway. 

 

 Incorporating a landscaped common area central to the neighborhood for the enjoyment 

of residents and visitors, and landscaped pedestrian pathways connecting the entrances 

and parking area of the Project to the central common area and homes. 

 

 Limiting the vehicular access, guest/public parking area, and garages to the western edge 

of the property, to prevent a garage-dominated view of the fronts of the houses, which 

instead open onto the common area. 
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 The adjacent single family home neighborhoods have homes oriented to back up to 

Hamilton Parkway with a stucco wall at the rear property lines along the Hamilton 

Parkway street frontage.  Likewise, the proposed Project’s single family homes are 

focused inward to a common courtyard, with a stucco wall along the rear property lines 

on Hamilton Parkway.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a 

prominent feature of the development. 

 

 

The Project was presented to the Novato Design Review Commission on January 6, 2016 and 

March 16, 2016.  The purpose of these meetings was to review the Project’s site design, massing, 

and architectural concepts in light of the design related policies of the Novato General Plan and 

the adopted Design Review Guidelines of the Master Plan, the physical characteristics of the 

Project Site, and the pattern of surrounding development.  

 

The Design Review Commission adopted a motion recommending the Planning Commission and 

City Council approve the site design, massing, and architectural concepts for the Project.  The 

Design Review Commission recognized the Project for its well resolved site plan, appropriate 

mass/scale, and generally acceptable architectural concept.  The Design Review Commission 

made the observations that the Project would be compatible with the characteristics of the Project 

Site and surrounding residential development.  The Design Review Commission’s 

recommendation was based on the required findings for Design Review, applicable design related 

policies of the Novato General Plan and the Design Guidelines of the Master Plan.   

 

Based on the above, the Project is considered to be consistent with HO Policy 3.3. 

 

HO Policy 7.2 Variety of Housing Choices. In response to the broad range of 

housing needs in Novato, the City will strive to achieve a mix of housing types, 

densities, affordability levels and designs. The City will work with developers of 

‘non-traditional’ and innovative housing approaches relating to the design, 

construction and types of housing that meet local housing needs, which may 

include, but not limited to, provision of the following types of housing at varying 

affordability levels:  

 

a. Owner and renter housing  

b. Small and large units  

c. Single and multi-family housing  

d. Housing close to jobs and transit  

e. Mixed use housing  

f. Supportive housing  
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g. Single Room Occupancy units (SRO’s)  

h. Shared living opportunities and co-housing  

i. Manufactured housing  

j. Self-help or “sweat equity” housing  

k. Cooperatives or joint ventures  

l. Assisted living  

 

Facts in Support:  The Project will provide a single-family home product that is restricted to senior 

occupancy, with two residences reserved as affordable to low (1 unit) and moderate (1 unit) income 

categories.  

 

Based on the above, the Project is considered to be consistent with HO Policy 7.2. 

 

 

HO Policy 12.1 Special Needs Groups.  The City will actively promote the development 

and rehabilitation of housing to meet the needs of special needs groups, including the needs 

of seniors, people living with disabilities, farmworkers, the homeless, people with long-

term physical illnesses, people in need of mental health care, single parent families, large 

families, and other persons identified as having special housing needs in Novato. 

 

Facts in Support:  Then Project will offer 16 single-family homes reserved for primary occupancy 

by senior aged 62 years or older. The units will feature a master bedroom on the first floor, offering 

single-level living for seniors who may have mobility problems and the ability to have a caretaker 

live upstairs. The Project directly addresses a needed housing type (seniors) supported by HO 

Policy 12.1. 

 

Based on the above, the Project is considered to be consistent with HO Policy 12.1. 

 

 

 

Housing Element 

 

Novato’s 2015 – 2023 Housing Element includes an inventory of sites and entitled projects 

demonstrating the City’s ability to meet its Regional Housing Needs Allocation (RHNA) as 

calculated by the Association of Bay Area Governments. The 25 senior affordable units currently 

identified for development in Planning Area 19 are recognized in the Housing Element as an 

entitled project contributing to meeting Novato’s current RHNA in the low (12 units) and very low 

(13 units) income categories. The following tables address the effect of the proposed Master Plan 

amendment on the City’s ability to continue meeting its RHNA obligation for the planning period 

covering 2015 – 2023 consistent with the Housing Chapter of the General Plan. 
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Table I 

Existing 2015 – 2023 RHNA 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 33 78 

Low 65 90 (25) 

Moderate 72 64 8 

Above Moderate 167 92 75 

Total Units 415 279 136* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

Table II 

2015 – 2023 RHNA with Master Plan Amendment 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 20 (less 13) 91 

Low 65 79 (less 11) (14) 

Moderate 72 65 (plus 1) 7 

Above Moderate 167 106 (plus 14) 61 

Total Units 415 270 145* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

Table III 

Satisfying Remaining Need Based with Master Plan Amendment 

 
 Very 

Low 

Low Moderate Above 

Moderate 

Total 

RHNA  111 65 72 167 415 

Units Built, Under Construction, or Approved 20 79 65 106 270 

Affordable Housing Opportunity Sites 100 101   201 

Medium Density, Multi-Family Sites   23  23 

Mixed Use    124  124 

Single Family     255 255 

Accessory Dwelling Units 15 9   24 

Total Capacity 135 189 212 361 897 

% of RHNA 121% 290% 294% 216% 216% 

 

As indicated by Table III, the City would maintain a sufficient inventory of potential residential 

units in all income categories with the proposed Master Plan amendments, including an ongoing 

surplus of units in the very low and low income categories.  Based on the information above, the 

Project is considered to be consistent with the Housing Chapter of the General Plan with respect 

to meeting Novato’s RHNA for the planning period covering 2015 through 2023.   

 

The Affordable Housing Plan of the Master Plan set a goal of reserving 10% of the total housing 

units in the Master Plan area for affordable housing and set target numbers for affordable units in 

two phases of development. The affordable housing units could be traded between the 

development phases so long as the total number of affordable housing units met the 10% goal.   
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The Master Plan area has been developed with a total of 958 dwelling units, including 128 

affordable senior apartments at the Hamilton Villas. This number of affordable units represents 

13.3% of the total number of dwellings in the Master Plan area. The Project would add 16 units, 

two of which would be reserved as affordable units. With the Project, the total number of dwellings 

in the Master Plan area would increase to 974 and the affordable unit count would increase to 130 

units. The resulting percentage of affordable units would remain 13.3%. Based on these figures, 

the affordable housing goal of 10% would continue to be exceeded under the Master Plan 

amendment proposed for the Project Site. 

 

 

ENVIRONMENT 

 

EN Policy 7 Water Quality:  Encourage protection of water resources from 

pollution and sedimentation, and preserve their environmental and recreation 

values.  

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential for water 

quality impacts to result from construction and operation of the Project.  As described in Section 

9, Hydrology and Water Quality, of the IS/MND, the Project would be required and conditioned to 

comply with the City of Novato’s stormwater control plan implemented in response to the Phase II 

Stormwater Permit of the National Pollution Discharge Elimination System (NPDES).   

 

In addition to the requirements above, the Novato Public Works Department has requested the Project 

comply with numerous water quality related conditions of approval.  These conditions require the 

developer to create a Stormwater Control Plan based on the Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual and incorporate Low Impact Design 

features.  A Storm Water Pollution Prevention Plan (SWPPP) is required to reduce potential 

adverse impacts to surface water quality through the Project’s construction period. The SWPPP 

shall include the minimum Best Management Practices (BMPs). These include BMPs for erosion 

and sediment control, site management/housekeeping/waste management, management of non-

stormwater discharges, run-on and runoff controls, and BMPs for inspection/maintenance/repair 

activities. These requirements must be satisfied prior to issuance of a grading or building permit 

for the Project and implemented during construction.  Based on the physical characteristics of the 

property and these requirements, the IS/MND found the Project would have no significant impact 

on the water quality. 

 

Based on the facts and conditions of approval noted above, the Project is considered to be 

consistent with EN Policy 7. 

 

EN Policy 18 Species Diversity and Habitat.  Protect biological resources that are 

necessary to maintain a diversity of plant and animal species. 
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EN Policy 19 Special Status Species.  Cooperate with State and Federal Agencies 

to ensure that development does not substantially adversely affect special status 

species appearing on the State or Federal list for any rare, endangered, or threatened 

species.  The environmental documentation will screen for the Federal Candidate 

Species, plants listed on lists 1A, 1B, or 2 of the California Native Plant Society 

(CNPS), inventory of rare and endangered vascular plants of California and animals 

designated by CDFG as species of special concern or their current equivalent. 

 

Facts in Support (EN Policies 18 & 19):  The CEQA IS/MND prepared for the Project analyzed 

the potential for impacts to special status species resulting from construction and operation of the 

Project.  As described in Section 4, Biological Resources, of the IS/MND, the Project Site does 

not currently constitute sensitive natural communities for native populations of plants or animals, 

though the Project could potentially impact nesting birds and raptors.  However, with 

implementation of Mitigation Measure BIO-1 the potential impacts to these special-status species 

would be reduced to a less than significant level.   

 

Mitigation Measure BIO-1 requires a qualified biologist to perform a nesting bird survey prior to 

construction of the Project. Should nesting birds be located by the biologist, Mitigation Measure 

BIO-1 lists specific steps to be implemented to protect such birds, including suspending tree 

removal and vegetation clearing until the young of the year have fledged and the nest(s) are no 

longer active, as determined by a qualified biologist.   

 

Based on the facts noted above and the findings of the CEQA IS/MND and the noted mitigation 

measure, the Project is considered to be consistent with and advance EN Policies 18 and 19. 

 

EN Policy 25 Trees on Private Property.  Encourage and, where appropriate, 

require actions by private property owners to protect the health of native woodlands 

and trees. 

 

EN Policy 26 Trees in New Development.  Require that the site planning, 

construction and maintenance of development preserve existing healthy trees and 

native vegetation on site to the maximum extent feasible.  Replace trees and 

vegetation not able to be saved. 

 

Facts in Support:  As described in Section 4, Biological Resources, of the CEQA IS/MND, the 

Project Site does not contain heritage trees or natural woodland forest resources.  Tree removal 

on the site is limited to clearing of small trees and shrubs necessary to facilitate the development.  

Significant tree and shrub planting is proposed by the landscape plans for the Project that 

substantially exceed the removal. 
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Based on the noted facts, the Project is considered to be consistent with and advance EN Policies 

25 and 26. 

 

EN Policy 29 Energy Conservation Measures in Buildings. Reduce energy 

consumption by requiring structures to meet the energy conservation requirements 

stipulated in the State Building Code and State Title 24 regulations. 

 

Facts in Support:  The Project is required to comply with the uniform energy efficiency 

requirements of the California Building Code and Title 24 of the California Code of Regulations.  

In addition, the Project is required to comply with Novato’s Green Building Ordinance.  These 

regulatory documents require various energy efficiency features, such as minimum R-value 

insulation, energy efficient windows, and low-energy use lighting systems. The Project’s 

construction drawings will be reviewed for energy efficiency compliance when a plan check is 

performed prior to the issuance of a building permit.  

 

Based on the above, the Project is considered to be consistent with and advance EN Policy 29. 

 

EN Policy 34 Local Efforts. Encourage local efforts to improve air quality. 

 

Facts in Support: As described in Section 3, Air Quality, of the CEQA IS/MND, the Project is 

below the Bay Area Air Quality Management District (BAAQMD) screening threshold for 

operational emissions. However, since the Project involves site grading and the operation of 

construction equipment, the potential construction related air pollutant emissions resulting from 

the Project were modeled and compared against the quantified thresholds of significance 

developed by the BAAQMD.  

 

The BAAQMD construction thresholds address air pollutant emissions resulting from the 

operation of gasoline and diesel powered construction equipment, paving, general construction, 

the application of architectural coatings (paint), and the release of dust due to demolition and 

ground disturbing activities. The thresholds are typically measured by average daily emissions 

rather than maximum daily emissions. The thresholds represent both a project specific and 

cumulative impact threshold.  That is, if a project exceeds a given threshold at the project level it 

is also considered to result in a cumulative impact.  Conversely, a project that remains within a 

given threshold is not considered to result in cumulative impacts.   

 

On an average daily emissions threshold basis, the Project remains under BAAQMD’s threshold 

for criteria pollutants. Nevertheless, construction of the Project would create dust and diesel 

particulate emissions warranting implementation of BAAQMD’s best and enhanced construction 

management practices, as applied to other projects in Hamilton Field. Accordingly, Mitigation 
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Measure AIR-1 is recommended in the IS/MND to avoid dust and minimize diesel particulate 

emissions.  Mitigation Measure AIR-1 requires a number of actions, such as watering soil during 

grading and restricting vehicle idling, to minimize the release of gasoline and diesel constituents 

and fugitive dust during construction of the Project.  The measures included in AIR-1 of the IS-

MND and the MMRP are based on BAAQMD’s Basic Construction and Enhanced Emission 

Control Measures. 

 

Based on the above and the findings of the CEQA IS/MND and the implementation of Mitigation 

Measure AIR-1, the Project is considered to be consistent with EN Policy 34 

 

EN Policy 35 Watershed Management.  Minimize the effects of pollution in 

stormwater runoff.  Retain and restore where feasible the natural hydrological 

characteristics of watersheds in the Novato Area of Interest. 

 

Facts in Support: See facts presented for EN Policy 7. 

 

EN Policy 37 Using CEQA to Reduce Water Quality Impacts.  Use the provisions 

of the California Environmental Quality Act (CE QA) process to identify measures 

to prevent erosion, sedimentation, and urban runoff pollution resulting from 

development. 

 

Facts in Support:  See facts presented for EN Policy 7. 

 

EN Policy 39 On-Site Recycling Areas.  Require on-site areas for recycling in 

commercial/retail, office and multi-family residential developments as required by 

State law. 

 

Facts in Support:  Since the project is a single family home development, it is not considered a 

multi-family residential development; however, due to the cluster style development, the proposal 

includes a trash and recycling storage area at the northwest corner of the Project Site. 

 

Based on the above, the Project is considered to be consistent with EN Policy 39. 

 

SAFETY & NOISE 

 

SF Policy 1 Seismic Hazards.  Reduce the risk of loss of life, personal injury and 

damage to property resulting from seismic hazards. 

 

SF Policy 3 Slope and Soil Instability.  Continue to enforce existing regulations 

and procedures to identify potential hazards relating to geologic and soils 
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conditions. 

 

Facts in Support:  Seismic and slope stability hazards are addressed in Section 6, Geology and 

Soils, of the CEQA IS/MND prepared for the Project.  The analysis contained in the IS/MND is 

based on a site specific geotechnical investigation prepared for the Project. The geotechnical 

investigation included boring samples to identify subsurface conditions at the Project Site.  

 

The geotechnical investigation determined that since the Project Site is nearly level, it has a low 

potential for lateral spreading or lurching.  The boring samples revealed artificial fill soils on the 

project site with a low plasticity and low expansion potential. Additionally, the site has a moderate 

potential for liquefaction and would likely be subject to strong earthquake shaking.  

 

The geotechnical report prepared for the Project includes recommendations for removal of all the 

fill and replace with properly compacted engineered fill of low expansion potential, or removal of 

a portion of the fill and installation of a stabilization fabric before properly compacted fill is 

installed, with foundations to resist indicated total and differential settlements.  

 

Based on the findings of the geotechnical study, the IS/MND recommends Mitigation Measure 

GEO-1. Mitigation Measure GEO-1 requires the Project to be designed and constructed in 

accordance with the recommendations of the geotechnical investigation and the seismic design 

requirements of the California Building Code. This mitigation measure requires all design 

measures, recommendations, design criteria, and specifications set forth in the design-level 

geotechnical investigation to be implemented as a condition of project approval and incorporated 

into construction documents. 

 

Based on the above and with implementation of Mitigation Measure GEO-1, the Project is 

considered to be consistent with SF Policies 1 and 3. 

 

SF Policy 9 Storm Drainage System.  Maintain unobstructed water flow in the 

storm drainage system. 

 

Facts in Support:  As described in Section 9, Hydrology and Water Quality, of the CEQA 

IS/MND, the Project Site is served by existing storm drains in the public right of way at Hamilton 

Parkway. The Project’s drainage system would function with on-site drainage flowing across 

paved surfaces to storm drains and gutters on-site then being directed into the storm drainage 

system in Hamilton Parkway. On-site drainage features would be augmented with bio-retention 

measures as required under NPDES Phase II regulations - see also facts for EN Policy 7 regarding 

stormwater pollution prevention. 

 

Based on the above, the Project is considered to be consistent with SF Policy 9. 
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SF Policy 10 Hazards of Dam and Levee Failure.  Ensure that the design and 

location of dams and levees are in accordance with all applicable design standards 

of the California Division of Safety of Dams. 

 

Facts in Support:  The Project is located on the main base side of Hamilton Field.  A large portion 

of the main base area is protected by the Hamilton Levee. The Hamilton Levee is certified by the 

Federal Emergency Management Agency and regularly inspected and maintained by the City of 

Novato.  Accordingly, the potential for failure of the Hamilton Levee is considered low. 

 

The Project Site is located approximately 30-feet above sea level.  Given this elevation, the 

Project is not at risk of inundation due to failure of the Hamilton Levee. The Project Site is 

connected to Hamilton Parkway.  Hamilton Parkway would provide emergency access to and 

from the Project Site if there were flooding at lower elevations within Hamilton Field due to failure 

of the Hamilton Levee. 

 

Based on the above, the Project is considered to be consistent with SF Policy 10. 

 

SF Policy 16 Fire Risk in New Development.  Review all development proposals 

for fire risk, and require mitigation measures to reduce the probability of fire. 

 

Facts in Support:  The Project was referred to the Novato Fire Protection District for review and 

comment on emergency medical and fire safety issues. The Fire District submitted comments and 

recommended conditions of approval for the Project. The Fire District indicated it was satisfied 

with the access lanes, parking configuration, and points of entry for the Project. The Fire District 

will review the construction level design plans prepared for the Project to ensure the building 

includes all necessary fire alarm and fire suppression features, such as a fire sprinkler system, 

central alarm monitoring, and proper egress systems.   

 

As described in Section 8, Hazards and Hazardous Materials, of the CEQA IS/MND, the Project 

Site is not located in an area with high fire risk, and no mitigation is required to reduce the risk of 

fire. 

 

Based on the above, the Project is considered to be consistent with SF Policy 16. 

 

SF Policy 28 Measures to Reduce Hazards.  Consider measures to protect the 

public health from the hazards associated with the transportation, storage and 

disposal of hazardous wastes (TSD Facilities). 

 

Facts in Support:  A Phase I Environmental Site Assessment (“Assessment”) was prepared for the 
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Project Site. The Assessment did not identify any hazardous materials or chemicals on the Project 

Site, indicated there are no open or closed investigations associated with the site, and noted the 

site is not included on a list of hazardous materials sites compiled pursuant to Government Code 

Section 65962.5. The Assessment indicates there is one open contamination case at the 971 C 

Street Site, located approximately 500 feet west of the Hamilton Cottages project site.  This case 

involves benzene, methyl tert-butyl ether (MTBE), tetrachloroethylene, diesel, vinyl chloride, and 

1,3 Butadiene.  Land use restrictions have been implemented at the 971 C Street Site, and soil 

vapor and groundwater monitoring will continue. The Navy continues to monitor both 

groundwater and soil gas at the site. 

 

The assessment also indicated another open contamination case at the Novato DOD Housing site 

at 970 C Street, approximately 700 feet southwest of the Hamilton Cottages project site.  

Groundwater at this DOD Housing site has been impacted by petroleum hydrocarbon due to 

release from former underground storage tanks.  Verification monitoring has been conducted 

since at least 2012.  Based on the distance and groundwater flow direction, this listing is not 

expected to represent a significant environmental concern. 

 

Construction of the proposed project would require excavation of up to 10 feet deep on the eastern 

portion of the site and 8 feet deep on the western portion of the site (for installation of sanitary 

sewer).  Although both the 970 C Street and 971 C Street projects are not expected to present 

environmental concerns, the possibility of encountering soils and groundwater with contamination 

in excess of maximum allowable levels cannot be completely ruled out. As such, construction of 

the project could result in accidental exposure to hazardous materials.  Mitigation Measure HAZ-

1 requiring preparation and approval of a Soil and Groundwater Management Plan, has been 

identified to reduce this impact to a less-than-significant level. 

 

Based on the findings and recommendations of the Assessment and application of the noted 

mitigation measure, the Project is considered to be consistent with SF Policy 28. 

 

SF Objective 9 - Reduce community exposure to electromagnetic field radiation. 

 

SF Policy 32  Electromagnetic Field (EMF) Radiation in Land Use Decisions.  

Consider information regarding EMF radiation from new electrical transmission 

lines and substations in making land use decisions. 

 

SF Program 32.1:  Consider adopting EMF regulations consistent with State or 

Federal guidelines, if they become available. 

 

SF Program 32.2:  Obtain updated information on EMF radiation levels of existing and 

proposed electrical transmission facilities and relate those to the latest standards that are 

emerging from ongoing research.   
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The City commissioned a review of the latest standards applicable to EMFs to determine whether 

there is new scientific evidence, established policies, or CEQA impact thresholds related to EMF 

exposure. After reviewing the latest information regarding EMFs it was determined that: (1) there 

is no agreement among scientists that EMFs create a potential health risk; (2) there are no adopted 

state or federal regulations requiring residential setbacks from high voltage electric transmission 

lines; and (3) there are no defined or adopted CEQA thresholds for assessing health risk from 

EMFs.  

 

While there are no federal or state regulations for setbacks of residences from high voltage 

powerlines, and it is not a CEQA impact issue, the study considered regulations from other 

California jurisdictions that have setback restrictions from such powerlines. Most jurisdictions do 

not have setback requirements. Of those with setback regulations, none had setbacks for residences 

greater than 100-feet from 60 kV overhead powerlines. The study noted Title 5 of the California 

Code of Regulations allows new school sites to be constructed within 100-feet of 60 kV overhead 

powerline easements, and accepts reductions to 100 feet from the centerline of the easement.  

 

Recognizing most jurisdictions do not require setbacks for EMF exposure from overhead 

powerlines, the requested 100-foot setback from the centerline of the 60 kV powerlines is more 

consistent with the standard imposed by other jurisdictions that have such setbacks. Based on the 

observations above, a 100-foot setback from the centerline of the 60 kV powerlines is considered 

to be acceptable and consistent with the noted objective, policy, and programs addressing EMFs. 

 

Subsection (b) of Master Plan condition No. 17 is proposed to be deleted recognizing there are no 

commonly accepted best practices to minimize interior exposure to EMF. This observation is in 

addition to the information above regarding the lack of agreement on the health risks of EMF 

exposure and absence of state or federal standards for EMFs. Based these circumstances, 

eliminating Subsection (b) of Master Plan condition No. 17 would not be inconsistent with the 

noted objective, policy, and programs of the General Plan addressing EMFs, and the project is 

considered to be consistent with SF Objective 9 and SF Policy 32 and SF Programs 32.1 and 32.2. 

. 

 

 

SF Policy 37 Noise and Land Use Compatibility Standards.  Encourage the 

maintenance of the noise and land use compatibility standards indicated in SF Table 

3.  The normally acceptable standards for outdoor noise are summarized below 

[noise measurements in Ldn]: 
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SF TABLE 3 

 

 

Facts in Support: The IS/MND noise assessment indicated the Project would be located in an area 

with existing vehicular noise levels between 60 and 65 dBA due to traffic on U.S. 101, which is 

approximately 0.33 miles west of the Project Site. Therefore, the impact associated with exposure 

to existing noise would be potentially significant. The assessment found the proposed site design 

features and configuration of the Project, along with standard construction practices will reduce 

the interior noise to acceptable levels of 45 dBA Ldn noise standard. However, the Project Site may 

be subject to noise generated by operation of the nearby SMART rail line, in particular the train 

horn. Mitigation Measure NOI-1 requires a qualified acoustical engineer to confirm the Project’s 

construction detail drawings include adequate noise attenuating features (e.g., sound transmission 

class rated windows and wall construction) to maintain an interior noise level of 45 dBA Ldn.   

 

Based on the above, the Project is considered to be consistent with SF Policy 37. 

 

SF Policy 38 Noise Reduction and Mitigation. Mitigate noise exceeding standards 

and significant noise impacts to the maximum feasible extent. 

 

Facts in Support: As described in the Noise Section of the CEQA IS/MND, the Project would 

 

Residential Development 

 

up to 60 dB 

 

Transient Lodging:  Motel and Hotel 

 

up to 60 dB 

 

School, Library, Church, Hospital and Nursing Home 

 

up to 60 dB 

 

Auditorium, Concert Hall, Amphitheater 

 

up to 70 dB 

 

Sports Arena, Outdoor Spectator Sports 

 

up to 70 dB 

 

Playgrounds, Neighborhood Parks, Open Space 

 

up to 65 dB 

 

Golf Course, Cemetery 

 

up to 70 dB 

 

Office Building, Business, Commercial & Professional 

 

up to 70 dB 

 

Industrial, Manufacturing, Utilities 

 

up to 70 dB 
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cause a temporary increase in ambient noise levels and vibration during construction activities.  

However, with implementation of Mitigation Measure NOI-2 and NOI-3, potential impacts due to 

construction noise and vibration would be less than significant. Operational noise impacts would 

be less than significant without mitigation. 

 

Mitigation Measure NOI-2 requires the construction contractor to prohibit the use of vibratory 

rollers within 30 feet of existing residences. Plate compactors and smaller, rubber-tired equipment 

shall be utilized as feasible.  The City of Novato Building Division shall ensure that this 

requirement is incorporated into construction documents prior to issuance of grading permits. 

 

Mitigation Measure NOI-3 requires the following actions to minimize construction related noise: 

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use of 

concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings whenever 

possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer have 

been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do not 

impede efficient operation of equipment or dramatically slow production rates), which may 

include, but are not limited to, noise barriers or noise blankets. The placement of such 

attenuation measures shall be reviewed and approved by the Novato Building Division 

prior to issuance of grading and building permits for construction activities. 

g. Designate a "construction liaison" that would be responsible for responding to any local 

complaints about construction noise. The liaison would determine the cause of the noise 

complaints (e.g., starting too early, bad muffler, etc.) and institute reasonable measures to 

correct the problem. Conspicuously post a telephone number for the liaison at the 

construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general contractor/on-site 

project manager to confirm that noise mitigation and practices (including construction 

hours, construction schedule, and noise coordinator) are completed. 

 

The Project is also required to comply with the City’s uniform construction hours as specified in 

Novato Municipal Code Section 19.22.070.  Section 19.22.070 limits the hours of construction 

activities to between 7 a.m. and 6 p.m. on weekdays, and between 10 a.m. and 5 p.m. on Saturdays. 

The hours of construction are intended to limit construction to less noise-sensitive daytime hours.  
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Based on the above, the Project is considered to be consistent with SF Policy 38. 

 

PUBLIC FACILITIES & SERVICES 

 

PF Policy 5 Potable Water.  Ensure adequate water supply for new and existing 

development. 

 

PF Policy 6 Water Conservation.  Develop and implement water conservation 

programs for Novato. 

 

Facts in Support:  The Project was referred to the North Marin Water District for review and 

comment. The Water District did not identify any potential problems meeting the water demands 

of the Project despite the ongoing drought in California. The Water District requested the Project 

connect to its recycled water main located in Hamilton Parkway and comply with the District’s 

water conservation ordinance. The District’s water conservation ordinance addresses plumbing 

fixtures, plant selection, and irrigation features.  Water utilized for dust control at the Project Site 

will come from the Water District’s recycled water main. 

 

Based on the above, the Project is considered to be consistent with SF Policies 5 and 6. 

 

COMMUNITY IDENTITY 

 

CI 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. 

 

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above. 

 

CI Policy 7 Landscaping.  Encourage attractive native and drought-tolerant, low-

maintenance landscaping responsive to fire hazards. 

 

Facts in Support:  The Project’s final landscape plan will be designed to comply with North Marin 

Water District Regulation 15, Mandatory Water Conservation Measures.  Regulation 15 requires 

drought tolerant landscaping and water efficient irrigation.  The Project is required to connect into 

the Water District’s recycled water line for landscape irrigation.  See also SF Policy 16 above. 

 

Based on the above, the Project is considered to be consistent with CI Policy 7. 
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CI Policy 9 Undergrounding Utilities.  Continue to require undergrounding of 

utilities. 

 

Facts in Support:  All utilities serving the Project will be placed underground.   

 

Based on the above, the Project is considered to be consistent with CI Policy 9. 

 

CI Policy 12   Parking Standards.  Reduce the visibility of parking facilities 

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

 

Facts in Support:  Parking for the project is proposed to be concentrated along the western edge 

of the Project Site with pedestrian connections to the residences, creating a neighborhood that is 

not focused on vehicular circulation.  While the garages are clustered rather than all being 

attached to the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a prominent 

feature of the development.  The landscape plan for the Project shows the location of numerous 

new tree and shrub plantings that are intended to help obscure views of the parking area and 

garages from offsite locations.   

 

Based on the  above, the Project is considered to be consistent with CI Policy 12. 

 

CI Policy 14   Open Areas and Landscaping.  Require provision of adequate 

landscaped, open areas in project design. 

 

Facts in Support:  The Project features a variety outdoor spaces for occupants and visitors, 

including a central courtyard, community room garden, and private yard spaces. These outdoor 

spaces are designed for the convenience and safety of the seniors who will occupy the Project, as 

well as to encourage socialization.  There are ample drought tolerant landscaping, flowering 

plants, and shade trees provided in the courtyard area, throughout the pedestrian walkways, along 

Hamilton Parkway, and to screen the parking area. 

 

Based on the above, the Project is considered to be consistent with CI Policy 14. 

 

CI Policy 15   Pedestrian Paths.  Provide for maximum feasible pedestrian 

circulation. 

 

Facts in Support:  The Project includes sidewalk connections to Hamilton Parkway and pathways 

throughout the Project Site.  Parking is concentrated on the western edge of the Project Site, 

giving the Project a pedestrian oriented feel. The sidewalk connections and pedestrian paths 
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provide adequate pedestrian circulation and connectivity, and the project is located within walking 

distance of the SMART station.  Based on the above, the Project is considered to be consistent 

with CI Policy 15. 

 

CI Policy 30   Archaeological Resources Protection:  Continue to protect 

archaeological resources. 

 

Facts in Support:   The CEQA IS/MND indicates there are no known archaeological or 

paleontological resources at the Project Site. Regardless, there remains a small possibility that 

unknown, buried prehistoric or paleontological resources could be encountered or damaged during 

construction of the Project, which would result in a potentially significant impact.   

 

Mitigation Measure CUL-1 is proposed to ensure the protection of unknown, buried cultural 

resources.  Mitigation Measure CUL-1 stipulates that in the event that unknown archaeological 

resources (sites, features, or artifacts) are exposed during construction activities for the Project all 

construction work occurring within 100 feet of the find shall immediately stop until a qualified 

archaeologist is retained to evaluate the significance of the find and determine whether additional 

study is warranted. If any exposed archeological resource(s) proves significant under CEQA, 

additional work such as preparation of an archaeological treatment plan, testing, or data recovery 

may be warranted and required by the City’s Community Development Director. 

 

Mitigation Measure CUL-2 is proposed to ensure the protection of paleontological resources. 

Mitigation Measure CUL-2 stipulates that if a suspected fossil is encountered, construction shall 

be halted within 50 feet of the find and a qualified paleontologist shall be contacted to assess the 

find.  If deemed scientifically significant, the find shall be recorded and salvaged by a qualified 

paleontologist. 

 

Mitigation Measure CUL-3 has been proposed to ensure the protection of unknown, buried human 

remains. Mitigation Measure CUL-3 requires compliance with the uniform procedures of Section 

7050.5 of the California Health and Safety Code and Section 5097.98 of the California Public 

Resources Code.  The cited code sections specify the procedures that shall be implemented should 

buried human remains be encountered during project construction, including notifying the county 

coroner with 24-hours of discovery and contacting the Native American Heritage Commission 

should the remains be determined to be Native American. The most likely decedent of a deceased 

Native American or their representative shall then determine, in consultation with the property 

owner, treatment of the human remains. 

 

Based on the facts above and application of the noted mitigation measures, the Project is not 

anticipated to have an adverse effect on archeological resources.  Accordingly, the Project is 

considered to be consistent with CI Policy 30. 
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CI Policy 32   Public Art.  Promote public art that enhances the cultural life of 

the community. 

 

Facts in Support:  The Project includes a commissioned public art component within the central 

landscaped courtyard. Approval for the preliminary public art concept component was 

recommended by the Design Review Commission, which will evaluate the final design for 

consistency with CI Policy 32.  

 

Based on these facts, the project is considered to be consistent with CI Policy 32. 

 

HAMILTON FIELD/ NEW HAMILTON PARTNERSHIP MASTER PLAN 

 

Many of the Master Plan policies echo the policies found in the Novato General Plan and have 

been addressed for consistency in the General Plan Consistency section above, including but not 

limited to archaeological resources, noise, air quality, geological, soils, grading, natural resources, 

and energy conservation.  Master Plan specific policies, not already addressed by the General 

Plan, are discussed herein. 

Compact Residential Neighborhoods:  The Central Design Concepts and Design 

Guidelines of the Master Plan encourages compact neighborhoods that include an 

individual character for each neighborhood based on a small town model that downplays 

the presence of the parked car and garage.  While the garages are clustered rather than all 

being attached to the individual homes, they are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather 

than being a prominent feature of the development.  In addition, the Master Plan policy 

encourages a variety of housing types to meet the needs of a wide range of residents.   

Facts in Support:  The Project’s site design is based on a “pocket neighborhood” concept, with 

homes located on small lots and arranged around a central courtyard with porches that face the 

courtyard.  The homes are connected to parking that is clustered on the edge of the development 

with connectivity via pedestrian walkways, thus downplaying the presence of the parked car and 

garage.  The garages and public/guest parking area are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather than 

being a prominent feature of the development.  See also HO Policy 7.2 above regarding housing 

types to meet the needs of a wide range of residents.   

Based on these facts, the Project is considered to comply with the Compact Residential 

Neighborhoods policies of the Master Plan. 

Affordable Housing:  Master Plan Condition No. 8. (b) required up to 70 units in the 

Bachelor Officers Quarters (BOQ) rehabilitation units to be made available in a variety of 
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unit sizes and bedroom numbers for low income rental housing for Phase I, and at least 25 

senior low income and very low income rental units for Phase II.   

 

Facts in Support:  The actual build-out of the BOQ buildings permitted by Ordinance 1434, 

included 128 low and very low income senior rental housing units, surpassing the affordable 

housing goals of Phase I and II.  Since the Master Plan's goal for low and very low income senior 

rental housing units has been satisfied, the proposed amendment eliminating the requirement for 

at least 25 low and very low income senior housing units on the subject site is consistent with the 

Master Plan goal.  The Project will reserve two units for seniors in the low (1 unit) and moderate 

(1 unit) income range.  

 

Based on the above, the project is considered to be consistent with the Master Plan goal for 

affordable housing. 

 

EMF Setback:  Master Plan Condition No. 17 requires a 150-foot building setback for all 

structures for human occupancy to be established from the centerline of the PG&E 60 kV 

electrical transmission line easement.  The condition also contains requirements to 

provide information as follows: 

(a)  Provide written disclosure to home buyers and tenants on parcels adjacent to 

the 60 kV Tower Line Easement regarding the proximity of housing units to the 

lines and attach the EMF study included in the FSEIR or an update of said study. 

  

(b)  Provide information on best practices to designers and contractors for 

development of all parcels regarding how to reduce interior exposure to EMF. 

 

Facts in Support:  See discussion for SF Objective 9, SF Policy 32, SF Program 

32.1, and SF Program 32.2 above.  

 

Maximum Lot Coverage:  Master Plan Condition No. 7 reads, “Maximum single family 

detached residential lot coverage for all structures shall be 50% of lot area, and maximum 

building height shall be two stories.”   

Facts in Support:  The Project includes an amendment to allow lot coverages at the Project Site 

to be as shown on the Precise Development Plan exhibit. This modification would allow the 

Project’s “pocket neighborhood” design, which is premised on individual lots located around 

common outdoor spaces with parking and vehicle circulation on the periphery. In particular, the 

Project features small lots with some residences exceeding 50% coverage and some detached 

garage parcels with 100% building coverage. These building coverage levels are off-set by offering 

more common outdoor space and amenities for resident use.  The overall coverage of the proposed 

buildings on the Project Site totals approximately 44%.  
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Based on the above, the Project is considered to satisfy the Master Plan goal for maximum lot 

coverage.  

 

Design Guidelines:  The Master Plan contains Design Guidelines to ensure design 

quality and compatibility of the various developments within the Master Plan area.   

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above 
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EXHIBIT B 

 

HAMILTON COTTAGES SENIOR HOUSING  

CONDITIONS OF APPROVAL 

 

The Planning Commission hereby recommends the City Council apply the following additional 

conditions to the Project: 

 

Mitigation Measures: 

 

1. Mitigation Measure AIR-1: The following emissions control measures shall be 

implemented by the Developer (or Applicant), during project construction. (Note: 

Compliance with Items h. and r. (below) prior to issuance of demolition, grading, and/or 

building permits is subject to verification and approval by the City of Novato). Items a. 

through g., i. through q., and s. through u. shall be included as notes on construction plans 

and subject to verification through field inspections. 

a.  All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 

unpaved access roads) shall be watered two times per day. Recycled water should 

be used wherever feasible.  

b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered. 

c. All visible mud or dirt track-out onto adjacent public roads shall be removed using 

wet power vacuum street sweepers at least once per day.  The use of dry power 

sweeping is prohibited. 

d. All vehicle speeds on unpaved roads shall be limited to 15 mph. 

e. All roadways, driveways, and sidewalks to be paved shall be completed as soon as 

possible. 

f. Idling times shall be minimized either by shutting equipment off when not in use or 

reducing the maximum idling time to five minutes (as required by the California 

airborne toxics control measure Title 13, Section 2485 of California Code of 

Regulations [CCR]).  Clear signage shall be provided for construction workers at all 

access points. 

g. All construction equipment shall be maintained and properly tuned in accordance 

with manufacturer’s specifications.  All equipment shall be checked by a certified 

mechanic and determined to be running in proper condition prior to operation. 

h. Post a publicly visible sign with the telephone number and person to contact at the 

Town regarding dust complaints.  This person shall respond and take corrective 

action within 48 hours. The BAAQMD’s phone number shall also be visible to 

ensure compliance with applicable regulations. 

i. All exposed surfaces shall be watered at a frequency adequate to maintain minimum 

soil moisture of 12 percent. Moisture content can be verified by lab samples or 

moisture probe. 
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j. All excavation, grading, and/or demolition activities shall be suspended when 

average wind speeds exceed 20 mph. 

k. Wind breaks (e.g., trees, fences) shall be installed on the windward side(s) of actively 

disturbed areas of construction. Wind breaks should have at maximum 50 percent air 

porosity. 

l. Vegetative ground cover (e.g., fast-germinating native grass seed) shall be planted in 

disturbed areas as soon as possible and watered appropriately until vegetation is 

established. 

m. The simultaneous occurrence of excavation, grading, and ground-disturbing 

construction activities on the same area at any one time shall be limited. Activities 

shall be phased to reduce the amount of disturbed surfaces at any one time. 

n. All trucks and equipment, including their tires, shall be washed off prior to leaving 

the site. 

o. Site accesses to a distance of 100 feet from the paved road shall be treated with a 6 

to 12-inch compacted layer of wood chips, mulch, or gravel. 

p. Sandbags or other erosion control measures shall be installed to prevent silt runoff to 

public roadways from sites with a slope greater than one percent. 

q. Minimizing the idling time of diesel powered construction equipment to two minutes. 

r. The project shall develop a plan demonstrating that the off-road equipment (more 

than 50 horsepower) to be used in the construction project (i.e., owned, leased, and 

subcontractor vehicles) would achieve a project wide fleet-average 20 percent NOX 

reduction and 45 percent PM reduction compared to the most recent CARB fleet 

average. Acceptable options for reducing emissions include the use of late model 

engines, low-emission diesel products, alternative fuels, engine retrofit technology, 

after-treatment products, add-on devices such as particulate filters, and/or other 

options as such become available. 

s. Use low VOC (i.e., ROG) coatings beyond the local requirements (i.e., Regulation 8, 

Rule 3: Architectural Coatings). 

t. Require that all construction equipment, diesel trucks, and generators be equipped 

with Best Available Control Technology for emission reductions of NOx and PM. 

u. Require all contractors use equipment that meets CARB‘s most recent certification 

standard for off-road heavy duty diesel engines. 

 

2. Mitigation Measure BIO-1: If tree removal and vegetation clearing cannot take place 

outside of the bird nesting season (February 1st through July 31st), the Developer shall 

ensure that a qualified biologist shall conduct pre-construction surveys for nesting birds 

and raptors.  If active nests are located in trees to be removed or nearby (within 200 feet), 
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or in other vegetation to be removed on the site, tree removal and vegetation clearing shall 

be suspended until the young of the year have fledged and the nest(s) is/are no longer 

active, as determined by a qualified biologist. 

 

3. Mitigation Measure CUL-1:  In the event that archaeological traces are encountered, all 

construction within a 50-feet radius of the find will be halted, the Community Development 

Director shall be notified, and an archaeologist shall be retained by the Developer, with the 

approval of the City, to examine the find within 24 hours of the discovery and make 

appropriate recommendations.  If it is determined that the project could damage a historical 

or archaeological resource, mitigation shall be implemented in accordance with Public 

Resources Code (PRC) Section 21083.2 and Section 15126.4. 

 

4. Mitigation Measure CUL-2:  In the event that a paleontological resource is found during 

construction, excavation within 50 feet of the find shall be temporarily halted, the 

Community Development Director shall be notified, and a qualified paleontologist shall be 

retained by the Developer with the approval of the City to assess the discovery and made 

appropriate recommendations. If avoidance is not feasible, the paleontologist will prepare 

a recommended excavation plan. 

 

5. Mitigation Measure CUL-3:  If human remains are discovered, excavation must be halted 

and the Marin County Coroner will be notified.  The Coroner will determine whether or 

not the remains are Native American.  If the Coroner determines that the remains are not 

subject to his authority, he will notify the Native American Heritage Commission, who 

shall attempt to identify descendants of the deceased Native Americans. 

 

6. Mitigation Measure GEO-1:  The proposed project shall be designed to comply with the 

recommendations made in the Geotechnical Investigation prepared for the project by PJC 

& Associates Consulting Engineers & Geologists in February 2016 to ensure seismic 

stability and adherence to the California Building Code. The geotechnical 

recommendations shall be incorporated in the final plans and specifications, and 

implemented during construction.  

 

7. Mitigation Measure HAZ-1:  Prior to the initiation of ground-disturbing activities, a Soil 

and Groundwater Management Plan (SGMP) shall be prepared by the developer and shall 

be subject to review and approval by the City of Novato.  The SGMP shall describe 

sampling, handling, and disposal of contaminated soil and groundwater, and dewatering 

issues, for all soils on the project site.  A permit from the Novato Sanitary District shall be 

required for any proposed groundwater discharges to the NSD’s sewer system.  Any 

potentially contaminated soil shall be tested, classified, transported, and disposed of by a 

licensed hazardous material contractor and sent to an appropriate facility.  

 

8. Mitigation Measure NOI-1:  The project Developer shall retain a certified acoustical 

engineer to participate in the development of final construction plans to ensure that 

residences are designed with the appropriate noise-attenuating construction features to 

maintain interior noise levels of 45 dBA Ldn, as set forth in the City of Novato General 

Plan.   The study shall be reviewed and shall be subject to the approval of the Novato 
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Building Division, and its recommendations incorporated into construction documents, 

prior to issuance of a building permit. 

 

9. Mitigation Measure NOI-2:  The Developer shall ensure that the construction contractor 

prohibit the use of vibratory rollers within 30 feet of existing residences. Plate compactors 

and smaller, rubber-tired equipment shall be utilized as feasible (Note: the City of Novato 

Building Division will ensure that this requirement is incorporated into construction 

documents prior to issuance of grading permits). 

 

10. Mitigation Measure NOI-3: The project Developer and its successors shall ensure that the 

following practices are incorporated into the construction specification documents to be 

implemented by the project contractor:   

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use 

of concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings 

whenever possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer 

have been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do 

not impede efficient operation of equipment or dramatically slow production rates), 

which may include, but are not limited to, noise barriers or noise blankets. The 

placement of such attenuation measures shall be reviewed and approved by the 

Novato Building Division prior to issuance of development permit for construction 

activities. 

g. Designate a "construction liaison" that would be responsible for responding to any 

local complaints about construction noise. The liaison would determine the cause of 

the noise complaints (e.g., starting too early, bad muffler, etc.) and institute 

reasonable measures to correct the problem. Conspicuously post a telephone number 

for the liaison at the construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general 

contractor/on-site project manager to confirm that noise mitigation and practices 

(including construction hours, construction schedule, and noise coordinator) are 

completed. 

 

The following conditions of approval shall be met to the satisfaction of the North Marin Water 

District: 

 

11. Construction of new water distribution facilities and payment of connection fees shall be 

required before water service can be provided to the project.  The developer must apply to 

the Water District, enter into an agreement with the District, and complete financial 

arrangements for new distribution facilities prior to approval of a building permit for the 
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project.  Occupancy approval shall not be granted until water service installation and sign-

off by the Water District. 

 

12. The developer shall install both in-tract and off-tract potable and recycled water mains in 

compliance with the Water District’s regulations and specifications. Existing potable and 

recycled water pipelines front the project site along Hamilton Parkway.   

 

13. The developer shall dedicate easements where necessary for Water District facilities (both 

potable water and recycled water) to serve the proposed project.   

 

14. Onsite facilities shall be designed to use recycled water for common area landscape 

irrigation in compliance with Water District regulations and specifications. 

 

15. The project shall be designed to meet the requirements of Water District Regulation 15 – 

Mandatory Water Conservation Measures.  Occupancy approval shall not be granted until 

compliance with the water conservation measures, as applicable, can be verified by the 

Water District.   

 

16. The developer shall install an above-ground reduced pressure principle (RPP) backflow 

prevention device at the meter in accordance with Water District Regulation 6 and 

California Department of Health Regulations (Title 17).  Upon installation, an inspection 

report (device testing) shall be completed and returned to the Water District prior to 

operation of the project. 

 

The following conditions of approval shall be met to the satisfaction of the Novato Sanitary 

District: 

 

17. The developer shall construct a new sewer connections per Sanitary District standards to 

the exiting public sewer facilities within Hamilton Parkway. 

 

18. The developer shall construct a 6 inch sewer main stub and easement to be extended 

southwesterly from the most southerly manhole in Cottage Lane to four feet beyond any 

pavement or sidewalk. 

 

19. The easement shown behind lots 9-12 on the proposed Tentative Map shall be a private 

sanitary sewer easement serving the subject parcels and constructed to District Standards. 

 

The following conditions of approval shall be met by the Developer to the satisfaction of the 

Novato Fire Protection District: 

 

20. Fire Hydrants shall be capable of flowing 1,500 gpm, spotted by the Fire Marshal and 

spaced not to exceed 300 feet.  Number and location of additional fire hydrants shall be 

determined by the fire marshal based on final site layout and in consultation with the North 

Marin Water District.  Fire hydrants shall have at least two 2 ½” and one 4 ½” outlets. 

 

21. Fire hydrants shall be tested and installed prior to framing or lumber delivery to the site. 
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22. Fire hydrants shall be painted Rustoleum high gloss yellow or equal.  Hydrants shall have 

a traffic “blue reflective marker” installed per NFD standards. 

 

23. Roadways shall be not less than 20 feet wide capable of accommodating 60,000 gvw and 

conform to NFD Standard #210.   

 

24. "No Parking Fire Lane" signs and curb marking shall be installed conforming to NFD 

Standard #204. 

 

25. An approved fire apparatus turn around shall be designed and installed to accommodate 

fire apparatus conforming to NFD Standards.  All turn-outs and turn arounds for fire 

apparatus shall be dedicated and noted on the plans. 

 

26. Addresses shall be posted and illuminated conforming to NFD Standard #205. 

 

 

27. Automatic fire sprinklers are required per NFPA Standard 13D and NFD Standard #401. 

Plans and calculations shall be submitted under permit with NFPD for review and approval.  

 

28. All fire sprinkler alarms and valves shall be monitored and zones by an approved UL 

Central Station conforming to NFD Standard #400. A serially numbered UL Certificate 

shall be issued by the approved monitoring company on the alarm monitoring system. 

 

The following conditions of approval shall be met to the satisfaction of the Novato Public Works 

Department: 

 

General Conditions of Approval: 

 

29. Developer shall design and construct all necessary and required improvements and facilities 

in accordance with Chapter V – Development Standards of the Novato Municipal Code 

(NMC), unless specific design exceptions have been approved.  Approval of a site plan 

depicting improvements that do not conform to the NMC does not constitute approval of a 

design exception, unless explicitly stated herein or in another approved City resolution. 

 

30. Developer shall be responsible for all City plan check, map check and inspection costs.  

The Developer shall either pay the current fees of enter into a Cost Recovery Agreement 

and deposit funds with the City upon the initiation of plan check services.  The amount of 

the initial deposit shall be determined by the City Engineer.  Additional funds may be 

required based upon actual plan check, map check and inspection costs.   

31. Developer shall submit for review and approval Improvement Plans prepared by a 

California Registered Civil Engineer for all necessary and required on-site and off-site 

public and private improvements.  The Improvement Plans shall identify the location of 

existing and proposed utilities, above and below ground, including water, sanitary sewer, 

storm sewer, telephone, cable television, fiber optics, electricity, natural gas, transformers, 

vaults and meters.  Improvement Plans must be approved by the City Engineer prior to any 
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on-site or off-site construction.  An Encroachment Permit is required for any work within 

City right of way.  Encroachment Permits will not be issued prior to the approval of the 

Improvement Plans. 

32. All existing and proposed electrical and communications lines, service cabinets, and 

devices, both on the site and along its frontages, shall be placed underground at the 

Developer’s expense.  All pull boxes, junction structures, service cabinets, vaults, valves 

and similar devices shall be installed behind the back edge of walkways or within a public 

utility easement, at locations approved by the City Engineer.  If any utility appurtenances 

are permitted to be above ground, such as vaults and boxes, they shall be painted a color 

approved by the City.  New improvements within existing and proposed utility easements 

shall be approved by the appropriate utility company 

33. Unless otherwise explicitly permitted, all existing wells, septic tanks and/or underground 

fuel storage tanks shall be abandoned under permit and inspection of Marin County 

Department of Environmental Health Services or other designated agency.  If there are 

none, the project engineer shall provide a letter describing the scope of the search done to 

make this determination.  This condition shall be satisfied prior to approval of the 

Improvement Plans. 

34. A detailed Soils Investigation/Geotechnical Report shall be prepared and submitted for 

review with the initial submittal of the Improvement Plans.  The report shall address, at a 

minimum, potential for liquefaction, R-values, expansive soils and seismic risk.  The 

improvement plans shall incorporate all design and construction criteria recommended in 

the Geotechnical Report.  The geotechnical engineer shall sign off on the cover of the 

Improvement Plans to confirm that the plans are in conformance with their 

recommendations prior to City approval of the Improvement Plans.   

If at any time, prior to final acceptance of the project improvements, the City Engineer 

requests an independent geotechnical investigation and report, then an independent 

geotechnical engineer, shall be retained by the City at the Developer’s expense, to conduct 

requested investigations. 

35. A drainage report prepared by a California Registered Civil Engineer shall be submitted 

for review with the initial submittal of the Improvement Plans.  The report shall include 

hydrologic and hydraulic calculations to support the design and sizing of all public and 

private drainage facilities including storm drains and detention facilities.  The report shall 

include an analysis of the existing downstream storm drain facilities to determine if they 

have adequate capacity to accept the from the improved project site.  Analyses of the 

downstream facilities shall be based on the 25-year storm. 

36. Developer shall submit for review and approval a detailed Stormwater Control Plan 

(SWCP) prepared in accordance with the current Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual.  Site improvements shall 

incorporate Low Impact Design (LID) principles and permanent post-construction storm 

water pollution BMPs.  The Stormwater Control Plan shall be submitted for review with 

the initial submittal of the Improvement Plans.   
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37. Prior to the approval of the Improvement Plans and prior to the issuance of any grading 

permit, the Developer shall obtain all necessary permits, approvals and/or clearances from 

any other regulatory agencies with jurisdiction over the project.   Proof of approval and/or 

clearances, including but not limited to, Pacific Gas and Electric Co., North Marin Water 

District, and the Novato Sanitary District shall be submitted to the City prior to approval 

of the improvement plans.  A complete set of improvement plans shall be submitted to all 

agencies, districts, and utilities affected by, or providing service to the development, for 

review and comment.   

 

38. The Developer shall obtain written confirmation and approval from Novato Fire Protection 

District (NFPD) for requirements for emergency vehicular access and appropriate posted 

signage.  Developer shall locate signs required by NFPD to the satisfaction of the City 

Engineer. 

 

39. Developer shall obtain signatures from representatives of the Novato Fire District, North 

Marin Water District and the Novato Sanitary District on the final Improvement Plans 

acknowledging their review of those plans prior to City approval.   

 

40. The Developer shall design and construct all new pedestrian walkways and handicap ramps 

to meet current ADA standard details. 

 

41. All outside garbage facilities shall be designed to be fully enclosed with a roof meeting 

Marin County’s storm water pollution prevention best management practices. 

 

42. Stenciling shall be provided on curb inlets to prohibit dumping of pollutants.  The stencil 

shall be noted in the improvement plans. 

 

43. Landscape plans shall be submitted with the Improvement Plans and shall meet the 

requirements of site distance to the satisfaction of the City Engineer. 

 

44. Prior to the approval of the Improvement Plans, the Developer shall submit a copy their 

Storm Water Pollution Prevention Plan (SWPPP) and Notice of Intent (NOI) for coverage 

under the State Water Resources Control Board’s General Construction Permit for 

Stormwater Discharges Associated with Construction and Land Disturbance Activities 

(Order 2009-0009-DWQ). 

 

Project-Specific Conditions of Approval: 

 

45. The Developer shall submit Improvement Plans prepared by a registered Civil Engineer 

(Engineer of Record) in substantial conformance with the Hamilton Cottages Vesting 

Tentative Map (Sheets TM-2 through TM-7), prepared by Carson, Barbee & Gibson, Inc., 

dated June 10, 2016 (VTM). 

 

46. All on-site (defined as: within the subdivision boundaries and within the Parking Lot 

Easement) streets, parking lots, sidewalks, streetlights, storm drain facilities and 
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stormwater quality facilities shall be privately owned and maintained with the exception of 

‘B’ Street roadway improvements, sidewalks, streetlights, storm drains and stormwater 

quality facilities, which shall be publicly owned and maintained.   

 

47. The 2-foot high retaining wall and 6-foot high stucco wall along the Hamilton Parkway 

frontage shall be constructed entirely on private property and shall be maintained by the 

HOA.  

 

48. ‘B’ Street extension shall be constructed as a public street with a minimum curb-to-curb 

width of 36-feet, except at its intersection with Hamilton Parkway where the existing curb 

returns may be left in place at a 28-foot width, and shall have 5-foot wide sidewalks along 

both sides.  ‘B’ Street shall have signage prohibiting parking and indicating “Not a Through 

Street.”  ‘B’ Street improvements shall include streetlights per City standards.”   

 

49. A paved multi-use pathway shall be constructed from ‘B’ Street connecting to the planned 

SMART multi-use path.  The alignment, width and materials shall be subject to the 

approval of the City Engineer. 

 

50. Pedestrian curb ramps meeting the most recent ADA and Caltrans Standards shall be 

provided at all intersections corners adjacent to sidewalks and at the limits of the 

improvements where they do not adjoin existing sidewalk improvements.  The existing 

pedestrian curb ramps at the corners of Hamilton Parkway and ‘B’ Street shall be 

reconstructed to meet current ADA and Caltrans Standards.  Sidewalk warps shall be 

provided as necessary to allow a clear four-foot wide walkway at all locations, including 

areas where mailboxes, streetlights, and fire hydrants obstruct sidewalks. 

 

51. Onsite and offsite storm drain improvements shall be constructed in accordance with City 

standards and sized according to the final approved drainage report.   

 

52. Onsite and offsite stormwater treatment BMPs shall be constructed in accordance with the 

final approved SWCP. 

 

Final Map Conditions of Approval: 

 

53. A final map, as defined in the State Subdivision Map Act, shall be prepared by a licensed 

surveyor or civil engineer.  The Final Map shall show all parcels, rights-of-way, and 

easement(s), and shall be submitted to the City Engineer for review.  The Final Map shall 

be in substantial conformance with the approved Vesting Tentative Map and all applicable 

conditions of approval.  The Final Map is not valid until it has been approved by the City 

and recorded.  Closure calculations shall be provided at the time of initial Final Map 

submittal.  All calculated points within the map shall be based upon one common set of 

coordinates.  All information shown on the Final Map shall be directly verifiable by 

information shown on the closure calculation printout.  The point(s) of beginning shall be 

clearly defined.  All lot acreages shall be shown on the Final Map and shall be verifiable 

from information shown on the closure calculation printout.  A current title report (within 

past 30 days) shall be submitted at the time of initial Final Map submittal. 
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54. On the Final Map, the Developer shall offer for dedication a public street right-of-way 

approximately 7-feet in width across the entire Hamilton Parkway frontage of the property 

such that the total width of the Hamilton Parkway right-of-way matches the width fronting 

the Hamilton Meadows Subdivision immediately east of subject property.  

 

55. On the Final Map, the Developer shall dedicate to the HOA Parcels A, B and C, and all 

necessary private access easements and private storm drain easements in substantial 

conformance with the approved Vesting Tentative Map. 

 

56. The Developer shall transmit by certified mail a copy of the conditionally approved 

Tentative Map together with a copy of Section 66436 of the State Subdivision Map Act to 

each public entity or public utility that is an easement holder of record.   

 

57. The Final Map shall not be approved prior to approval of the Improvement Plans. 

 

58. Prior to approval of a final map or issuance of a grading permit, the Developer shall either 

complete all of the onsite and offsite improvements to the satisfaction of the City Engineer, 

or enter into the City’s standard Improvement Agreement in accordance with NMC Section 

9-27 to ensure completion of all onsite and offsite improvements, including but not limited 

to, grading and construction of any curbs, gutters, sidewalks, roadway improvements, 

storm drainage facilities, water facilities, sewer facilities, street lighting, signage, striping, 

and other utilities, to the satisfaction of the City Engineer.  The Improvement Agreement 

shall be secured to guarantee the faithful performance of the agreement in the amount of 

100% of the estimated cost of the improvements and for the payment of labor and materials 

in the amount of 100% of the estimated cost of the improvements.  A certificate of 

occupancy shall not be issued for any structure until required improvements are completed 

to the satisfaction of the City Engineer. 

 

59. Prior to the recordation of the Final Map, the Developer shall establish a Homeowner’s 

Association (HOA) in accordance with State law with recorded Covenants, Conditions & 

Restrictions (CC&Rs) that are satisfactory to the City Engineer and City Attorney to 

provide long-term and ongoing maintenance of all of the common onsite and offsite private 

improvements.  Specifically, the HOA will be responsible for the long-term and ongoing 

maintenance of:   

 

a. All streets, parking lots, sidewalks, streetlights, storm drain facilities, stormwater 

quality facilities, common garbage facilities, landscaping and other improvements 

within the HOA owned Parcels A, B and C, and within the Parking Lot Easement 

with the exception of ‘B’ Street, which shall be publicly owned and maintained. 

 

b. All sidewalks, lighting, storm drain facilities, stormwater quality facilities, mail 

boxes, parking, and landscaping within the Public and/or Private Access Easements 

and Private Storm Drain Easements within the subdivision boundaries. 

 

c. All sidewalks and landscaping along the project frontage on B Street and, or 
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Hamilton Parkway, unless assigned to the Hamilton Community Facilities District 

at the discretion of the City Engineer. 

 

d. The 2-foot high retaining wall and 6-foot high stucco wall along the Hamilton 

Parkway frontage unless assigned to the Hamilton Community Facilities District at 

the discretion of the City Engineer: 

 

 The City will have enforcement authority over the HOA’s maintenance obligations and the 

obligation to review and approved proposed changes amendments to the CC&R’s.  The 

CC&R’s shall require the HOA to create and maintain a separate maintenance reserve fund 

in the amount of a percentage of the cost of constructing the HOA maintained 

improvements listed above.  Said percentage will be determined by the City prior to 

recordation of the CC&Rs. 

 

60. Easements for on-site utilities to be owned by North Marin Water District and Novato 

Sanitary District shall be dedicated by separate instrument and shown on the Final Map.  

Easements for off-site utilities within the Parking Lot Easement on City property shall be 

dedicated by the City by separate instrument, unless the Parking Lot Easement is amended 

to provide the necessary utility rights.  The Developer shall prepare all necessary legal 

descriptions and deeds and submit them to the City for review.  Copies of the recorded 

deeds shall be submitted to the City.   

 

61. Prior to the approval of the Final Map, the Developer shall pay fifty percent (50%) of the 

total Park In-lieu Fees.  The remainder of the Park In-lieu Fees shall be paid prior to 

issuance of Building Permits.  The total amount of the Park In-lieu Fees shall be calculated 

in accordance with NMC 9-20.008.  

 

Construction Conditions of Approval: 

 

62. Construction SWPPP BMP implementation shall be consistent with the requirements in 

the most recent version of the California Stormwater Quality Association Stormwater Best 

Management Handbook-Construction or the Caltrans Storm Water Quality Handbook 

Construction Site BMPs Manual.  A Qualified SWPPP Practitioner shall be responsible for 

implementing the BMPs at the site and performing all required monitoring and 

inspection/maintenance/repair activities. The project Developer shall also prepare a Rain 

Event Action Plan (if required based on the determined risk level) as part of the SWPPP.  

 

63. Construction activities shall be limited to the days and hours stipulated in Novato 

Municipal Code 19.22.070B.  City established inspection hours are Monday through 

Thursdays, and alternating Fridays from 7 a.m. until 4 p.m. except on City recognized 

holidays.  Developer shall be responsible for the City’s additional cost to provide 

inspection during times not established as regular City inspection hours.  

 

64. A City of Novato Encroachment Permit shall be obtained prior to any grading, trenching, 

pavement, construction of improvements or any other work in the public right-of-way. 
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65. If any hazardous material is encountered during the construction of this project, all work 

shall be immediately stopped and the Marin County Environmental Health Service 

Department, the Novato Fire Protection District, and the City Inspector shall be notified 

immediately.  Work shall not proceed until clearance has been issued by all of these 

agencies. 

 

66. Upon completion of the project and prior to acknowledgment of completion, all storm 

drains 12" and larger, that are installed as improvements on this project shall be 

professionally televised and a video of the recording delivered to the City Engineer for 

review.  The video shall indicate the pipe being televised, indicate station points along each 

pipe, and shall have the bottom of the pipe at the bottom of the monitor when viewed.  The 

televised speed shall be slow enough to enable viewers to ascertain the pipe condition and 

the speed shall be reduced or paused as necessary at sags, gaps, obstructions and damaged 

areas of the pipe.  Prior to acknowledgment of completion of the project, pipe damage and 

obstructions shall be repaired to the satisfaction of the City Engineer. 

 

67. The Developer shall keep adjoining public streets free and clean of project dirt, mud, 

materials, and debris during the construction period, as is found necessary by the City 

Engineer.  The Developer’s contractor shall provide dust control seven (7) days a week, 

twenty-four (24) hours a day and this provision shall be noted on the plans. 

 

68. The following shall be added to the general notes on the civil plans, “All roads used within 

the City of Novato during construction shall be cleaned daily, or more often as required by 

the City Engineer, of all dirt and debris spilled or tracked onto the City streets, or private 

driveways.”  

 

69. Prior to final preparation of the subgrade and placement of base materials, all underground 

utilities shall be installed and service connections stubbed out behind the sidewalk. Public 

utilities, Cable TV, fiber optics, sanitary sewers, and water lines, shall be installed in a 

manner that will not disturb the street pavement, curb, gutter and sidewalk, when future 

service connections or extensions are made. 

 

70. Where soil or geologic conditions encountered in grading operations are different from that 

anticipated in the soil and/or geologic investigation report, or where such conditions 

warrant changes to the recommendations contained in the original soil investigation, a 

revised soil or geologic report shall be submitted for approval by the City Engineer. 

Additionally, if field conditions warrant installation of any subdrains, the location, size and 

construction details must be provided to the City for review and approval prior to 

construction. 

 

71. Utilities to be abandoned shall be removed, filled with suitable material and/or capped to 

the approval of the applicable utility agency and to the approval of the City Engineer. 

 

72. After all of the new underground utilities within existing public streets have been installed, 

the entire affected areas shall be milled and repaved to present a neat finished pavement 

area.  Multiple trench patches are not acceptable. 
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73. Upon completion of the building and site improvements, the Developer shall clean, repair, 

or reconstruct the curb, gutter, and sidewalk along the entire frontage of the developed 

property as may be required by the City Engineer to conform to the City standards prior to 

receiving an occupancy permit for the building. 

 

 

Occupancy Conditions of Approval: 

 

74. Prior to occupancy of any building, the Developer shall submit a certification by the 

Geotechnical Engineer of Record that all the work has been completed in substantial 

conformance with the recommendations in Soils Investigation/Geotechnical Report. 

 

75. Prior to occupancy of any building, the Developer shall submit for review and approval by 

the City Engineer, a Post Construction Stormwater Operations and Maintenance Plan that 

provides a plan sheet showing all storm drain and water quality infrastructure that is to be 

maintained, along with detailed instructions and schedules for the ongoing maintenance 

and operation of all post-construction stormwater BMPs.  Once approved, the property 

owner shall enter into an agreement (transferrable to future Homeowner’s Association) 

with the City that provides the terms, conditions, and security associated with the ongoing 

requirements of the Post Construction Stormwater Best Management Practices.  

Alternatively, these obligations may be incorporated into the CC&Rs. 

 

76. Prior to occupancy of any building, the Developer shall provide a mylar and digital copy 

of the Improvement Plans that include all as-built or field changes. 

 

77. Indemnity and Time Limitations 

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

indemnify, and hold harmless the City and its agents, officers, attorneys, and employees 
from any claim, action, or proceeding brought against the City or its agents, officers, 
attorneys, or employees to attack, set aside, void, or annul the Planning Commission’s 
recommendation to the City Council at issue herein. This indemnification shall include 
damages or fees awarded against the City, if any, costs of suit, attorney’s fees, and other 
costs and expenses incurred in connection with such action whether incurred by the 
developer, the City, and/or parties initiating or bringing such action. 

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

indemnify, and hold harmless the City, its agents, employees, and attorneys for all costs 
incurred in additional investigation of or study of, or for supplementing, preparing, 
redrafting, revising, or amending any document, if made necessary by said legal action 
and the developer desires to pursue securing such approvals, after initiation of such 
litigation, which are conditioned on the approval of such documents in a form and under 
conditions approved by the City Attorney. 

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

the City shall promptly notify the developer of the existence of the claim, action, or 
proceeding, and the City will cooperate fully in the defense of such claim, action, or 
proceeding.  Nothing herein shall prohibit the City from participating in the defense of 
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any claim, action, or proceeding; the City shall retain the right to (i) approve the counsel 
to so defend the City, (ii) approve all significant decisions concerning the manner in 
which the defense is conducted, and (iii) approve any and all settlements, which 
approval shall not be unreasonably withheld.  The City shall also have the right not to 
participate in said defense, except that the City agrees to cooperate with the developer 
in the defense of said claim, action, or proceeding.  If the City chooses to have counsel 
of its own to defend any claim, action, or proceeding where the developer has already 
retained counsel to defend the City in such matters, the fees and expenses of the counsel 
selected by the City shall be paid by the developer. 

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

the City for all the City’s costs, fees, and damages which the City incurs in enforcing 
the above indemnification provisions. 

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

decision must be sought is governed by California Code of Civil Procedure, Section 
1094.6. 

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

requirements, reservation requirements, and other exactions. Pursuant to Government 
Code Section 66020(d)(1), the conditions constitute written notice of a statement of the 
amount of such fees and a description of dedications, reservations, and other exactions.  
You are hereby further notified that the 90-day approval period in which you may 
protest these fees, dedications, reservations, and other exactions pursuant to 
Government Code Section 66020(a), has begun.  If you fail to file a protest within this 
90-day period complying with all of the requirements of Section 66020, you will be 
legally barred from later challenging such exactions. 
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Exhibit C 

Hamilton Cottages Precise Development Plan Text/Standards 

This Precise Development Plan establishes the specific design and operational characteristics of 

the Hamilton Cottages Project including 1) minimum lot size, 2) maximum coverage, 3) minimum 

setbacks, 4) height limitations, 5) parking requirements, 6) landscaping requirements, and 7) 

accessory use and structure limitations. 

The following development standards and those on the chart on the following page, are adopted as 

the Precise Development Plan standards for the Hamilton Cottages project.  Standards not 

specifically addressed in this Text/Standards are shown on the Precise Development Plan 

drawings: 

1) Minimum Lot Sizes:  See chart 

2) Maximum Coverage:  See chart 

3) Minimum Setbacks:  See chart 

4) Building Height Limit:  28 feet  

5) Parking requirements:  Two parking spaces within garages are required for each living unit, 

and are required to be kept available for parking of vehicles only.  The guest/public parking 

(16 spaces) on the adjacent City-owned parcel shall be maintained by the homeowners 

association, and kept available for visitor and public parking. 

6) Landscaping:  Landscaping shall be in substantial conformance with the landscape concept 

illustrated on Sheets L1-L7 of the project plans prepared by Ripley Design Group and 

Dated August 11, 2016.  The homeowners association is responsible for maintaining and 

replacing the landscaping as necessary to substantially comply with the approved plans and 

details within the common parcels, public access easements, and within the easement on 

the adjacent City property to the west.  The homeowners association shall also maintain 

the stucco perimeter wall and landscaping and within the Hamilton Parkway right-of-way, 

unless it is assigned to the Hamilton Public Facilities District at the City’s discretion. 

7) Accessory use and structure limitations: 

a. Private Lots:  Accessory Dwelling Units and Accessory Structures of any kind are 

prohibited on private lots.   

b. Common Parcels and public access easements:  For the purposes of this Precise 

Development Plan, trellises and arbors on the common parcels and public access 

easements are not included in lot coverage calculations.  Minor changes to 

accessory structures on common parcels and public access easements maintained 

by the homeowners association are subject to approval by the Community 

Development Director or through design review at the Community Development 

Director’s discretion. 
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Lot # Lot Size (sf) Building Type Footprint (sf) House Porch L R House Porch

1 3,241 Plan 1 + G1 1,577 49% 19.6 11.6 5 4 8 n/a

2 3,029 Plan 2 1,136 38% 12.8 4.8 4 4 8 n/a

3 2,007 Plan 2 1,136 57% 12.8 4.8 4 4 8 n/a

4 2,007 Plan 2 1,136 57% 12.8 4.8 4 4 8 n/a

5 2,568 Plan 1 1,136 44% 12.8 4.8 4 11.6 8 n/a

6 3,124 Plan 3 1,325 42% 8.5 6 4 4 29.5 27.5

7 2,935 Plan 3 1,325 45% 7.7 5.2 4 4 26 24

8 2,498 Plan 2 1,136 45% 10.5 2.5 4 4 24

9 2,407 Plan 3 1,325 55% 7.9 5.4 4 4

10 2,375 Plan 3 1,325 56% 7 4.5 4 4

11 2,063 Plan 2 1,136 55% 12.5 4.5 4 4

12 2,583 Plan 3 1,325 51% 3.1 4.5 4 8.7

13 3,143 Plan 4 1,848 59% 10 2 7 4

14 3,262 Plan 4 1,848 57% 10 2 4 9

15 3,262 Plan 4 1,848 57% 10 2 9 4

16 3,164 Plan 4 1,848 58% 10 2 4 7

Lot # Lot Size (sf) Building Type Footprint (sf) Front L R Rear

G2 614 G2 441 72% 3 4.5 0 0

G3 650 G3 441 68% 3 0 6 0

G4 650 G4 441 68% 3 6 0 0

G5 614 G5 441 72% 3 0 4.5 0

G6 566 G6 441 78% 1 4.5 0 0

G7 469 G7 441 94% 1 0 0 0  

G8 445 G8 441 99% 0 0 0 0

G9 466 G9 441 95% 0 0 0 0

G10 443 G10 441 100% 0 0 0 0

G11 530 G113 503 95% 0 0 0 0

G12 530 G123 503 95% 1 0 0 0

Parcel A 635 Trash Structure 240 38%4

Parcel B 8,201 Trellises*

Parcel C 5,123 Community Bldg. 686 13%4

1 Front of houses face common space and have a front porch.  Setback is measured to exterior wall of structure.
2 L= Left side and R= Right side when facing front of structure
3 Includes ½ covered porch.
4 Alterations , additions , and new accessory s tructures  on common property subject to CDD approval .
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*Note:  For the purposes  of this  Precise Development Plan, trel l i ses  and arbors  on the common 

parcels  and publ ic access  easements  are not included in lot coverage ca lculations .
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EXHIBIT A 

 

HAMILTON COTTAGES 

 

NOVATO GENERAL PLAN & HAMILTON FIELD MASTER PLAN 

 CONSISTENCY & ADVANCEMENT FINDINGS 

 

 

1996 NOVATO GENERAL PLAN 

 

LAND USE CHAPTER 

 

LU Policy 1 Implementation of Land Use Map.  Implement the Land Use 

Designations Map by approving development and conservation projects consistent 

with the land use definitions, densities and intensities indicated in LU Table 2.  

Ensure consistency between the General Plan, the Zoning Ordinance, and other land 

use regulations. 

 

LU Policy 2 Development Consistent with General Plan.  Allow development at any 

density within the range shown by the Land Use Designations Map provided applicable 

objectives, policies and programs of all chapters of the General Plan are met.  Maximum 

densities (top of stated density range applied to total gross acreage) may in some cases be 

achieved, but there is no guarantee of achieving the maximum density. 

 

Facts in Support:  The Project includes 16 single-family dwellings on a 1.5 acre parcel 

representing a density of 10.67 dwelling units/acre, which meets the land use and density 

requirement of 10-20 dwelling units/acre for the Medium Density Multiple Family Residential 

(R10) land use designation of the General Plan.  Based on these facts, the Project is consistent 

with and advances LU Policies 1 and 2.  

 

LU Policy 7 Growth Management. Recognize the available and planned capacity 

of infrastructure and public services when considering proposals for development. 

 

Facts in Support: The Project was referred to the Novato Public Works Department, Novato 

Sanitary District, North Marin Water District, and the Novato Fire Protection District.  These 

government entities are responsible for ensuring the provision of adequate infrastructure for water, 

sewer, emergency medical/fire, and stormwater control.  Each agency provided conditions of 

approval intended to insure the Project provides adequate infrastructure.  These conditions of 

approval are to be adopted for the Project and implemented through the construction design and 
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physical construction phases of the Project.  These agencies did not identify any service 

constraints to serve the Project on an individual or cumulative basis. 

 

The CEQA IS/MND prepared for the Project analyzed the ability of local government services and 

public utilities to serve future development at the Project Site based on the land use, development 

intensity, and design of the Project.  The IS/MND also reviewed the demand for public parks and 

other government service facilities.  The IS/MND confirmed all public services have sufficient 

capacity, facilities, infrastructure, equipment, and staff to meet the needs of the Project on an 

individual and cumulative basis. 

 

Based on the above and the analyses contained in the CEQA IS/MND, incorporated herein by 

reference, the Project is considered to be consistent with LU Policy 7. 

 

TRANSPORTATION CHAPTER  

 

TR Policy 4 Level of Service Standards.  Establish traffic Level of Service (LOS) 

standards for use in (1) evaluating the impacts of proposed development projects 

so the project can be redesigned or effective mitigation measures can be 

implemented, (2) making improvements to the roadway system, and 

(3) determining appropriate traffic impact fees. 

 

TR Program 4.1:  Establish traffic Level of Service standards as follows: 

a. At intersections with signals or four-way stop signs:  operation at LOS D 

b. At intersections with stop signs on side streets only:  operation at LOS E. 

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential traffic 

implications of constructing and operating the Project at the Project Site both individually and 

cumulatively. The IS/MND concluded the Project's incremental addition of 11 AM and 7 PM peak 

hour trips would not cause the intersections serving the Project Site to exceed the level of service 

(LOS) thresholds established by TR Program 4.1 either individually or cumulatively (based on the 

anticipated build-out of the 1996 Novato General Plan).  The intersections serving the Project 

would continue to operate in the LOS A, B, and C ranges.  Based on the findings of the traffic 

analysis presented in the IS/MND, the Project is considered to be consistent with and advance 

Transportation Policy 4. 

 

TR Policy 11 Traffic Safety.  Improve the safety of the roadway system. 

 

Facts in Support:  The CEQA IS/MND prepared for the Project analyzed the potential for safety 

hazards related to roadway operations and project design, as well as cumulative impacts on 

roadway infrastructure. The IS/MND concluded the Project does not create safety hazards for 
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pedestrians, bicyclists, or motorists and would have no significant impact on the roadway network 

under conditions with the Project’s operation or cumulatively with other potential projects. 

Furthermore, the project has been reviewed and conditioned by Novato Public Works to be 

consistent with development standards of Chapter 5 addressing streets, and pedestrian and bike 

circulation. 

 

 

Based on the above, the Project is considered to be consistent with TR Policy 11. 

 

HOUSING 

 

HO Policy 3.2 Design that Fits into the Neighborhood Context.  It is the City’s intent that 

neighborhood identity and sense of community will be enhanced by designing all new 

housing to have a transition of scale and compatibility in form to the surrounding area.  

 

HO Policy 3.3 Housing Design Principles.  The intent in the design of new housing is to 

provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    

 

a. Reduce the perception of building bulk.  In multi-unit buildings, encourage 

designs that break up the perceived bulk and minimize the apparent height and 

size of new buildings, including, for example, the use of upper story setbacks 

and landscaping. Application of exterior finish materials, including siding, trim, 

windows, doors and colors, are important elements of building design and an 

indicator of overall building quality. 

 

b. Recognize existing street patterns. Where appropriate, encourage transitions in 

height and setbacks from adjacent properties to respect adjacent development 

character and privacy.  Design new housing so that, where appropriate, it 

relates to the existing street pattern. 

 

c. Enhance the “sense of place” by incorporating focal areas where appropriate. 

Design new housing around natural and/or designed focal points, emphasized 

through pedestrian/pathway or other connections. 

 

d. Minimize the visual impact of parking areas and garages. Discourage home 

designs in which garages dominate the public façade of the home (e.g. 

encourage driveways and garages to be located to the side or rear of buildings, 

or recessed, or along rear alleyways or below the building in some higher 

density developments). 
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Facts in Support:  The Project Site is located adjacent to the Newport neighborhood, a single-

family residential development with modern homes of a Spanish architectural style. Craftsman is 

another architectural style found at Hamilton Field. The Master Plan’s Design Guidelines allow 

for a variety of architectural styles, and makes the following reference to other design vernaculars, 

“Marin County’s early twentieth century neighborhoods, which are also historically and visually 

appropriate. Bungalow, craftsman, early Victorian, farm country style are examples of 

architectural style prevalent in these older neighborhoods.”  The proposed California 

Craftsman/Cottage style homes are considered to be consistent with the architectural styles found 

in the Master Plan area and the Spanish styled homes in the adjacent Newport development. 

 

The Project is being presented as a “pocket neighborhood” featuring homes clustered around a 

central courtyard with a slightly higher density of 10.7 dwelling units/acre than the adjacent 

Newport neighborhood.  Although proposed at a higher density, the new homes range in size from 

1,496 square feet to 2,580 square feet, and average 1,917 square feet, which is smaller than the 

neighboring single-family residences averaging approximately 3,000 square feet. The new homes 

would be two-stories, which is comparable to neighboring residences to the east and north.  

Notably, the project site is approximately 3-feet lower than units to the east. Based on these 

observations, the proposed two-story units are not anticipated to be imposing from a mass and 

height perspective and are considered to be compatible with the surrounding pattern of 

development. 

 

The Project includes various design elements consistent with the design principles of Housing 

Policy 3.3, including: 

 

 A mix of one- and two-story massing throughout, and the use of shed roofs over porches 

and varying exterior surface materials, textures, colors, and window and door trim to 

break-up and add interest to the façades of the buildings.  

 

 Incorporating a stub out for the possible future extension of B Street, accessing the 

Project from that street stub, and extending the existing stucco wall fronting Hamilton 

Parkway. 

 

 Incorporating a landscaped common area central to the neighborhood for the enjoyment 

of residents and visitors, and landscaped pedestrian pathways connecting the entrances 

and parking area of the Project to the central common area and homes. 

 

 Limiting the vehicular access, guest/public parking area, and garages to the western edge 

of the property, to prevent a garage-dominated view of the fronts of the houses, which 

instead open onto the common area. 
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 The adjacent single family home neighborhoods have homes oriented to back up to 

Hamilton Parkway with a stucco wall at the rear property lines along the Hamilton 

Parkway street frontage.  Likewise, the proposed Project’s single family homes are 

focused inward to a common courtyard, with a stucco wall along the rear property lines 

on Hamilton Parkway.  While the garages are clustered rather than all being attached to 

the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a 

prominent feature of the development. 

 

 

The Project was presented to the Novato Design Review Commission on January 6, 2016 and 

March 16, 2016.  The purpose of these meetings was to review the Project’s site design, massing, 

and architectural concepts in light of the design related policies of the Novato General Plan and 

the adopted Design Review Guidelines of the Master Plan, the physical characteristics of the 

Project Site, and the pattern of surrounding development.  

 

The Design Review Commission adopted a motion recommending the Planning Commission and 

City Council approve the site design, massing, and architectural concepts for the Project.  The 

Design Review Commission recognized the Project for its well resolved site plan, appropriate 

mass/scale, and generally acceptable architectural concept.  The Design Review Commission 

made the observations that the Project would be compatible with the characteristics of the Project 

Site and surrounding residential development.  The Design Review Commission’s 

recommendation was based on the required findings for Design Review, applicable design related 

policies of the Novato General Plan and the Design Guidelines of the Master Plan.   

 

Based on the above, the Project is considered to be consistent with HO Policy 3.3. 

 

HO Policy 7.2 Variety of Housing Choices. In response to the broad range of 

housing needs in Novato, the City will strive to achieve a mix of housing types, 

densities, affordability levels and designs. The City will work with developers of 

‘non-traditional’ and innovative housing approaches relating to the design, 

construction and types of housing that meet local housing needs, which may 

include, but not limited to, provision of the following types of housing at varying 

affordability levels:  

 

a. Owner and renter housing  

b. Small and large units  

c. Single and multi-family housing  

d. Housing close to jobs and transit  

e. Mixed use housing  

f. Supportive housing  
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g. Single Room Occupancy units (SRO’s)  

h. Shared living opportunities and co-housing  

i. Manufactured housing  

j. Self-help or “sweat equity” housing  

k. Cooperatives or joint ventures  

l. Assisted living  

 

Facts in Support:  The Project will provide a single-family home product that is restricted to senior 

occupancy, with two residences reserved as affordable to low (1 unit) and moderate (1 unit) income 

categories.  

 

Based on the above, the Project is considered to be consistent with HO Policy 7.2. 

 

 

HO Policy 12.1 Special Needs Groups.  The City will actively promote the development 

and rehabilitation of housing to meet the needs of special needs groups, including the needs 

of seniors, people living with disabilities, farmworkers, the homeless, people with long-

term physical illnesses, people in need of mental health care, single parent families, large 

families, and other persons identified as having special housing needs in Novato. 

 

Facts in Support:  Then Project will offer 16 single-family homes reserved for primary occupancy 

by senior aged 62 years or older. The units will feature a master bedroom on the first floor, offering 

single-level living for seniors who may have mobility problems and the ability to have a caretaker 

live upstairs. The Project directly addresses a needed housing type (seniors) supported by HO 

Policy 12.1. 

 

Based on the above, the Project is considered to be consistent with HO Policy 12.1. 

 

 

 

Housing Element 

 

Novato’s 2015 – 2023 Housing Element includes an inventory of sites and entitled projects 

demonstrating the City’s ability to meet its Regional Housing Needs Allocation (RHNA) as 

calculated by the Association of Bay Area Governments. The 25 senior affordable units currently 

identified for development in Planning Area 19 are recognized in the Housing Element as an 

entitled project contributing to meeting Novato’s current RHNA in the low (12 units) and very low 

(13 units) income categories. The following tables address the effect of the proposed Master Plan 

amendment on the City’s ability to continue meeting its RHNA obligation for the planning period 

covering 2015 – 2023 consistent with the Housing Chapter of the General Plan. 
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Table I 

Existing 2015 – 2023 RHNA 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 33 78 

Low 65 90 (25) 

Moderate 72 64 8 

Above Moderate 167 92 75 

Total Units 415 279 136* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

Table II 

2015 – 2023 RHNA with Master Plan Amendment 

 
Income Category RHNA 

New Unit Need 

Units Built, Under 

Construction, or 

Approved  

Remaining Need 

(Surplus) 

Very Low 111 20 (less 13) 91 

Low 65 79 (less 11) (14) 

Moderate 72 65 (plus 1) 7 

Above Moderate 167 106 (plus 14) 61 

Total Units 415 270 145* 

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units. 

 

Table III 

Satisfying Remaining Need Based with Master Plan Amendment 

 
 Very 

Low 

Low Moderate Above 

Moderate 

Total 

RHNA  111 65 72 167 415 

Units Built, Under Construction, or Approved 20 79 65 106 270 

Affordable Housing Opportunity Sites 100 101   201 

Medium Density, Multi-Family Sites   23  23 

Mixed Use    124  124 

Single Family     255 255 

Accessory Dwelling Units 15 9   24 

Total Capacity 135 189 212 361 897 

% of RHNA 121% 290% 294% 216% 216% 

 

As indicated by Table III, the City would maintain a sufficient inventory of potential residential 

units in all income categories with the proposed Master Plan amendments, including an ongoing 

surplus of units in the very low and low income categories.  Based on the information above, the 

Project is considered to be consistent with the Housing Chapter of the General Plan with respect 

to meeting Novato’s RHNA for the planning period covering 2015 through 2023.   

 

The Affordable Housing Plan of the Master Plan set a goal of reserving 10% of the total housing 

units in the Master Plan area for affordable housing and set target numbers for affordable units in 

two phases of development. The affordable housing units could be traded between the 

development phases so long as the total number of affordable housing units met the 10% goal.   
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The Master Plan area has been developed with a total of 958 dwelling units, including 128 

affordable senior apartments at the Hamilton Villas. This number of affordable units represents 

13.3% of the total number of dwellings in the Master Plan area. The Project would add 16 units, 

two of which would be reserved as affordable units. With the Project, the total number of dwellings 

in the Master Plan area would increase to 974 and the affordable unit count would increase to 130 

units. The resulting percentage of affordable units would remain 13.3%. Based on these figures, 

the affordable housing goal of 10% would continue to be exceeded under the Master Plan 

amendment proposed for the Project Site. 

 

 

ENVIRONMENT 

 

EN Policy 7 Water Quality:  Encourage protection of water resources from 

pollution and sedimentation, and preserve their environmental and recreation 

values.  

 

Facts in Support: The CEQA IS/MND prepared for the Project analyzed the potential for water 

quality impacts to result from construction and operation of the Project.  As described in Section 

9, Hydrology and Water Quality, of the IS/MND, the Project would be required and conditioned to 

comply with the City of Novato’s stormwater control plan implemented in response to the Phase II 

Stormwater Permit of the National Pollution Discharge Elimination System (NPDES).   

 

In addition to the requirements above, the Novato Public Works Department has requested the Project 

comply with numerous water quality related conditions of approval.  These conditions require the 

developer to create a Stormwater Control Plan based on the Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual and incorporate Low Impact Design 

features.  A Storm Water Pollution Prevention Plan (SWPPP) is required to reduce potential 

adverse impacts to surface water quality through the Project’s construction period. The SWPPP 

shall include the minimum Best Management Practices (BMPs). These include BMPs for erosion 

and sediment control, site management/housekeeping/waste management, management of non-

stormwater discharges, run-on and runoff controls, and BMPs for inspection/maintenance/repair 

activities. These requirements must be satisfied prior to issuance of a grading or building permit 

for the Project and implemented during construction.  Based on the physical characteristics of the 

property and these requirements, the IS/MND found the Project would have no significant impact 

on the water quality. 

 

Based on the facts and conditions of approval noted above, the Project is considered to be 

consistent with EN Policy 7. 

 

EN Policy 18 Species Diversity and Habitat.  Protect biological resources that are 

necessary to maintain a diversity of plant and animal species. 
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EN Policy 19 Special Status Species.  Cooperate with State and Federal Agencies 

to ensure that development does not substantially adversely affect special status 

species appearing on the State or Federal list for any rare, endangered, or threatened 

species.  The environmental documentation will screen for the Federal Candidate 

Species, plants listed on lists 1A, 1B, or 2 of the California Native Plant Society 

(CNPS), inventory of rare and endangered vascular plants of California and animals 

designated by CDFG as species of special concern or their current equivalent. 

 

Facts in Support (EN Policies 18 & 19):  The CEQA IS/MND prepared for the Project analyzed 

the potential for impacts to special status species resulting from construction and operation of the 

Project.  As described in Section 4, Biological Resources, of the IS/MND, the Project Site does 

not currently constitute sensitive natural communities for native populations of plants or animals, 

though the Project could potentially impact nesting birds and raptors.  However, with 

implementation of Mitigation Measure BIO-1 the potential impacts to these special-status species 

would be reduced to a less than significant level.   

 

Mitigation Measure BIO-1 requires a qualified biologist to perform a nesting bird survey prior to 

construction of the Project. Should nesting birds be located by the biologist, Mitigation Measure 

BIO-1 lists specific steps to be implemented to protect such birds, including suspending tree 

removal and vegetation clearing until the young of the year have fledged and the nest(s) are no 

longer active, as determined by a qualified biologist.   

 

Based on the facts noted above and the findings of the CEQA IS/MND and the noted mitigation 

measure, the Project is considered to be consistent with and advance EN Policies 18 and 19. 

 

EN Policy 25 Trees on Private Property.  Encourage and, where appropriate, 

require actions by private property owners to protect the health of native woodlands 

and trees. 

 

EN Policy 26 Trees in New Development.  Require that the site planning, 

construction and maintenance of development preserve existing healthy trees and 

native vegetation on site to the maximum extent feasible.  Replace trees and 

vegetation not able to be saved. 

 

Facts in Support:  As described in Section 4, Biological Resources, of the CEQA IS/MND, the 

Project Site does not contain heritage trees or natural woodland forest resources.  Tree removal 

on the site is limited to clearing of small trees and shrubs necessary to facilitate the development.  

Significant tree and shrub planting is proposed by the landscape plans for the Project that 

substantially exceed the removal. 
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Based on the noted facts, the Project is considered to be consistent with and advance EN Policies 

25 and 26. 

 

EN Policy 29 Energy Conservation Measures in Buildings. Reduce energy 

consumption by requiring structures to meet the energy conservation requirements 

stipulated in the State Building Code and State Title 24 regulations. 

 

Facts in Support:  The Project is required to comply with the uniform energy efficiency 

requirements of the California Building Code and Title 24 of the California Code of Regulations.  

In addition, the Project is required to comply with Novato’s Green Building Ordinance.  These 

regulatory documents require various energy efficiency features, such as minimum R-value 

insulation, energy efficient windows, and low-energy use lighting systems. The Project’s 

construction drawings will be reviewed for energy efficiency compliance when a plan check is 

performed prior to the issuance of a building permit.  

 

Based on the above, the Project is considered to be consistent with and advance EN Policy 29. 

 

EN Policy 34 Local Efforts. Encourage local efforts to improve air quality. 

 

Facts in Support: As described in Section 3, Air Quality, of the CEQA IS/MND, the Project is 

below the Bay Area Air Quality Management District (BAAQMD) screening threshold for 

operational emissions. However, since the Project involves site grading and the operation of 

construction equipment, the potential construction related air pollutant emissions resulting from 

the Project were modeled and compared against the quantified thresholds of significance 

developed by the BAAQMD.  

 

The BAAQMD construction thresholds address air pollutant emissions resulting from the 

operation of gasoline and diesel powered construction equipment, paving, general construction, 

the application of architectural coatings (paint), and the release of dust due to demolition and 

ground disturbing activities. The thresholds are typically measured by average daily emissions 

rather than maximum daily emissions. The thresholds represent both a project specific and 

cumulative impact threshold.  That is, if a project exceeds a given threshold at the project level it 

is also considered to result in a cumulative impact.  Conversely, a project that remains within a 

given threshold is not considered to result in cumulative impacts.   

 

On an average daily emissions threshold basis, the Project remains under BAAQMD’s threshold 

for criteria pollutants. Nevertheless, construction of the Project would create dust and diesel 

particulate emissions warranting implementation of BAAQMD’s best and enhanced construction 

management practices, as applied to other projects in Hamilton Field. Accordingly, Mitigation 
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Measure AIR-1 is recommended in the IS/MND to avoid dust and minimize diesel particulate 

emissions.  Mitigation Measure AIR-1 requires a number of actions, such as watering soil during 

grading and restricting vehicle idling, to minimize the release of gasoline and diesel constituents 

and fugitive dust during construction of the Project.  The measures included in AIR-1 of the IS-

MND and the MMRP are based on BAAQMD’s Basic Construction and Enhanced Emission 

Control Measures. 

 

Based on the above and the findings of the CEQA IS/MND and the implementation of Mitigation 

Measure AIR-1, the Project is considered to be consistent with EN Policy 34 

 

EN Policy 35 Watershed Management.  Minimize the effects of pollution in 

stormwater runoff.  Retain and restore where feasible the natural hydrological 

characteristics of watersheds in the Novato Area of Interest. 

 

Facts in Support: See facts presented for EN Policy 7. 

 

EN Policy 37 Using CEQA to Reduce Water Quality Impacts.  Use the provisions 

of the California Environmental Quality Act (CE QA) process to identify measures 

to prevent erosion, sedimentation, and urban runoff pollution resulting from 

development. 

 

Facts in Support:  See facts presented for EN Policy 7. 

 

EN Policy 39 On-Site Recycling Areas.  Require on-site areas for recycling in 

commercial/retail, office and multi-family residential developments as required by 

State law. 

 

Facts in Support:  Since the project is a single family home development, it is not considered a 

multi-family residential development; however, due to the cluster style development, the proposal 

includes a trash and recycling storage area at the northwest corner of the Project Site. 

 

Based on the above, the Project is considered to be consistent with EN Policy 39. 

 

SAFETY & NOISE 

 

SF Policy 1 Seismic Hazards.  Reduce the risk of loss of life, personal injury and 

damage to property resulting from seismic hazards. 

 

SF Policy 3 Slope and Soil Instability.  Continue to enforce existing regulations 

and procedures to identify potential hazards relating to geologic and soils 
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conditions. 

 

Facts in Support:  Seismic and slope stability hazards are addressed in Section 6, Geology and 

Soils, of the CEQA IS/MND prepared for the Project.  The analysis contained in the IS/MND is 

based on a site specific geotechnical investigation prepared for the Project. The geotechnical 

investigation included boring samples to identify subsurface conditions at the Project Site.  

 

The geotechnical investigation determined that since the Project Site is nearly level, it has a low 

potential for lateral spreading or lurching.  The boring samples revealed artificial fill soils on the 

project site with a low plasticity and low expansion potential. Additionally, the site has a moderate 

potential for liquefaction and would likely be subject to strong earthquake shaking.  

 

The geotechnical report prepared for the Project includes recommendations for removal of all the 

fill and replace with properly compacted engineered fill of low expansion potential, or removal of 

a portion of the fill and installation of a stabilization fabric before properly compacted fill is 

installed, with foundations to resist indicated total and differential settlements.  

 

Based on the findings of the geotechnical study, the IS/MND recommends Mitigation Measure 

GEO-1. Mitigation Measure GEO-1 requires the Project to be designed and constructed in 

accordance with the recommendations of the geotechnical investigation and the seismic design 

requirements of the California Building Code. This mitigation measure requires all design 

measures, recommendations, design criteria, and specifications set forth in the design-level 

geotechnical investigation to be implemented as a condition of project approval and incorporated 

into construction documents. 

 

Based on the above and with implementation of Mitigation Measure GEO-1, the Project is 

considered to be consistent with SF Policies 1 and 3. 

 

SF Policy 9 Storm Drainage System.  Maintain unobstructed water flow in the 

storm drainage system. 

 

Facts in Support:  As described in Section 9, Hydrology and Water Quality, of the CEQA 

IS/MND, the Project Site is served by existing storm drains in the public right of way at Hamilton 

Parkway. The Project’s drainage system would function with on-site drainage flowing across 

paved surfaces to storm drains and gutters on-site then being directed into the storm drainage 

system in Hamilton Parkway. On-site drainage features would be augmented with bio-retention 

measures as required under NPDES Phase II regulations - see also facts for EN Policy 7 regarding 

stormwater pollution prevention. 

 

Based on the above, the Project is considered to be consistent with SF Policy 9. 
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SF Policy 10 Hazards of Dam and Levee Failure.  Ensure that the design and 

location of dams and levees are in accordance with all applicable design standards 

of the California Division of Safety of Dams. 

 

Facts in Support:  The Project is located on the main base side of Hamilton Field.  A large portion 

of the main base area is protected by the Hamilton Levee. The Hamilton Levee is certified by the 

Federal Emergency Management Agency and regularly inspected and maintained by the City of 

Novato.  Accordingly, the potential for failure of the Hamilton Levee is considered low. 

 

The Project Site is located approximately 30-feet above sea level.  Given this elevation, the 

Project is not at risk of inundation due to failure of the Hamilton Levee. The Project Site is 

connected to Hamilton Parkway.  Hamilton Parkway would provide emergency access to and 

from the Project Site if there were flooding at lower elevations within Hamilton Field due to failure 

of the Hamilton Levee. 

 

Based on the above, the Project is considered to be consistent with SF Policy 10. 

 

SF Policy 16 Fire Risk in New Development.  Review all development proposals 

for fire risk, and require mitigation measures to reduce the probability of fire. 

 

Facts in Support:  The Project was referred to the Novato Fire Protection District for review and 

comment on emergency medical and fire safety issues. The Fire District submitted comments and 

recommended conditions of approval for the Project. The Fire District indicated it was satisfied 

with the access lanes, parking configuration, and points of entry for the Project. The Fire District 

will review the construction level design plans prepared for the Project to ensure the building 

includes all necessary fire alarm and fire suppression features, such as a fire sprinkler system, 

central alarm monitoring, and proper egress systems.   

 

As described in Section 8, Hazards and Hazardous Materials, of the CEQA IS/MND, the Project 

Site is not located in an area with high fire risk, and no mitigation is required to reduce the risk of 

fire. 

 

Based on the above, the Project is considered to be consistent with SF Policy 16. 

 

SF Policy 28 Measures to Reduce Hazards.  Consider measures to protect the 

public health from the hazards associated with the transportation, storage and 

disposal of hazardous wastes (TSD Facilities). 

 

Facts in Support:  A Phase I Environmental Site Assessment (“Assessment”) was prepared for the 
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Project Site. The Assessment did not identify any hazardous materials or chemicals on the Project 

Site, indicated there are no open or closed investigations associated with the site, and noted the 

site is not included on a list of hazardous materials sites compiled pursuant to Government Code 

Section 65962.5. The Assessment indicates there is one open contamination case at the 971 C 

Street Site, located approximately 500 feet west of the Hamilton Cottages project site.  This case 

involves benzene, methyl tert-butyl ether (MTBE), tetrachloroethylene, diesel, vinyl chloride, and 

1,3 Butadiene.  Land use restrictions have been implemented at the 971 C Street Site, and soil 

vapor and groundwater monitoring will continue. The Navy continues to monitor both 

groundwater and soil gas at the site. 

 

The assessment also indicated another open contamination case at the Novato DOD Housing site 

at 970 C Street, approximately 700 feet southwest of the Hamilton Cottages project site.  

Groundwater at this DOD Housing site has been impacted by petroleum hydrocarbon due to 

release from former underground storage tanks.  Verification monitoring has been conducted 

since at least 2012.  Based on the distance and groundwater flow direction, this listing is not 

expected to represent a significant environmental concern. 

 

Construction of the proposed project would require excavation of up to 10 feet deep on the eastern 

portion of the site and 8 feet deep on the western portion of the site (for installation of sanitary 

sewer).  Although both the 970 C Street and 971 C Street projects are not expected to present 

environmental concerns, the possibility of encountering soils and groundwater with contamination 

in excess of maximum allowable levels cannot be completely ruled out. As such, construction of 

the project could result in accidental exposure to hazardous materials.  Mitigation Measure HAZ-

1 requiring preparation and approval of a Soil and Groundwater Management Plan, has been 

identified to reduce this impact to a less-than-significant level. 

 

Based on the findings and recommendations of the Assessment and application of the noted 

mitigation measure, the Project is considered to be consistent with SF Policy 28. 

 

SF Objective 9 - Reduce community exposure to electromagnetic field radiation. 

 

SF Policy 32  Electromagnetic Field (EMF) Radiation in Land Use Decisions.  

Consider information regarding EMF radiation from new electrical transmission 

lines and substations in making land use decisions. 

 

SF Program 32.1:  Consider adopting EMF regulations consistent with State or 

Federal guidelines, if they become available. 

 

SF Program 32.2:  Obtain updated information on EMF radiation levels of existing and 

proposed electrical transmission facilities and relate those to the latest standards that are 

emerging from ongoing research.   
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The City commissioned a review of the latest standards applicable to EMFs to determine whether 

there is new scientific evidence, established policies, or CEQA impact thresholds related to EMF 

exposure. After reviewing the latest information regarding EMFs it was determined that: (1) there 

is no agreement among scientists that EMFs create a potential health risk; (2) there are no adopted 

state or federal regulations requiring residential setbacks from high voltage electric transmission 

lines; and (3) there are no defined or adopted CEQA thresholds for assessing health risk from 

EMFs.  

 

While there are no federal or state regulations for setbacks of residences from high voltage 

powerlines, and it is not a CEQA impact issue, the study considered regulations from other 

California jurisdictions that have setback restrictions from such powerlines. Most jurisdictions do 

not have setback requirements. Of those with setback regulations, none had setbacks for residences 

greater than 100-feet from 60 kV overhead powerlines. The study noted Title 5 of the California 

Code of Regulations allows new school sites to be constructed within 100-feet of 60 kV overhead 

powerline easements, and accepts reductions to 100 feet from the centerline of the easement.  

 

Recognizing most jurisdictions do not require setbacks for EMF exposure from overhead 

powerlines, the requested 100-foot setback from the centerline of the 60 kV powerlines is more 

consistent with the standard imposed by other jurisdictions that have such setbacks. Based on the 

observations above, a 100-foot setback from the centerline of the 60 kV powerlines is considered 

to be acceptable and consistent with the noted objective, policy, and programs addressing EMFs. 

 

Subsection (b) of Master Plan condition No. 17 is proposed to be deleted recognizing there are no 

commonly accepted best practices to minimize interior exposure to EMF. This observation is in 

addition to the information above regarding the lack of agreement on the health risks of EMF 

exposure and absence of state or federal standards for EMFs. Based these circumstances, 

eliminating Subsection (b) of Master Plan condition No. 17 would not be inconsistent with the 

noted objective, policy, and programs of the General Plan addressing EMFs, and the project is 

considered to be consistent with SF Objective 9 and SF Policy 32 and SF Programs 32.1 and 32.2. 

. 

 

 

SF Policy 37 Noise and Land Use Compatibility Standards.  Encourage the 

maintenance of the noise and land use compatibility standards indicated in SF Table 

3.  The normally acceptable standards for outdoor noise are summarized below 

[noise measurements in Ldn]: 
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SF TABLE 3 

 

 

Facts in Support: The IS/MND noise assessment indicated the Project would be located in an area 

with existing vehicular noise levels between 60 and 65 dBA due to traffic on U.S. 101, which is 

approximately 0.33 miles west of the Project Site. Therefore, the impact associated with exposure 

to existing noise would be potentially significant. The assessment found the proposed site design 

features and configuration of the Project, along with standard construction practices will reduce 

the interior noise to acceptable levels of 45 dBA Ldn noise standard. However, the Project Site may 

be subject to noise generated by operation of the nearby SMART rail line, in particular the train 

horn. Mitigation Measure NOI-1 requires a qualified acoustical engineer to confirm the Project’s 

construction detail drawings include adequate noise attenuating features (e.g., sound transmission 

class rated windows and wall construction) to maintain an interior noise level of 45 dBA Ldn.   

 

Based on the above, the Project is considered to be consistent with SF Policy 37. 

 

SF Policy 38 Noise Reduction and Mitigation. Mitigate noise exceeding standards 

and significant noise impacts to the maximum feasible extent. 

 

Facts in Support: As described in the Noise Section of the CEQA IS/MND, the Project would 

 

Residential Development 

 

up to 60 dB 

 

Transient Lodging:  Motel and Hotel 

 

up to 60 dB 

 

School, Library, Church, Hospital and Nursing Home 

 

up to 60 dB 

 

Auditorium, Concert Hall, Amphitheater 

 

up to 70 dB 

 

Sports Arena, Outdoor Spectator Sports 

 

up to 70 dB 

 

Playgrounds, Neighborhood Parks, Open Space 

 

up to 65 dB 

 

Golf Course, Cemetery 

 

up to 70 dB 

 

Office Building, Business, Commercial & Professional 

 

up to 70 dB 

 

Industrial, Manufacturing, Utilities 

 

up to 70 dB 
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cause a temporary increase in ambient noise levels and vibration during construction activities.  

However, with implementation of Mitigation Measure NOI-2 and NOI-3, potential impacts due to 

construction noise and vibration would be less than significant. Operational noise impacts would 

be less than significant without mitigation. 

 

Mitigation Measure NOI-2 requires the construction contractor to prohibit the use of vibratory 

rollers within 30 feet of existing residences. Plate compactors and smaller, rubber-tired equipment 

shall be utilized as feasible.  The City of Novato Building Division shall ensure that this 

requirement is incorporated into construction documents prior to issuance of grading permits. 

 

Mitigation Measure NOI-3 requires the following actions to minimize construction related noise: 

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use of 

concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings whenever 

possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer have 

been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do not 

impede efficient operation of equipment or dramatically slow production rates), which may 

include, but are not limited to, noise barriers or noise blankets. The placement of such 

attenuation measures shall be reviewed and approved by the Novato Building Division 

prior to issuance of grading and building permits for construction activities. 

g. Designate a "construction liaison" that would be responsible for responding to any local 

complaints about construction noise. The liaison would determine the cause of the noise 

complaints (e.g., starting too early, bad muffler, etc.) and institute reasonable measures to 

correct the problem. Conspicuously post a telephone number for the liaison at the 

construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general contractor/on-site 

project manager to confirm that noise mitigation and practices (including construction 

hours, construction schedule, and noise coordinator) are completed. 

 

The Project is also required to comply with the City’s uniform construction hours as specified in 

Novato Municipal Code Section 19.22.070.  Section 19.22.070 limits the hours of construction 

activities to between 7 a.m. and 6 p.m. on weekdays, and between 10 a.m. and 5 p.m. on Saturdays. 

The hours of construction are intended to limit construction to less noise-sensitive daytime hours.  
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Based on the above, the Project is considered to be consistent with SF Policy 38. 

 

PUBLIC FACILITIES & SERVICES 

 

PF Policy 5 Potable Water.  Ensure adequate water supply for new and existing 

development. 

 

PF Policy 6 Water Conservation.  Develop and implement water conservation 

programs for Novato. 

 

Facts in Support:  The Project was referred to the North Marin Water District for review and 

comment. The Water District did not identify any potential problems meeting the water demands 

of the Project despite the ongoing drought in California. The Water District requested the Project 

connect to its recycled water main located in Hamilton Parkway and comply with the District’s 

water conservation ordinance. The District’s water conservation ordinance addresses plumbing 

fixtures, plant selection, and irrigation features.  Water utilized for dust control at the Project Site 

will come from the Water District’s recycled water main. 

 

Based on the above, the Project is considered to be consistent with SF Policies 5 and 6. 

 

COMMUNITY IDENTITY 

 

CI 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. 

 

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above. 

 

CI Policy 7 Landscaping.  Encourage attractive native and drought-tolerant, low-

maintenance landscaping responsive to fire hazards. 

 

Facts in Support:  The Project’s final landscape plan will be designed to comply with North Marin 

Water District Regulation 15, Mandatory Water Conservation Measures.  Regulation 15 requires 

drought tolerant landscaping and water efficient irrigation.  The Project is required to connect into 

the Water District’s recycled water line for landscape irrigation.  See also SF Policy 16 above. 

 

Based on the above, the Project is considered to be consistent with CI Policy 7. 
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CI Policy 9 Undergrounding Utilities.  Continue to require undergrounding of 

utilities. 

 

Facts in Support:  All utilities serving the Project will be placed underground.   

 

Based on the above, the Project is considered to be consistent with CI Policy 9. 

 

CI Policy 12   Parking Standards.  Reduce the visibility of parking facilities 

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

 

Facts in Support:  Parking for the project is proposed to be concentrated along the western edge 

of the Project Site with pedestrian connections to the residences, creating a neighborhood that is 

not focused on vehicular circulation.  While the garages are clustered rather than all being 

attached to the individual homes, they are located on a portion of the project that faces the SMART 

tracks and views to them are broken up with trees and landscaping, rather than being a prominent 

feature of the development.  The landscape plan for the Project shows the location of numerous 

new tree and shrub plantings that are intended to help obscure views of the parking area and 

garages from offsite locations.   

 

Based on the  above, the Project is considered to be consistent with CI Policy 12. 

 

CI Policy 14   Open Areas and Landscaping.  Require provision of adequate 

landscaped, open areas in project design. 

 

Facts in Support:  The Project features a variety outdoor spaces for occupants and visitors, 

including a central courtyard, community room garden, and private yard spaces. These outdoor 

spaces are designed for the convenience and safety of the seniors who will occupy the Project, as 

well as to encourage socialization.  There are ample drought tolerant landscaping, flowering 

plants, and shade trees provided in the courtyard area, throughout the pedestrian walkways, along 

Hamilton Parkway, and to screen the parking area. 

 

Based on the above, the Project is considered to be consistent with CI Policy 14. 

 

CI Policy 15   Pedestrian Paths.  Provide for maximum feasible pedestrian 

circulation. 

 

Facts in Support:  The Project includes sidewalk connections to Hamilton Parkway and pathways 

throughout the Project Site.  Parking is concentrated on the western edge of the Project Site, 

giving the Project a pedestrian oriented feel. The sidewalk connections and pedestrian paths 
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provide adequate pedestrian circulation and connectivity, and the project is located within walking 

distance of the SMART station.  Based on the above, the Project is considered to be consistent 

with CI Policy 15. 

 

CI Policy 30   Archaeological Resources Protection:  Continue to protect 

archaeological resources. 

 

Facts in Support:   The CEQA IS/MND indicates there are no known archaeological or 

paleontological resources at the Project Site. Regardless, there remains a small possibility that 

unknown, buried prehistoric or paleontological resources could be encountered or damaged during 

construction of the Project, which would result in a potentially significant impact.   

 

Mitigation Measure CUL-1 is proposed to ensure the protection of unknown, buried cultural 

resources.  Mitigation Measure CUL-1 stipulates that in the event that unknown archaeological 

resources (sites, features, or artifacts) are exposed during construction activities for the Project all 

construction work occurring within 100 feet of the find shall immediately stop until a qualified 

archaeologist is retained to evaluate the significance of the find and determine whether additional 

study is warranted. If any exposed archeological resource(s) proves significant under CEQA, 

additional work such as preparation of an archaeological treatment plan, testing, or data recovery 

may be warranted and required by the City’s Community Development Director. 

 

Mitigation Measure CUL-2 is proposed to ensure the protection of paleontological resources. 

Mitigation Measure CUL-2 stipulates that if a suspected fossil is encountered, construction shall 

be halted within 50 feet of the find and a qualified paleontologist shall be contacted to assess the 

find.  If deemed scientifically significant, the find shall be recorded and salvaged by a qualified 

paleontologist. 

 

Mitigation Measure CUL-3 has been proposed to ensure the protection of unknown, buried human 

remains. Mitigation Measure CUL-3 requires compliance with the uniform procedures of Section 

7050.5 of the California Health and Safety Code and Section 5097.98 of the California Public 

Resources Code.  The cited code sections specify the procedures that shall be implemented should 

buried human remains be encountered during project construction, including notifying the county 

coroner with 24-hours of discovery and contacting the Native American Heritage Commission 

should the remains be determined to be Native American. The most likely decedent of a deceased 

Native American or their representative shall then determine, in consultation with the property 

owner, treatment of the human remains. 

 

Based on the facts above and application of the noted mitigation measures, the Project is not 

anticipated to have an adverse effect on archeological resources.  Accordingly, the Project is 

considered to be consistent with CI Policy 30. 
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CI Policy 32   Public Art.  Promote public art that enhances the cultural life of 

the community. 

 

Facts in Support:  The Project includes a commissioned public art component within the central 

landscaped courtyard. Approval for the preliminary public art concept component was 

recommended by the Design Review Commission, which will evaluate the final design for 

consistency with CI Policy 32.  

 

Based on these facts, the project is considered to be consistent with CI Policy 32. 

 

HAMILTON FIELD/ NEW HAMILTON PARTNERSHIP MASTER PLAN 

 

Many of the Master Plan policies echo the policies found in the Novato General Plan and have 

been addressed for consistency in the General Plan Consistency section above, including but not 

limited to archaeological resources, noise, air quality, geological, soils, grading, natural resources, 

and energy conservation.  Master Plan specific policies, not already addressed by the General 

Plan, are discussed herein. 

Compact Residential Neighborhoods:  The Central Design Concepts and Design 

Guidelines of the Master Plan encourages compact neighborhoods that include an 

individual character for each neighborhood based on a small town model that downplays 

the presence of the parked car and garage.  While the garages are clustered rather than all 

being attached to the individual homes, they are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather 

than being a prominent feature of the development.  In addition, the Master Plan policy 

encourages a variety of housing types to meet the needs of a wide range of residents.   

Facts in Support:  The Project’s site design is based on a “pocket neighborhood” concept, with 

homes located on small lots and arranged around a central courtyard with porches that face the 

courtyard.  The homes are connected to parking that is clustered on the edge of the development 

with connectivity via pedestrian walkways, thus downplaying the presence of the parked car and 

garage.  The garages and public/guest parking area are located on a portion of the project that 

faces the SMART tracks and views to them are broken up with trees and landscaping, rather than 

being a prominent feature of the development.  See also HO Policy 7.2 above regarding housing 

types to meet the needs of a wide range of residents.   

Based on these facts, the Project is considered to comply with the Compact Residential 

Neighborhoods policies of the Master Plan. 

Affordable Housing:  Master Plan Condition No. 8. (b) required up to 70 units in the 

Bachelor Officers Quarters (BOQ) rehabilitation units to be made available in a variety of 
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unit sizes and bedroom numbers for low income rental housing for Phase I, and at least 25 

senior low income and very low income rental units for Phase II.   

 

Facts in Support:  The actual build-out of the BOQ buildings permitted by Ordinance 1434, 

included 128 low and very low income senior rental housing units, surpassing the affordable 

housing goals of Phase I and II.  Since the Master Plan's goal for low and very low income senior 

rental housing units has been satisfied, the proposed amendment eliminating the requirement for 

at least 25 low and very low income senior housing units on the subject site is consistent with the 

Master Plan goal.  The Project will reserve two units for seniors in the low (1 unit) and moderate 

(1 unit) income range.  

 

Based on the above, the project is considered to be consistent with the Master Plan goal for 

affordable housing. 

 

EMF Setback:  Master Plan Condition No. 17 requires a 150-foot building setback for all 

structures for human occupancy to be established from the centerline of the PG&E 60 kV 

electrical transmission line easement.  The condition also contains requirements to 

provide information as follows: 

(a)  Provide written disclosure to home buyers and tenants on parcels adjacent to 

the 60 kV Tower Line Easement regarding the proximity of housing units to the 

lines and attach the EMF study included in the FSEIR or an update of said study. 

  

(b)  Provide information on best practices to designers and contractors for 

development of all parcels regarding how to reduce interior exposure to EMF. 

 

Facts in Support:  See discussion for SF Objective 9, SF Policy 32, SF Program 

32.1, and SF Program 32.2 above.  

 

Maximum Lot Coverage:  Master Plan Condition No. 7 reads, “Maximum single family 

detached residential lot coverage for all structures shall be 50% of lot area, and maximum 

building height shall be two stories.”   

Facts in Support:  The Project includes an amendment to allow lot coverages at the Project Site 

to be as shown on the Precise Development Plan exhibit. This modification would allow the 

Project’s “pocket neighborhood” design, which is premised on individual lots located around 

common outdoor spaces with parking and vehicle circulation on the periphery. In particular, the 

Project features small lots with some residences exceeding 50% coverage and some detached 

garage parcels with 100% building coverage. These building coverage levels are off-set by offering 

more common outdoor space and amenities for resident use.  The overall coverage of the proposed 

buildings on the Project Site totals approximately 44%.  
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Based on the above, the Project is considered to satisfy the Master Plan goal for maximum lot 

coverage.  

 

Design Guidelines:  The Master Plan contains Design Guidelines to ensure design 

quality and compatibility of the various developments within the Master Plan area.   

Facts in Support: See facts presented for HO Policy 3.2 and 3.3 above 

299



 

1 

 

EXHIBIT B 

 

HAMILTON COTTAGES SENIOR HOUSING  

CONDITIONS OF APPROVAL 

 

The Planning Commission hereby recommends the City Council apply the following additional 

conditions to the Project: 

 

Mitigation Measures: 

 

1. Mitigation Measure AIR-1: The following emissions control measures shall be 

implemented by the Developer (or Applicant), during project construction. (Note: 

Compliance with Items h. and r. (below) prior to issuance of demolition, grading, and/or 

building permits is subject to verification and approval by the City of Novato). Items a. 

through g., i. through q., and s. through u. shall be included as notes on construction plans 

and subject to verification through field inspections. 

a.  All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 

unpaved access roads) shall be watered two times per day. Recycled water should 

be used wherever feasible.  

b. All haul trucks transporting soil, sand, or other loose material off-site shall be 

covered. 

c. All visible mud or dirt track-out onto adjacent public roads shall be removed using 

wet power vacuum street sweepers at least once per day.  The use of dry power 

sweeping is prohibited. 

d. All vehicle speeds on unpaved roads shall be limited to 15 mph. 

e. All roadways, driveways, and sidewalks to be paved shall be completed as soon as 

possible. 

f. Idling times shall be minimized either by shutting equipment off when not in use or 

reducing the maximum idling time to five minutes (as required by the California 

airborne toxics control measure Title 13, Section 2485 of California Code of 

Regulations [CCR]).  Clear signage shall be provided for construction workers at all 

access points. 

g. All construction equipment shall be maintained and properly tuned in accordance 

with manufacturer’s specifications.  All equipment shall be checked by a certified 

mechanic and determined to be running in proper condition prior to operation. 

h. Post a publicly visible sign with the telephone number and person to contact at the 

Town regarding dust complaints.  This person shall respond and take corrective 

action within 48 hours. The BAAQMD’s phone number shall also be visible to 

ensure compliance with applicable regulations. 

i. All exposed surfaces shall be watered at a frequency adequate to maintain minimum 

soil moisture of 12 percent. Moisture content can be verified by lab samples or 

moisture probe. 
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j. All excavation, grading, and/or demolition activities shall be suspended when 

average wind speeds exceed 20 mph. 

k. Wind breaks (e.g., trees, fences) shall be installed on the windward side(s) of actively 

disturbed areas of construction. Wind breaks should have at maximum 50 percent air 

porosity. 

l. Vegetative ground cover (e.g., fast-germinating native grass seed) shall be planted in 

disturbed areas as soon as possible and watered appropriately until vegetation is 

established. 

m. The simultaneous occurrence of excavation, grading, and ground-disturbing 

construction activities on the same area at any one time shall be limited. Activities 

shall be phased to reduce the amount of disturbed surfaces at any one time. 

n. All trucks and equipment, including their tires, shall be washed off prior to leaving 

the site. 

o. Site accesses to a distance of 100 feet from the paved road shall be treated with a 6 

to 12-inch compacted layer of wood chips, mulch, or gravel. 

p. Sandbags or other erosion control measures shall be installed to prevent silt runoff to 

public roadways from sites with a slope greater than one percent. 

q. Minimizing the idling time of diesel powered construction equipment to two minutes. 

r. The project shall develop a plan demonstrating that the off-road equipment (more 

than 50 horsepower) to be used in the construction project (i.e., owned, leased, and 

subcontractor vehicles) would achieve a project wide fleet-average 20 percent NOX 

reduction and 45 percent PM reduction compared to the most recent CARB fleet 

average. Acceptable options for reducing emissions include the use of late model 

engines, low-emission diesel products, alternative fuels, engine retrofit technology, 

after-treatment products, add-on devices such as particulate filters, and/or other 

options as such become available. 

s. Use low VOC (i.e., ROG) coatings beyond the local requirements (i.e., Regulation 8, 

Rule 3: Architectural Coatings). 

t. Require that all construction equipment, diesel trucks, and generators be equipped 

with Best Available Control Technology for emission reductions of NOx and PM. 

u. Require all contractors use equipment that meets CARB‘s most recent certification 

standard for off-road heavy duty diesel engines. 

 

2. Mitigation Measure BIO-1: If tree removal and vegetation clearing cannot take place 

outside of the bird nesting season (February 1st through July 31st), the Developer shall 

ensure that a qualified biologist shall conduct pre-construction surveys for nesting birds 

and raptors.  If active nests are located in trees to be removed or nearby (within 200 feet), 
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or in other vegetation to be removed on the site, tree removal and vegetation clearing shall 

be suspended until the young of the year have fledged and the nest(s) is/are no longer 

active, as determined by a qualified biologist. 

 

3. Mitigation Measure CUL-1:  In the event that archaeological traces are encountered, all 

construction within a 50-feet radius of the find will be halted, the Community Development 

Director shall be notified, and an archaeologist shall be retained by the Developer, with the 

approval of the City, to examine the find within 24 hours of the discovery and make 

appropriate recommendations.  If it is determined that the project could damage a historical 

or archaeological resource, mitigation shall be implemented in accordance with Public 

Resources Code (PRC) Section 21083.2 and Section 15126.4. 

 

4. Mitigation Measure CUL-2:  In the event that a paleontological resource is found during 

construction, excavation within 50 feet of the find shall be temporarily halted, the 

Community Development Director shall be notified, and a qualified paleontologist shall be 

retained by the Developer with the approval of the City to assess the discovery and made 

appropriate recommendations. If avoidance is not feasible, the paleontologist will prepare 

a recommended excavation plan. 

 

5. Mitigation Measure CUL-3:  If human remains are discovered, excavation must be halted 

and the Marin County Coroner will be notified.  The Coroner will determine whether or 

not the remains are Native American.  If the Coroner determines that the remains are not 

subject to his authority, he will notify the Native American Heritage Commission, who 

shall attempt to identify descendants of the deceased Native Americans. 

 

6. Mitigation Measure GEO-1:  The proposed project shall be designed to comply with the 

recommendations made in the Geotechnical Investigation prepared for the project by PJC 

& Associates Consulting Engineers & Geologists in February 2016 to ensure seismic 

stability and adherence to the California Building Code. The geotechnical 

recommendations shall be incorporated in the final plans and specifications, and 

implemented during construction.  

 

7. Mitigation Measure HAZ-1:  Prior to the initiation of ground-disturbing activities, a Soil 

and Groundwater Management Plan (SGMP) shall be prepared by the developer and shall 

be subject to review and approval by the City of Novato.  The SGMP shall describe 

sampling, handling, and disposal of contaminated soil and groundwater, and dewatering 

issues, for all soils on the project site.  A permit from the Novato Sanitary District shall be 

required for any proposed groundwater discharges to the NSD’s sewer system.  Any 

potentially contaminated soil shall be tested, classified, transported, and disposed of by a 

licensed hazardous material contractor and sent to an appropriate facility.  

 

8. Mitigation Measure NOI-1:  The project Developer shall retain a certified acoustical 

engineer to participate in the development of final construction plans to ensure that 

residences are designed with the appropriate noise-attenuating construction features to 

maintain interior noise levels of 45 dBA Ldn, as set forth in the City of Novato General 

Plan.   The study shall be reviewed and shall be subject to the approval of the Novato 
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Building Division, and its recommendations incorporated into construction documents, 

prior to issuance of a building permit. 

 

9. Mitigation Measure NOI-2:  The Developer shall ensure that the construction contractor 

prohibit the use of vibratory rollers within 30 feet of existing residences. Plate compactors 

and smaller, rubber-tired equipment shall be utilized as feasible (Note: the City of Novato 

Building Division will ensure that this requirement is incorporated into construction 

documents prior to issuance of grading permits). 

 

10. Mitigation Measure NOI-3: The project Developer and its successors shall ensure that the 

following practices are incorporated into the construction specification documents to be 

implemented by the project contractor:   

 

a. Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 

impact tools, and barriers around particularly noisy operations, such as grading or use 

of concrete saws within 50 feet of an occupied sensitive land use. 

b. Use construction equipment with lower (less than 70 dB) noise emission ratings 

whenever possible, particularly air compressors and generators. 

c. Do not use equipment on which sound-control devices provided by the manufacturer 

have been altered to reduce noise control. 

d. Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 

practicable from sensitive receptors. 

e. Prohibit unnecessary idling of internal combustion engines. 

f. Implement noise attenuation measures to the extent feasible (i.e., such that they do 

not impede efficient operation of equipment or dramatically slow production rates), 

which may include, but are not limited to, noise barriers or noise blankets. The 

placement of such attenuation measures shall be reviewed and approved by the 

Novato Building Division prior to issuance of development permit for construction 

activities. 

g. Designate a "construction liaison" that would be responsible for responding to any 

local complaints about construction noise. The liaison would determine the cause of 

the noise complaints (e.g., starting too early, bad muffler, etc.) and institute 

reasonable measures to correct the problem. Conspicuously post a telephone number 

for the liaison at the construction site. 

h. Hold a pre-construction meeting with the job inspectors and the general 

contractor/on-site project manager to confirm that noise mitigation and practices 

(including construction hours, construction schedule, and noise coordinator) are 

completed. 

 

The following conditions of approval shall be met to the satisfaction of the North Marin Water 

District: 

 

11. Construction of new water distribution facilities and payment of connection fees shall be 

required before water service can be provided to the project.  The developer must apply to 

the Water District, enter into an agreement with the District, and complete financial 

arrangements for new distribution facilities prior to approval of a building permit for the 
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project.  Occupancy approval shall not be granted until water service installation and sign-

off by the Water District. 

 

12. The developer shall install both in-tract and off-tract potable and recycled water mains in 

compliance with the Water District’s regulations and specifications. Existing potable and 

recycled water pipelines front the project site along Hamilton Parkway.   

 

13. The developer shall dedicate easements where necessary for Water District facilities (both 

potable water and recycled water) to serve the proposed project.   

 

14. Onsite facilities shall be designed to use recycled water for common area landscape 

irrigation in compliance with Water District regulations and specifications. 

 

15. The project shall be designed to meet the requirements of Water District Regulation 15 – 

Mandatory Water Conservation Measures.  Occupancy approval shall not be granted until 

compliance with the water conservation measures, as applicable, can be verified by the 

Water District.   

 

16. The developer shall install an above-ground reduced pressure principle (RPP) backflow 

prevention device at the meter in accordance with Water District Regulation 6 and 

California Department of Health Regulations (Title 17).  Upon installation, an inspection 

report (device testing) shall be completed and returned to the Water District prior to 

operation of the project. 

 

The following conditions of approval shall be met to the satisfaction of the Novato Sanitary 

District: 

 

17. The developer shall construct a new sewer connections per Sanitary District standards to 

the exiting public sewer facilities within Hamilton Parkway. 

 

18. The developer shall construct a 6 inch sewer main stub and easement to be extended 

southwesterly from the most southerly manhole in Cottage Lane to four feet beyond any 

pavement or sidewalk. 

 

19. The easement shown behind lots 9-12 on the proposed Tentative Map shall be a private 

sanitary sewer easement serving the subject parcels and constructed to District Standards. 

 

The following conditions of approval shall be met by the Developer to the satisfaction of the 

Novato Fire Protection District: 

 

20. Fire Hydrants shall be capable of flowing 1,500 gpm, spotted by the Fire Marshal and 

spaced not to exceed 300 feet.  Number and location of additional fire hydrants shall be 

determined by the fire marshal based on final site layout and in consultation with the North 

Marin Water District.  Fire hydrants shall have at least two 2 ½” and one 4 ½” outlets. 

 

21. Fire hydrants shall be tested and installed prior to framing or lumber delivery to the site. 
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22. Fire hydrants shall be painted Rustoleum high gloss yellow or equal.  Hydrants shall have 

a traffic “blue reflective marker” installed per NFD standards. 

 

23. Roadways shall be not less than 20 feet wide capable of accommodating 60,000 gvw and 

conform to NFD Standard #210.   

 

24. "No Parking Fire Lane" signs and curb marking shall be installed conforming to NFD 

Standard #204. 

 

25. An approved fire apparatus turn around shall be designed and installed to accommodate 

fire apparatus conforming to NFD Standards.  All turn-outs and turn arounds for fire 

apparatus shall be dedicated and noted on the plans. 

 

26. Addresses shall be posted and illuminated conforming to NFD Standard #205. 

 

 

27. Automatic fire sprinklers are required per NFPA Standard 13D and NFD Standard #401. 

Plans and calculations shall be submitted under permit with NFPD for review and approval.  

 

28. All fire sprinkler alarms and valves shall be monitored and zones by an approved UL 

Central Station conforming to NFD Standard #400. A serially numbered UL Certificate 

shall be issued by the approved monitoring company on the alarm monitoring system. 

 

The following conditions of approval shall be met to the satisfaction of the Novato Public Works 

Department: 

 

General Conditions of Approval: 

 

29. Developer shall design and construct all necessary and required improvements and facilities 

in accordance with Chapter V – Development Standards of the Novato Municipal Code 

(NMC), unless specific design exceptions have been approved.  Approval of a site plan 

depicting improvements that do not conform to the NMC does not constitute approval of a 

design exception, unless explicitly stated herein or in another approved City resolution. 

 

30. Developer shall be responsible for all City plan check, map check and inspection costs.  

The Developer shall either pay the current fees of enter into a Cost Recovery Agreement 

and deposit funds with the City upon the initiation of plan check services.  The amount of 

the initial deposit shall be determined by the City Engineer.  Additional funds may be 

required based upon actual plan check, map check and inspection costs.   

31. Developer shall submit for review and approval Improvement Plans prepared by a 

California Registered Civil Engineer for all necessary and required on-site and off-site 

public and private improvements.  The Improvement Plans shall identify the location of 

existing and proposed utilities, above and below ground, including water, sanitary sewer, 

storm sewer, telephone, cable television, fiber optics, electricity, natural gas, transformers, 

vaults and meters.  Improvement Plans must be approved by the City Engineer prior to any 

305



 

7 

 

on-site or off-site construction.  An Encroachment Permit is required for any work within 

City right of way.  Encroachment Permits will not be issued prior to the approval of the 

Improvement Plans. 

32. All existing and proposed electrical and communications lines, service cabinets, and 

devices, both on the site and along its frontages, shall be placed underground at the 

Developer’s expense.  All pull boxes, junction structures, service cabinets, vaults, valves 

and similar devices shall be installed behind the back edge of walkways or within a public 

utility easement, at locations approved by the City Engineer.  If any utility appurtenances 

are permitted to be above ground, such as vaults and boxes, they shall be painted a color 

approved by the City.  New improvements within existing and proposed utility easements 

shall be approved by the appropriate utility company 

33. Unless otherwise explicitly permitted, all existing wells, septic tanks and/or underground 

fuel storage tanks shall be abandoned under permit and inspection of Marin County 

Department of Environmental Health Services or other designated agency.  If there are 

none, the project engineer shall provide a letter describing the scope of the search done to 

make this determination.  This condition shall be satisfied prior to approval of the 

Improvement Plans. 

34. A detailed Soils Investigation/Geotechnical Report shall be prepared and submitted for 

review with the initial submittal of the Improvement Plans.  The report shall address, at a 

minimum, potential for liquefaction, R-values, expansive soils and seismic risk.  The 

improvement plans shall incorporate all design and construction criteria recommended in 

the Geotechnical Report.  The geotechnical engineer shall sign off on the cover of the 

Improvement Plans to confirm that the plans are in conformance with their 

recommendations prior to City approval of the Improvement Plans.   

If at any time, prior to final acceptance of the project improvements, the City Engineer 

requests an independent geotechnical investigation and report, then an independent 

geotechnical engineer, shall be retained by the City at the Developer’s expense, to conduct 

requested investigations. 

35. A drainage report prepared by a California Registered Civil Engineer shall be submitted 

for review with the initial submittal of the Improvement Plans.  The report shall include 

hydrologic and hydraulic calculations to support the design and sizing of all public and 

private drainage facilities including storm drains and detention facilities.  The report shall 

include an analysis of the existing downstream storm drain facilities to determine if they 

have adequate capacity to accept the from the improved project site.  Analyses of the 

downstream facilities shall be based on the 25-year storm. 

36. Developer shall submit for review and approval a detailed Stormwater Control Plan 

(SWCP) prepared in accordance with the current Bay Area Stormwater Management 

Agencies Association (BASMAA) Post Construction Manual.  Site improvements shall 

incorporate Low Impact Design (LID) principles and permanent post-construction storm 

water pollution BMPs.  The Stormwater Control Plan shall be submitted for review with 

the initial submittal of the Improvement Plans.   
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37. Prior to the approval of the Improvement Plans and prior to the issuance of any grading 

permit, the Developer shall obtain all necessary permits, approvals and/or clearances from 

any other regulatory agencies with jurisdiction over the project.   Proof of approval and/or 

clearances, including but not limited to, Pacific Gas and Electric Co., North Marin Water 

District, and the Novato Sanitary District shall be submitted to the City prior to approval 

of the improvement plans.  A complete set of improvement plans shall be submitted to all 

agencies, districts, and utilities affected by, or providing service to the development, for 

review and comment.   

 

38. The Developer shall obtain written confirmation and approval from Novato Fire Protection 

District (NFPD) for requirements for emergency vehicular access and appropriate posted 

signage.  Developer shall locate signs required by NFPD to the satisfaction of the City 

Engineer. 

 

39. Developer shall obtain signatures from representatives of the Novato Fire District, North 

Marin Water District and the Novato Sanitary District on the final Improvement Plans 

acknowledging their review of those plans prior to City approval.   

 

40. The Developer shall design and construct all new pedestrian walkways and handicap ramps 

to meet current ADA standard details. 

 

41. All outside garbage facilities shall be designed to be fully enclosed with a roof meeting 

Marin County’s storm water pollution prevention best management practices. 

 

42. Stenciling shall be provided on curb inlets to prohibit dumping of pollutants.  The stencil 

shall be noted in the improvement plans. 

 

43. Landscape plans shall be submitted with the Improvement Plans and shall meet the 

requirements of site distance to the satisfaction of the City Engineer. 

 

44. Prior to the approval of the Improvement Plans, the Developer shall submit a copy their 

Storm Water Pollution Prevention Plan (SWPPP) and Notice of Intent (NOI) for coverage 

under the State Water Resources Control Board’s General Construction Permit for 

Stormwater Discharges Associated with Construction and Land Disturbance Activities 

(Order 2009-0009-DWQ). 

 

Project-Specific Conditions of Approval: 

 

45. The Developer shall submit Improvement Plans prepared by a registered Civil Engineer 

(Engineer of Record) in substantial conformance with the Hamilton Cottages Vesting 

Tentative Map (Sheets TM-2 through TM-7), prepared by Carson, Barbee & Gibson, Inc., 

dated June 10, 2016 (VTM). 

 

46. All on-site (defined as: within the subdivision boundaries and within the Parking Lot 

Easement) streets, parking lots, sidewalks, streetlights, storm drain facilities and 
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stormwater quality facilities shall be privately owned and maintained with the exception of 

‘B’ Street roadway improvements, sidewalks, streetlights, storm drains and stormwater 

quality facilities, which shall be publicly owned and maintained.   

 

47. The 2-foot high retaining wall and 6-foot high stucco wall along the Hamilton Parkway 

frontage shall be constructed entirely on private property and shall be maintained by the 

HOA.  

 

48. ‘B’ Street extension shall be constructed as a public street with a minimum curb-to-curb 

width of 36-feet, except at its intersection with Hamilton Parkway where the existing curb 

returns may be left in place at a 28-foot width, and shall have 5-foot wide sidewalks along 

both sides.  ‘B’ Street shall have signage prohibiting parking and indicating “Not a Through 

Street.”  ‘B’ Street improvements shall include streetlights per City standards.”   

 

49. A paved multi-use pathway shall be constructed from ‘B’ Street connecting to the planned 

SMART multi-use path.  The alignment, width and materials shall be subject to the 

approval of the City Engineer. 

 

50. Pedestrian curb ramps meeting the most recent ADA and Caltrans Standards shall be 

provided at all intersections corners adjacent to sidewalks and at the limits of the 

improvements where they do not adjoin existing sidewalk improvements.  The existing 

pedestrian curb ramps at the corners of Hamilton Parkway and ‘B’ Street shall be 

reconstructed to meet current ADA and Caltrans Standards.  Sidewalk warps shall be 

provided as necessary to allow a clear four-foot wide walkway at all locations, including 

areas where mailboxes, streetlights, and fire hydrants obstruct sidewalks. 

 

51. Onsite and offsite storm drain improvements shall be constructed in accordance with City 

standards and sized according to the final approved drainage report.   

 

52. Onsite and offsite stormwater treatment BMPs shall be constructed in accordance with the 

final approved SWCP. 

 

Final Map Conditions of Approval: 

 

53. A final map, as defined in the State Subdivision Map Act, shall be prepared by a licensed 

surveyor or civil engineer.  The Final Map shall show all parcels, rights-of-way, and 

easement(s), and shall be submitted to the City Engineer for review.  The Final Map shall 

be in substantial conformance with the approved Vesting Tentative Map and all applicable 

conditions of approval.  The Final Map is not valid until it has been approved by the City 

and recorded.  Closure calculations shall be provided at the time of initial Final Map 

submittal.  All calculated points within the map shall be based upon one common set of 

coordinates.  All information shown on the Final Map shall be directly verifiable by 

information shown on the closure calculation printout.  The point(s) of beginning shall be 

clearly defined.  All lot acreages shall be shown on the Final Map and shall be verifiable 

from information shown on the closure calculation printout.  A current title report (within 

past 30 days) shall be submitted at the time of initial Final Map submittal. 
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54. On the Final Map, the Developer shall offer for dedication a public street right-of-way 

approximately 7-feet in width across the entire Hamilton Parkway frontage of the property 

such that the total width of the Hamilton Parkway right-of-way matches the width fronting 

the Hamilton Meadows Subdivision immediately east of subject property.  

 

55. On the Final Map, the Developer shall dedicate to the HOA Parcels A, B and C, and all 

necessary private access easements and private storm drain easements in substantial 

conformance with the approved Vesting Tentative Map. 

 

56. The Developer shall transmit by certified mail a copy of the conditionally approved 

Tentative Map together with a copy of Section 66436 of the State Subdivision Map Act to 

each public entity or public utility that is an easement holder of record.   

 

57. The Final Map shall not be approved prior to approval of the Improvement Plans. 

 

58. Prior to approval of a final map or issuance of a grading permit, the Developer shall either 

complete all of the onsite and offsite improvements to the satisfaction of the City Engineer, 

or enter into the City’s standard Improvement Agreement in accordance with NMC Section 

9-27 to ensure completion of all onsite and offsite improvements, including but not limited 

to, grading and construction of any curbs, gutters, sidewalks, roadway improvements, 

storm drainage facilities, water facilities, sewer facilities, street lighting, signage, striping, 

and other utilities, to the satisfaction of the City Engineer.  The Improvement Agreement 

shall be secured to guarantee the faithful performance of the agreement in the amount of 

100% of the estimated cost of the improvements and for the payment of labor and materials 

in the amount of 100% of the estimated cost of the improvements.  A certificate of 

occupancy shall not be issued for any structure until required improvements are completed 

to the satisfaction of the City Engineer. 

 

59. Prior to the recordation of the Final Map, the Developer shall establish a Homeowner’s 

Association (HOA) in accordance with State law with recorded Covenants, Conditions & 

Restrictions (CC&Rs) that are satisfactory to the City Engineer and City Attorney to 

provide long-term and ongoing maintenance of all of the common onsite and offsite private 

improvements.  Specifically, the HOA will be responsible for the long-term and ongoing 

maintenance of:   

 

a. All streets, parking lots, sidewalks, streetlights, storm drain facilities, stormwater 

quality facilities, common garbage facilities, landscaping and other improvements 

within the HOA owned Parcels A, B and C, and within the Parking Lot Easement 

with the exception of ‘B’ Street, which shall be publicly owned and maintained. 

 

b. All sidewalks, lighting, storm drain facilities, stormwater quality facilities, mail 

boxes, parking, and landscaping within the Public and/or Private Access Easements 

and Private Storm Drain Easements within the subdivision boundaries. 

 

c. All sidewalks and landscaping along the project frontage on B Street and, or 
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Hamilton Parkway, unless assigned to the Hamilton Community Facilities District 

at the discretion of the City Engineer. 

 

d. The 2-foot high retaining wall and 6-foot high stucco wall along the Hamilton 

Parkway frontage unless assigned to the Hamilton Community Facilities District at 

the discretion of the City Engineer: 

 

 The City will have enforcement authority over the HOA’s maintenance obligations and the 

obligation to review and approved proposed changes amendments to the CC&R’s.  The 

CC&R’s shall require the HOA to create and maintain a separate maintenance reserve fund 

in the amount of a percentage of the cost of constructing the HOA maintained 

improvements listed above.  Said percentage will be determined by the City prior to 

recordation of the CC&Rs. 

 

60. Easements for on-site utilities to be owned by North Marin Water District and Novato 

Sanitary District shall be dedicated by separate instrument and shown on the Final Map.  

Easements for off-site utilities within the Parking Lot Easement on City property shall be 

dedicated by the City by separate instrument, unless the Parking Lot Easement is amended 

to provide the necessary utility rights.  The Developer shall prepare all necessary legal 

descriptions and deeds and submit them to the City for review.  Copies of the recorded 

deeds shall be submitted to the City.   

 

61. Prior to the approval of the Final Map, the Developer shall pay fifty percent (50%) of the 

total Park In-lieu Fees.  The remainder of the Park In-lieu Fees shall be paid prior to 

issuance of Building Permits.  The total amount of the Park In-lieu Fees shall be calculated 

in accordance with NMC 9-20.008.  

 

Construction Conditions of Approval: 

 

62. Construction SWPPP BMP implementation shall be consistent with the requirements in 

the most recent version of the California Stormwater Quality Association Stormwater Best 

Management Handbook-Construction or the Caltrans Storm Water Quality Handbook 

Construction Site BMPs Manual.  A Qualified SWPPP Practitioner shall be responsible for 

implementing the BMPs at the site and performing all required monitoring and 

inspection/maintenance/repair activities. The project Developer shall also prepare a Rain 

Event Action Plan (if required based on the determined risk level) as part of the SWPPP.  

 

63. Construction activities shall be limited to the days and hours stipulated in Novato 

Municipal Code 19.22.070B.  City established inspection hours are Monday through 

Thursdays, and alternating Fridays from 7 a.m. until 4 p.m. except on City recognized 

holidays.  Developer shall be responsible for the City’s additional cost to provide 

inspection during times not established as regular City inspection hours.  

 

64. A City of Novato Encroachment Permit shall be obtained prior to any grading, trenching, 

pavement, construction of improvements or any other work in the public right-of-way. 
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65. If any hazardous material is encountered during the construction of this project, all work 

shall be immediately stopped and the Marin County Environmental Health Service 

Department, the Novato Fire Protection District, and the City Inspector shall be notified 

immediately.  Work shall not proceed until clearance has been issued by all of these 

agencies. 

 

66. Upon completion of the project and prior to acknowledgment of completion, all storm 

drains 12" and larger, that are installed as improvements on this project shall be 

professionally televised and a video of the recording delivered to the City Engineer for 

review.  The video shall indicate the pipe being televised, indicate station points along each 

pipe, and shall have the bottom of the pipe at the bottom of the monitor when viewed.  The 

televised speed shall be slow enough to enable viewers to ascertain the pipe condition and 

the speed shall be reduced or paused as necessary at sags, gaps, obstructions and damaged 

areas of the pipe.  Prior to acknowledgment of completion of the project, pipe damage and 

obstructions shall be repaired to the satisfaction of the City Engineer. 

 

67. The Developer shall keep adjoining public streets free and clean of project dirt, mud, 

materials, and debris during the construction period, as is found necessary by the City 

Engineer.  The Developer’s contractor shall provide dust control seven (7) days a week, 

twenty-four (24) hours a day and this provision shall be noted on the plans. 

 

68. The following shall be added to the general notes on the civil plans, “All roads used within 

the City of Novato during construction shall be cleaned daily, or more often as required by 

the City Engineer, of all dirt and debris spilled or tracked onto the City streets, or private 

driveways.”  

 

69. Prior to final preparation of the subgrade and placement of base materials, all underground 

utilities shall be installed and service connections stubbed out behind the sidewalk. Public 

utilities, Cable TV, fiber optics, sanitary sewers, and water lines, shall be installed in a 

manner that will not disturb the street pavement, curb, gutter and sidewalk, when future 

service connections or extensions are made. 

 

70. Where soil or geologic conditions encountered in grading operations are different from that 

anticipated in the soil and/or geologic investigation report, or where such conditions 

warrant changes to the recommendations contained in the original soil investigation, a 

revised soil or geologic report shall be submitted for approval by the City Engineer. 

Additionally, if field conditions warrant installation of any subdrains, the location, size and 

construction details must be provided to the City for review and approval prior to 

construction. 

 

71. Utilities to be abandoned shall be removed, filled with suitable material and/or capped to 

the approval of the applicable utility agency and to the approval of the City Engineer. 

 

72. After all of the new underground utilities within existing public streets have been installed, 

the entire affected areas shall be milled and repaved to present a neat finished pavement 

area.  Multiple trench patches are not acceptable. 
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73. Upon completion of the building and site improvements, the Developer shall clean, repair, 

or reconstruct the curb, gutter, and sidewalk along the entire frontage of the developed 

property as may be required by the City Engineer to conform to the City standards prior to 

receiving an occupancy permit for the building. 

 

 

Occupancy Conditions of Approval: 

 

74. Prior to occupancy of any building, the Developer shall submit a certification by the 

Geotechnical Engineer of Record that all the work has been completed in substantial 

conformance with the recommendations in Soils Investigation/Geotechnical Report. 

 

75. Prior to occupancy of any building, the Developer shall submit for review and approval by 

the City Engineer, a Post Construction Stormwater Operations and Maintenance Plan that 

provides a plan sheet showing all storm drain and water quality infrastructure that is to be 

maintained, along with detailed instructions and schedules for the ongoing maintenance 

and operation of all post-construction stormwater BMPs.  Once approved, the property 

owner shall enter into an agreement (transferrable to future Homeowner’s Association) 

with the City that provides the terms, conditions, and security associated with the ongoing 

requirements of the Post Construction Stormwater Best Management Practices.  

Alternatively, these obligations may be incorporated into the CC&Rs. 

 

76. Prior to occupancy of any building, the Developer shall provide a mylar and digital copy 

of the Improvement Plans that include all as-built or field changes. 

 

77. Indemnity and Time Limitations 

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

indemnify, and hold harmless the City and its agents, officers, attorneys, and employees 
from any claim, action, or proceeding brought against the City or its agents, officers, 
attorneys, or employees to attack, set aside, void, or annul the Planning Commission’s 
recommendation to the City Council at issue herein. This indemnification shall include 
damages or fees awarded against the City, if any, costs of suit, attorney’s fees, and other 
costs and expenses incurred in connection with such action whether incurred by the 
developer, the City, and/or parties initiating or bringing such action. 

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

indemnify, and hold harmless the City, its agents, employees, and attorneys for all costs 
incurred in additional investigation of or study of, or for supplementing, preparing, 
redrafting, revising, or amending any document, if made necessary by said legal action 
and the developer desires to pursue securing such approvals, after initiation of such 
litigation, which are conditioned on the approval of such documents in a form and under 
conditions approved by the City Attorney. 

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

the City shall promptly notify the developer of the existence of the claim, action, or 
proceeding, and the City will cooperate fully in the defense of such claim, action, or 
proceeding.  Nothing herein shall prohibit the City from participating in the defense of 
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any claim, action, or proceeding; the City shall retain the right to (i) approve the counsel 
to so defend the City, (ii) approve all significant decisions concerning the manner in 
which the defense is conducted, and (iii) approve any and all settlements, which 
approval shall not be unreasonably withheld.  The City shall also have the right not to 
participate in said defense, except that the City agrees to cooperate with the developer 
in the defense of said claim, action, or proceeding.  If the City chooses to have counsel 
of its own to defend any claim, action, or proceeding where the developer has already 
retained counsel to defend the City in such matters, the fees and expenses of the counsel 
selected by the City shall be paid by the developer. 

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

the City for all the City’s costs, fees, and damages which the City incurs in enforcing 
the above indemnification provisions. 

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

decision must be sought is governed by California Code of Civil Procedure, Section 
1094.6. 

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

requirements, reservation requirements, and other exactions. Pursuant to Government 
Code Section 66020(d)(1), the conditions constitute written notice of a statement of the 
amount of such fees and a description of dedications, reservations, and other exactions.  
You are hereby further notified that the 90-day approval period in which you may 
protest these fees, dedications, reservations, and other exactions pursuant to 
Government Code Section 66020(a), has begun.  If you fail to file a protest within this 
90-day period complying with all of the requirements of Section 66020, you will be 
legally barred from later challenging such exactions. 
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PLANNING COMMISSION 

MINUTES EXCERPT 

   August 29, 2016 

 

 
1. HAMILTON COTTAGES (BK)  

 P2015-071; DESIGN REVIEW 

P2016-024; MASTER PLAN AMENDMENT 

P2016-025; PRECISE DEVELOPMENT PLAN 

P2016-026; VESTING TENTATIVE MAP 

MITIGATED NEGATIVE DECLARATION 

APN 157-860-03 & -04; SENIOR HOUSING TRIANGLE, HAMILTON PARKWAY 

  

Conduct a public hearing to consider a formal recommendation to the City Council for adoption of a 

Mitigated Negative Declaration, and approval of a Master Plan Amendment, Precise Development Plan, 

Design Review, and Vesting Tentative Subdivision Map, for the development of 16 single family (62+) senior 

housing units on a 1.5 acre parcel known as the Senior Housing Triangle of the Hamilton Field Master Plan 

area; Assessor’s Parcel Number 157-860-03.  The project includes an access drive, 16 public/guest parking 

stalls, and bio-retention facilities to be constructed in an easement on an adjacent City-owned parcel, APN 

157-860-04.    
 

M/s:  Havel/Jordan: Recommend the City Council adopt a Mitigated Negative Declaration for Hamilton Cottages. 
 
Passed: 7-0-0 
 
M/s:  Dawson/Derby: Recommend the City Council adopt the proposed Master Plan amendments for Hamilton 
Cottages. 
 
Passed: 7-0-0 
 
M/s:  Derby/Havel:  Recommend the City Council adopt the proposed Precise Development Plan and Design 
Review for Hamilton Cottages. 
 

Passed:  7-0-0 
 
Amended M/s:  Tiernan/Strauss: Recommend the Precise Development Plan for Hamilton Cottages be modified to 
prohibit boat and recreational and oversize vehicle parking. 
 
Passed: 7-0-0 
 
Amended M/s:  Havel/Dawson: Recommend the applicant identify design features supporting senior and disabled 
accessibility. 
 
Passed: 6-1-0; Strauss abstained.  

 
Amended M/s: Wernick/Jordan: Recommend additional parking be fitted into the parking, access, and utility 
easement on city-owned property. 
 
Passed: 7-0-0 
 
M/s:  Jordan/Wernick:  Recommend the City Council adopt the proposed Vesting Tentative Map for Hamilton 
Cottages. 
 
Passed: 7-0-0 
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Background  

Project Title 

Hamilton Cottages 

Lead Agency 

City of Novato 
Community Development Department 
922 Machin Avenue 
Novato, CA 94945 

Contact 

Brian Keefer, Planner II 
City of Novato 
Community Development Department 
922 Machin Avenue 
Novato, CA 94945 
 
(415) 899‐8989 
bkeefer@novato.org 

Project Location 

The 1.5‐acre, vacant, triangle‐shaped project site (APN 157‐860‐04) is located west of 
Marblehead Lane and across from Bristol Lane on the south side of Hamilton Parkway (see 
Figure 1: Project Location and Figure 2: Site Aerial).   

Project Applicant 

Hamilton Cottages, LLC 
1425 Treat Boulevard 
Walnut Creek, CA 94597 
 
Keith McCoy 
(510) 225‐9270 

General Plan Designation 

Medium Density Multiple Family Residential (R10); Density Range: 10.1 to 20 Dwelling 
Units/Acre 
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Zoning 

Planned District (New Hamilton Partnership Master Plan) (PD) 

Background 

Hamilton Field was closed in 1974; approximately 450 acres were declared surplus in 1979 and 
auctioned to private sector bidders in 1984. Approximately 270 acres adjacent to San Pablo Bay 
were transferred to the State for open space preservation.  

In August 1997, the United States, as grantor, granted a Quitclaim Deed to the City of Novato 
for 82.11 acres, inclusive of the project site, located within the former Hamilton Army Airfield.  
That deed contained various covenants, conditions, restrictions, provisions, and limitations that 
the project site be used only for a school, classroom, or other educational use and for use as a 
public park and recreation area.  In October 1997, the United States granted Quitclaim Deed to 
the City of Novato for the adjacent parcel to the southwest (APN 157‐860‐04) for use in 
perpetuity solely for school classrooms, education use, and public park or recreation area.   

In 2004, the United States, as grantor, granted “Powers of Termination” to the City of Novato, 
as grantee, to remove the use restrictions on the 1.5‐acre Hamilton Cottages project site. 

In July 2014, the City and the project applicant entered into an Agreement for Purchase and 
Sale (Agreement) of the project site.  Under the Agreement, the applicant purchased the 
property with the intent of building residential units to be sold to persons 55 years or older.  
The City also conveyed to the applicant an access and parking easement to the adjacent parcel 
to the southwest of the project site, at APN 157‐860‐04, to accommodate up to 16 parking 
spaces.  As stated in the Agreement, escrow shall close 30 dates from the last expiration date of 
any appeal period, legal challenge, or lawsuit for City approvals and government approvals 
applicable to the project.    

Based on Purchase and Sale Agreement executed in July 2014, the project applicant is 
proceeding with processing an application for site development as described in the Project 
Description below. 

Project Description 

The applicant proposes to develop the project site with 16 detached, two‐story, single‐family 
houses ranging in size from approximately 1,500 sf to 2,100 sf clustered in a “pocket 
neighborhood.” See Figure 3: Preliminary Site Plan.  Four different floor plans would be 
constructed, as indicated in Table 1.  The pocket neighborhood concept clusters the garages 
along the western portion of the site and locates the homes around a central common space.  
Therefore, 11 of the homes are on separate parcels from their respective garages.  These 
garages will be on individual “garage parcels,” and deed‐restricted to be sold with the 
respective homes.  In addition, the proposal includes three common use parcels, one for the 
trash enclosure, one for the community room and garden, and one for the central common 
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courtyard, all of which would be owned and maintained by the project’s Homeowners 
Association (HOA).    

The applicant has proposed the project as an age restricted senior (55+) housing development.  
A deed restriction and covenants, conditions and restrictions (CC&Rs) evidencing the age 
restrictions would be recorded prior to or concurrent with the recordation of the final map.  
Master bedrooms and main living areas would be on the main floor, and additional bedrooms 
would be located upstairs, in each house.  See sample floor plans and elevations in Figure 4 and 
Figure 5, respectively.  Fourteen homes would be offered at market rate and two would be 
offered at affordable rates.  These two homes would be subject to the City’s standard 
agreement for sale of affordable housing units. ).   

Table 1: Residential Unit Characteristics  

House Plan  Count  Square Feet  Bedrooms  Notes 

Plan 1  2  1,496  3  Second‐Story Tech Area 

Plan 2  5  1,584  3  Second Story Den/Loft 

Plan 3  5  1,890  3  First Story Office + Second Story Den/Loft  

Plan 4  4  2,106  3  Bonus Room Above Garage + Second Story Office 

Source: William HezMalhalch Architects, Inc.  February 2016. 

 

The three houses at the northeast corner of the project site would be set back between 21 and 
30 feet from the property line pursuant to easements accommodating existing stormwater and 
sanitary sewer lines.  A community building would be provided in the southern portion of the 
site, and a 6‐foot‐high stucco wall would line the northern edge of the project site along 
Hamilton Parkway to provide privacy to project residences.   

Homeowners Association  

Each purchaser of a single‐family house would be required to be part of an HOA.  The rules of 
the HOA would be set forth in a Declaration of Covenants, Conditions, and Restrictions (CC&Rs). 

Access 

On the adjacent City‐owned parcel west of the project site, vehicular access would be provided 
via an existing curb cut from Hamilton Parkway.  From the curb cut, “B” Street would be 
constructed approximately 100 feet southward, where it would terminate.  On the City‐owned 
parcel, Cottage Lane would be constructed within an easement from “B” Street along the 
southwestern edge of the project site. Near the southeastern terminus of the lane, a fire truck 
turnaround would be provided.  The developer and the City would enter into a maintenance 
agreement relating to these offsite improvements. Maintenance responsibility would shift, by 
agreement, to the HOA formed to manage and maintain the common improvements and 
facilities serving the project. 
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Houses would have dedicated two‐car garages, some of which would be attached to the units.  
Some houses would have a bonus room above the garage. Garages and parking would be 
clustered along the southwestern edge of the project site with handicap accessible pedestrian 
connections from the parking area to the central courtyard and homes.   

As shown in Figure 3, a total of sixteen public/guest parking stalls would be provided in two 
surface lots on the southwest side of Cottage Lane, within the access and parking easement on 
the City‐owned parcel.  The provision of two‐car garages plus 16 public/guest parking stalls 
would exceed the two spaces per single‐family unit required by the Municipal Code. 

Landscaping 

A preliminary landscape plan is shown in Figure 6.  Each house would include a small private 
yard separated from neighboring yards by a 6‐foot‐high board‐on‐board fence.  Units would 
each have a semi‐private front porch.   

The houses would be clustered around a central landscaped courtyard lined with pedestrian 
paths.  The courtyard would include a wooden trellis with café lighting, tables, chairs, a 
masonry barbecue, a game table, and a fire pit.  A community garden would include a tool 
shed, picnic table, planting walls, compost bin, and raised planning beds.  Pursuant to the 
CC&Rs, the central courtyard, community garden, and other common areas would be owned 
and maintained by the HOA. 

Accent trees would be provided along pedestrian walkways, and wooden trellises would be 
installed at pedestrian access points.  Based on preliminary landscape plans, the following trees 
would be planted within the project site: Brisbane box, western redbud, crape myrtle, purple‐
leaf plum, lemon, lime, and apple.  

Utilities 

The utility plan is shown in Figure 7 and stormwater control plan is shown in Figure 8.  Units 
along the project site’s northern edge would be serviced by water supply laterals that connect 
directly to an existing 16‐inch pipeline that runs beneath Hamilton Parkway.  An 8‐inch pipeline 
would connect to both the 16‐inch line and an existing 12‐inch stub located beneath the 
Hamilton Parkway curb cut.  The 8‐inch pipeline would loop beneath Cottage Lane and the 
project courtyard to provide water to units along the site’s southwestern and eastern edges. 

An existing 6‐inch sanitary sewer runs northward within the easement along the northeastern 
project site boundary, where it connects to an existing 6‐inch line beneath Hamilton Parkway.  
Units along the project site’s northern edge would connect directly to the existing pipeline 
within Hamilton Parkway.  Two new 6‐inch sanitary sewer lines would be constructed.  The first 
line would connect to the existing line at the project site’s northeastern border and serve units 
on the eastern side of the project site.  A second line would run beneath Cottage Lane and 
serve units along the southwestern edge of the project site.   
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Regarding stormwater, the proposed project would result in approximately 57,691 square feet 
of net new impervious surfaces.  Runoff would flow toward three bio‐retention areas within the 
interior courtyard and an additional bio‐retention area in the easement on the City property 
next to the parking area/Cottage Lane areas. In total, the project would provide 2,799 square 
feet of bio‐retention areas.  Overflow from these bio‐retention facilities would be piped to the 
existing storm drainage system in Hamilton Parkway.  As stated above, the City and developer 
would enter into a maintenance agreement relating to offsite improvements, including the bio 
retention area on the City’s property, with the project’s HOA assuming maintenance 
responsibilities once the residences are sold to individual owners.  Each homeowner would be 
required to adhere to the rules of the HOA pursuant to the CC&Rs. 

Approvals Required 

 Completion of the Sale of City‐owned parcel to the project applicant.  A purchase and 
sale agreement (PSA) has been approved by the City and the project applicant.  The sale 
is contingent upon various factors including completion of the environmental review 
and approval of needed project entitlements.   

  “B” Street, Cottage Lane, the guest/public parking area, underground utilities, and the 
adjacent bio‐retention area would be located on a City‐owned parcel adjacent to the 
project site.  As such, the project applicant has proposed to secure an easement on the 
adjacent City‐owned parcel, APN 157‐860‐04.   

 Hamilton Field Master Plan amendment to allow for a change in the housing unit 
assignment for the site from 25 low‐ and very‐low‐income affordable senior rental 
housing units to 14 market rate and two affordable (one moderate‐ and one low‐
income) for‐sale senior housing units, as well as reduction of the 150‐foot setback 
requirement from the PG&E transmission lines. 

 Precise Development Plan: Applicants for developments of parcels within PD districts 
are required to prepare Precise Development Plans for development of the site. 

 Tentative Subdivision Map  

 Design Review: Design review is a mandatory process for any project proposed on a 
parcel zoned Planned District (PD). The Design Review Commission has provided a 
recommendation to the Planning Commission and City Council for approval of the 
project’s site plan, massing of structures on site, and conceptual landscaping.  Upon City 
Council approval, the project would return to the Design Review Commission for final 
approval of final design elements. 

 Encroachment permit, grading and building permits.  

 The project will also require a number of agreements be approved, including a deed 
restriction relating to the senior (55+) age restriction, Conditions, Covenants and 
Restriction (CC&Rs), an affordable housing agreement (and related documents), a 
maintenance agreement relating to offsite improvements, and a subdivision 
improvement agreement.    
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Other Public Agencies Whose Approval Is Required 

The project would also require approval from the Novato Sanitary District, the North Marin 
Water District, and the Novato Fire Protection District. 

Environmental Setting 

Project Site and Existing Facilities 

The project site is currently vacant, generally flat and approximately 3 feet lower than the side 
and rear yards of adjacent homes on Marblehead Lane.  Two 10‐foot utility easements are 
proposed to accommodate existing sanitary and stormwater sewer lines that run along the 
northeastern boundary of the project site. 

Surrounding Land Uses and Setting 

The project site is bordered on the east and north across Hamilton Parkway by planned district 
single‐family residences, and on the south and west by City‐owned vacant property.  Pacific Gas 
& Electric (PG&E) overhead transmission lines run parallel to the site to the southwest.  Beyond 
the transmission lines are the Sonoma‐Marin Area Rail Transit (SMART) tracks.  The planned 
Hamilton SMART station would be located south of the project site and accessed by Main Gate 
Road.  (There are no current approvals to extend “B” Street through to Main Gate Road.)   
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Figures 

See following pages for all figures referenced in this document.   
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Explanation of Environmental Checklist Responses 

Aesthetics 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

1.  AESTHETICS.  Would the project: 

a)  Have a substantial adverse effect on a scenic vista?      X   

b)  Substantially damage scenic resources, including but not 
limited to trees, rock outcroppings, and historic buildings 
within a state scenic highway? 

    X   

c)  Substantially degrade the existing visual character or 
quality of the site and its surroundings? 

    X   

d)  Create a new source of substantial light or glare which 
would adversely affect day or nighttime views in the 
area? 

    X   

 

(a, c) Scenic views and visual character 

The project site is bordered on the east and north across Hamilton Parkway by planned district 
single‐family residences, and on the south and west by City‐owned vacant property. The 16‐unit 
housing development would be visible through the trees along Hamilton Parkway. A 6‐foot‐high 
stucco wall, which would partially obscure views of the project, would line the northern edge of 
the project site along Hamilton Parkway.  

The project would be visible from some viewpoints on “C” Street, including the South Novato 
Library, as well as from Hamilton Parkway and the private residences to the east and north of 
the project site. Scenic views of the hillsides to the west and southeast are visible or partially 
visible from the project site. The project would not substantially affect views of the hillside to 
the southeast because there are already mature trees (ranging from 10 to 20 feet high) along 
the southern edge of the project site, as well Pacific Gas & Electric (PG&E) overhead 
transmission lines that run parallel to the site to the southeast. Private views of the hills to the 
west would be partially obscured by the project, especially from the residential area along 
Marblehead Lane. However, existing partial public views of the hillside to the west would still 
be available from Hamilton Parkway. The project would not significantly alter views from public 
viewpoints, nor would it degrade public views of any ridgelines or other visual resources 
identified in the General Plan. As a result, the project would have a less‐than‐significant impact 
on scenic vistas. 
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The project would be compatible with existing two‐story, residential uses nearby the project 
site. The visual character of the project site would substantially change with the introduction of 
a 16‐unit housing development, sidewalks, and increased landscaping in place of a vacant lot, 
but the project would not substantially degrade the existing visual character of the site or its 
surroundings. Based on the project plans submitted to the City by Hamilton Cottages, LLC, the 
proposed houses would be California Cottage/Craftsman style with composition shingle roofs, 
wood/composite siding, front porches, and fenced rear yards. This style is indicative of the 
design vernacular of Marin County’s early twentieth century neighborhoods, which the 
Hamilton Master Plan considers historically and visually appropriate and includes as a fitting 
style for residential homes. The northern boundary of the project site would be lined with a 
wall to provide privacy and security. 

By applying an architectural aesthetic that complements surrounding structures, and 
introducing landscaping improvements, the proposed project would not substantially degrade 
the existing visual character or quality of the site or its surroundings.  

As indicated in the Project Description, the project is located on a parcel zoned PD and 
therefore subject to Design Review.  In January 2016, the Novato Design Review Commission 
(DRC) conducted a public workshop to review site design, architecture, and the landscape plan.  
The DRC made several comments and suggestions.  The revised design was presented to the 
DRC on March 16, 2016.  Based on that revised design, the DRC provided a recommendation to 
the Planning Commission and City Council for approval of the project’s site plan, massing of 
structures on site, and conceptual landscaping.    Upon City Council approval, the project would 
return to the Design Review Commission for final approval of final architectural and landscaping 
elements. In addition, staff analysis has indicated that the project is designed in a manner 
consistent with the Hamilton Design Guidelines. 

The project’s impact on scenic vista and visual character would be less‐than‐significant. 

(b) Scenic resources  

The City of Novato General Plan (1996) identifies several ridgelines and other scenic resources, 
most notably Mt. Burdell, Pinheiro Ridge, Big Rock Ridge, the hills west of Highway 101 and 
south of Hamilton Field, Bay plains, and Bay shorelines. These visual resources provide buffers 
among residential areas and offer an attractive backdrop for developed areas. The General Plan 
Chapter IV, Environment, contains objectives and policies that seek to protect views of these 
natural assets including: 
 
 EN Objective 7: Protect visual values on hillsides, ridgelines, and other scenic resources.  

 EN Policy 27: Scenic Resources. Protect visual values on hillsides, ridgelines, and other 
scenic resources. 

The project site is not identified as a scenic resource.  

Scenic Resources identified by the General Plan would not be significantly obscured by the 
proposed project. As described above, private views of the hills to the west of Highway 101 
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would be partially obscured by the project, including the proposed residential units, garages, 
and wall lining the northern boundary of the project site.  However, existing partial public views 
of the hillside to the west would still be visible from Hamilton Parkway. The project would not 
significantly alter views from public viewpoints, nor would it degrade public views of any 
ridgelines or other scenic resources identified in the in the General Plan. The project would 
have a less‐than‐significant impact on scenic resources. 

California’s Scenic Highway Program serves to protect and enhance California’s natural scenic 
beauty and to protect the social and economic values provided by the State’s scenic resources. 
There are no officially dedicated state scenic highways in the vicinity of the project site; 
however, U.S. Highway 101, west of the project site, and Highway 37, north of the project site, 
are Eligible State Scenic Highways (Caltrans, 2016). The project site is not visible from these 
highways, and would, therefore, not substantially damage scenic resources within a State 
Scenic Highway. As a result, the impact to scenic resources would be less‐than‐significant.  

(d) Create a new source of substantial light or glare 

The site is currently vacant with no on‐site lighting. The proposed project would include new 
sources of light to illuminate the interior and exterior of the residential buildings and garages.  
In addition, pursuant to Municipal Code Section 19.30.070, lighting would be provided in the 
parking areas for safety and security. This lighting would be typical of lighting found in existing 
residential developments to the east and north. 

The project is required to comply with Municipal Code Section 19.22.060, which regulates light 
and glare from interior and exterior lighting and requires lighting to be shielded or modified to 
prevent spillover of light or glare onto adjoining properties (City of Novato, 2012). Lighting on 
the project site would be required to comply with these requirements, and would also be 
partially shielded from adjacent properties by the vegetation around the perimeter of the site.  

Light and glare from vehicles entering and exiting the site would be partially blocked by the 
existing wall that lines the residential neighborhood to the north, as well as the proposed wall 
and garages that would line the northern and southwestern boundaries, respectively, of the 
project site.  As indicated in the Project Description, staff analysis has indicated that the project 
is designed in a manner consistent with the Hamilton Design Guidelines, which require that 
lighting does not intrude on adjacent property or glare into drivers’ eyes.  The guidelines also 
require that new metal walls or roof materials, if utilized, include a factory‐applied finish to 
minimize reflectivity. 

Therefore, the project would result in a less‐than‐significant impact related to light and glare. 

Source(s) 

Caltrans. 2016. “California Scenic Highway Mapping System: Marin County.” Accessed March 
28, 2016. http://www.dot.ca.gov/hq/LandArch/16_livability/scenic_highways/  

City of Novato. 1996. City of Novato General Plan. Adopted March 8, 1996. 
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City of Novato. 2012. The Revised General Ordinances of the City of Novato; Municipal Code. 
With Amendments. Light and Glare, 19.22.060. Accessed March 28, 2016. 
https://www.municode.com/library/ca/novato/codes/code_of_ordinances.   
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Agriculture and Forestry Resources 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

2.  AGRICULTURE RESOURCES.  In determining whether impacts to agricultural resources are significant 
environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California Department of Conservation as an optional model 
to use in assessing impacts on agriculture and farmland.  In determining whether impacts to forest 
resources, including timberland, are significant environmental effects, lead agencies may refer to 
information compiled by the California Department of Forestry and Fire Protection regarding the state’s 
inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy 
Assessment project; and forest carbon measurement methodology provided in Forest Protocols 
adopted by the California Air Resources Board.  Would the project: 

a)  Convert Prime Farmland, Unique Farmland, or Farmland 
of Statewide Importance (Farmland), as shown on the 
maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, 
to non‐agricultural use? 

      X 

b)  Conflict with existing zoning for agricultural use, or a 
Williamson Act contract? 

      X 

c)  Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources 
Code section 4526), or timberland zoned Timberland 
Production (as defined by Government Code section 
51104(g))? 

      X 

d)  Result in the loss of forest land or conversion of forest 
land to non‐forest use? 

      X 

e)  Involve other changes in the existing environment which, 
due to their location or nature, could result in conversion 
of Farmland to non‐agricultural use or conversion of 
forest land to non‐forest use? 

      X 
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(a–e) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 
(farmland); conflict with existing zoning for agricultural use or a Williamson Act contract; 
conflict with existing zoning for forest land; result in the loss of forest land, involve other 
changes resulting in a conversion of farmland or forest land 

The project site is not designated as prime farmland, unique farmland, or farmland of Statewide 
or local Importance (FMMP, 2014).  The project site is not zoned for agricultural use or subject 
to a Williamson Act contract (DOC, 2016; Novato, 2014a; 2014b).  It is not designated as forest 
land or zoned for forest land uses.  The site is not currently used for farmland or forestland 
uses.  Therefore, no impact to farmland, agricultural uses or forest land would occur. 

Source(s) 

Department of Conservation (DOC).  2016.  Marin County Williamson Act FY 2015/2016.   

Farmland Mapping and Monitoring Program (FMMP).  2012.  Marin County Important Farmland 
2012.  2014. 

Novato, City of.  2014a.  General Plan Land Use Map LU1. 

Novato, City of.  2014b.  Novato Zoning Map.       
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Air Quality 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

3.  AIR QUALITY.  Where available, the significance criteria established by the applicable air quality 
management or air pollution control district may be relied upon to make the following determinations.  
Would the project: 

a)  Conflict with or obstruct implementation of the 
applicable air quality plan? 

    X   

b)  Violate any air quality standard or contribute to an 
existing or projected air quality violation?  

  X     

c)  Result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is non‐
attainment under an applicable federal or state ambient 
air quality standard (including releasing emissions which 
exceed quantitative thresholds for ozone precursors)? 

  X     

d)  Expose sensitive receptors to substantial pollutant 
concentrations? 

    X   

e)  Create objectionable odors affecting a substantial 
number of people? 

    X   

 

The Bay Area Air Quality Management District (BAAQMD) adopted updated CEQA Air Quality 
Guidelines, including thresholds of significance, in May 2011. The Air Quality Guidelines advise 
lead agencies on how to evaluate potential air quality impacts, including establishing 
quantitative and qualitative thresholds of significance. The thresholds BAAQMD adopted were 
set aside by an Alameda County Superior Court ruling in March 2012. In May 2012, BAAQMD 
updated its CEQA Air Quality Guidelines to continue to provide direction on recommended 
analysis methodologies, but without recommended quantitative significance thresholds. In 
August 2013, the First District Court of Appeal reversed the Superior Court judgment and 
upheld the BAAQMD’s CEQA thresholds.  

In December 2015, the California Supreme Court held that CEQA does not generally require an 
agency to consider the effects of existing environmental conditions on a proposed project’s 
future users or residents, such as the effects of toxic air contaminants and fine particulate 
matter from existing sources on future residents or users of a project.  Nevertheless, the 
Supreme Court stated that lead agencies still must evaluate existing environmental conditions 
in order to assess whether a project could exacerbate hazards that are already present.  The 
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Supreme Court did not apply a holding to reach a conclusion on the validity of BAAQMD’s 
receptor thresholds.  Instead, the Supreme Court remanded the case to the Court of Appeal to 
decide the question in light of the Court’s opinion.  As of the date of this document, BAAQMD 
has not formally re‐instated the thresholds. 

The air quality impact analysis below uses the previously‐adopted 2011 thresholds of the 
BAAQMD to determine the potential impacts of the project. While the significance thresholds 
adopted by BAAQMD in May 2011 are not currently recommended by the BAAQMD, these 
thresholds are based on substantial evidence identified in BAAQMD’s 2009 Justification Report 
(BAAQMD, 2009) and local agencies, such as the City of Novato, may rely on the BAAQMD 
thresholds. 

 (a) Consistent with air quality plans 

The San Francisco Bay Area Air Basin (SFBAAB) is classified by BAAQMD as non‐attainment for 
ozone and inhalable particulates (PM10). To address these exceedances, BAAQMD, in 
cooperation with the Metropolitan Transportation Commission and the Association of Bay Area 
Governments, prepared the Bay Area 2005 Ozone Strategy (BAOS) in September 2005 and 
Particulate Matter Implementation Schedule (PMIS) in November 2005. The PMIS discusses 
how BAAQMD implements the California Air Resources Board’s 103 particulate matter control 
measures.  Later, BAAQMD adopted the 2010 Bay Area Clean Air Plan (Plan), which updates the 
BAOS.  

BAAQMD guidance states that “if approval of a project would not result in significant and 
unavoidable air quality impacts, after the application of all feasible mitigation, the project 
would be considered consistent with the 2010 [Plan]” (BAAQMD, 2010a).  As indicated under 
Environmental Topics 3(b) through 3(e), below, the project would not result in significant and 
unavoidable air quality impacts.  Therefore, the project would be consistent with the Plan, and 
the impact would be less than significant.  

(b–c) Criteria air pollutant emissions 

As indicated under Topic 3(a), above, the SFBAAB is classified by BAAQMD as non‐attainment 
for ozone and inhalable particulates (PM10).  BAAQMD prepared screening criteria in the 2011 
BAAQMD CEQA Guidelines to indicate the minimum development size (by land use category) at 
which air pollutant emissions could exceed significance thresholds and result in potentially 
significant impacts related to violation of air quality standards or cumulatively considerable net 
increase of any criteria pollutant for which the project region is non‐attainment. The Guidelines 
included the following screening criteria for single‐family residential use based on the above 
thresholds: 325 single‐family units for operational emissions and 114 units for single‐family 
residences for construction emissions. The Guidelines also specified that the project must also 
meet two other criteria: (1) the BAAQMD’s Basic Construction Mitigation Measures must be 
implemented during construction; and (2) the project does not include demolition, 
simultaneous occurrence of more than two construction phases, simultaneous construction of 
more than one land use type; extensive site preparation; or extensive material transport (more 
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than 10,000 cubic yards of soil).  As further explained below, the project would meet these 
criteria, and therefore the impact would be less than significant with mitigation. 

To confirm that the project would not violate any air quality standard or contribute to an 
existing or projected air quality violation, or to result in a cumulatively considerable net 
increase of any criteria pollutant for which the project region is non‐attainment, a quantified air 
quality analysis was prepared for both construction and operational phases of the proposed 
project.   

Construction‐Related Emissions 

Fugitive Dust Emissions 

Project‐related excavation, grading, and other construction activities at the project site may 
cause wind‐blown dust that could generate particulate matter into the atmosphere. Fugitive 
dust includes not only PM10 and PM2.5 that could contribute to violation of air quality standards, 
but also larger particles that can represent a nuisance impact.   Dust can be an irritant, causing 
watering eyes or irritation to the lungs, nose, and throat. 

Depending on exposure, adverse health effects can also occur due to specific contaminants, 
such as lead or asbestos from existing buildings, or contaminated soils from excavation, that 
may be constituents of dust. As further explained in Section 8, Hazards and Hazardous 
Materials, the project site was formerly part of Hamilton Army Air Field and was designated for 
temporary housing during air field operations.  Multiple barracks and parking lots were located 
on and adjacent to the project site from at least 1952 to 1993.  Since at least 1998, the project 
site has been cleared and undeveloped.  There are no open or closed hazardous materials 
investigations associated with the project site, and the site is not included on a list of hazardous 
materials sites compiled pursuant to Government Code Section 65962.5.  Therefore, fugitive 
dust emissions are not anticipated to contain contaminated soils. 

BAAQMD recommends using specific best management practices, which have been a practical 
and effective approach to control fugitive dust emissions and reduce impacts to a less‐than‐
significant level. The guidelines note that individual measures have been shown to reduce 
fugitive dust by anywhere from 30 percent to more than 90 percent and conclude that projects 
that implement these measures will reduce fugitive dust emissions to a less‐than‐significant 
level.  To ensure implementation of these measures, they are identified herein as Mitigation 
Measure AIR‐1, below. 

Tailpipe Emissions 

Project‐related construction would generate air pollutant emissions through the use of heavy‐
duty construction equipment, from vendor trucks, and from construction workers traveling to 
and from the project site. Mobile source emissions, primarily NOx, would be generated from 
the use of construction equipment, such as excavators, bulldozers, wheeled loaders, and fork 
lifts. During the finishing phase, paving operations and the application of asphalt, architectural 
coatings (i.e., paints) and other building materials would release ROG. The assessment of 
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construction air quality impacts considers each of these sources, and recognizes that 
construction emissions can vary substantially from day to day, depending on the level of 
activity, the specific type of operation, and (for dust) the prevailing weather conditions.  

The CalEEMod model (version 2013.2.2) was used to quantify construction emissions associated 
with off‐road equipment, paving, architectural coatings, on‐road worker vehicle emissions and 
vendor delivery trips.  Construction was assumed to occur over a 12‐month period in 2017.  As 
indicated in Section 6, Geology and Soils, the project would require an average of 4 feet of 
excavation and replacement across the site.  This would require up to 9,680 cubic yards of soil 
to be hauled.  The analysis uses CalEEMod’s default construction equipment assumptions, 
which are based on site acreage and assumed standard (non‐mitigated) engine types. 

Estimated daily emissions generated by construction equipment and haul trucks are presented 
in Table 2: Project Daily Construction Emissions. As indicated in this table, construction exhaust 
emission estimates would not exceed the listed significance thresholds. 

Table 2:  Project Daily Construction Emissions 

Emission 

Pollutant  

ROG  NOx  PM10 (Exhaust)  PM2.5 (Exhaust) 

Construction 
(lb/day) 

5.1  14.7  0.9  0.8 

Threshold 
(lb/day) 

54  54  82  54 

Source: CalEEMod v. 2013.2.2 and Kimley‐Horn and Associates, 2016. 

 

Operational Emissions 

When all project lots are developed and homes are occupied, project residents would generate 
operational criteria pollutant emissions from both area and mobile sources associated with 
normal daily residential activities. Area source emissions would be associated with increased 
demand for energy by project residents. Mobile emissions would be generated by the use of 
motor vehicles by project residents.  

Project‐generated stationary area source and mobile source emissions were calculated using 
CalEEMod operational defaults.  Inputs were entered for project trip generation based upon the 
traffic study prepared for this Initial Study.  The results are presented in Table 3: Project Daily 
Operations Emissions. As indicated in Table 3, emissions from the proposed project would not 
exceed significance thresholds for ROG, NOX, PM10 and PM2.5.  Therefore, operational impacts 
would be considered to be less than significant.  
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Table 3:  Project Daily Operations Emissions 

Emission 

Pollutant  

ROG  NOx  PM10 (Exhaust)  PM2.5 (Exhaust) 

Operations 
(lb/day) 

1.81  0.99  0.66  0.01 

Threshold 
(lb/day) 

54  54  82  54 

Source: CalEEMod v. 2013.2.2 and Kimley‐Horn and Associates, 2016. 

 

Regarding carbon monoxide (CO), a project could generate a CO hot spot if it increases traffic 
volumes at affected intersections to more than 44,000 vehicles per hour. The transportation 
study shows the maximum traffic volumes that would occur with the project would be 
substantially less than 44,000 vehicles per hour at any study intersection (see Topic 17, 
Transportation and Circulation). Therefore, CO hot spot impacts would be less than significant   

Cumulative Criteria Air Pollutants 

In developing potential significance thresholds, BAAQMD recognized that no single project is 
sufficient in size, by itself, to result in nonattainment of ambient air quality standards. Instead, a 
project’s individual emissions contribute to existing cumulatively significant adverse air quality 
impacts. If a project’s contribution to the cumulative impact is considerable, then the project’s 
impact on air quality would be considered significant. Therefore, the assessment of direct air 
quality impacts related to criteria air pollutants represents a cumulative analysis.  Cumulative 
impacts related to non‐attainment of air quality standards would be less‐than‐significant. 

(d) Expose sensitive receptors to pollutant concentrations 

BAAQMD specifically defines sensitive receptors as facilities or land uses that include members 
of the population that are particularly sensitive to the effects of air pollutants, such as children, 
the elderly, and people with illnesses. Examples include schools, hospitals and residential areas. 
The nearest sensitive receptors are the residential uses immediately to the east, as well as the 
residential uses approximately 50 feet to the north across Hamilton Parkway.  Additional 
sensitive receptors include the South Novato Library, located 330 feet west, the existing Novato 
Charter School and Northbay Children’s Center 500 feet southwest, and the Wonder Nook 
Preschool, approximately 900 feet west.   

Construction of the project would result in short‐term diesel exhaust emissions (DPM), which 
are defined as toxic air contaminants (TACs), from onsite heavy‐duty equipment, as well as 
from soils‐hauling activities. Exposure of sensitive receptors is the primary factor used to 
determine health risk. Exposure is a function of the concentration of a substance or substances 
in the environment and the extent of exposure that person has with the substance.  

According to the Office of Environmental Health Hazard Assessment (OEHHA), health risk 
assessments, which determine the exposure of sensitive receptors to toxic emissions, should be 
based on a 70‐year exposure period.  As explained in the BAAQMD Guidelines, “current models 

347



City of Novato  Hamilton Cottages 
  Initial Study | Page 20 

 
7/21/16 

and methodologies for conducting health risk assessments are associated with longer‐term 
exposure periods of 9, 40, and 70 years, which do not correlate well with the temporary and 
highly variable nature of construction activities.” 

The State Office of Environmental Health Hazard Assessment (OEHHA) recommends that 
districts assume a minimum of two years of exposure for health risk analysis (BAAQMD, 2011).  
Based on the estimated construction duration of one year, construction activities would fall 
below the minimum two‐year exposure criteria for preparation of a Health Risk Assessment.  
Further, although on‐road heavy‐duty diesel vehicles and off‐road equipment would be used 
during construction, emissions would be temporary and variable in nature and would not be 
expected to expose sensitive receptors to substantial air pollutants. Furthermore, the proposed 
project would be subject to, and would comply with, California regulations1 limiting idling to no 
more than five minutes, which would further reduce nearby sensitive receptor exposure to 
temporary and variable DPM emissions.  Finally, based on the BAAQMD Guidelines for 
conducting health risk assessments, the project’s construction period would not trigger longer‐
term exposure periods of 9, 40 and 70 years that are typical of health risk assessment.  As such, 
the limited construction duration of these project components would be sufficient to avoid TAC 
health impacts to nearby sensitive receptors. 

BAAQMD recommends that risk and hazard screening analyses identify all emission sources 
within 1,000 feet of a project site.  Common stationary source types of TAC and PM2.5 emissions 
include gasoline stations, dry cleaners, and diesel backup generators, all of which are subject to 
BAAQMD permit requirements.  Regarding mobile sources, proposed projects that would 
attract high numbers of diesel‐operated equipment—such as distribution centers, quarries, or 
manufacturing facilities—would potentially expose existing or future sensitive receptors to 
substantial risk levels or health hazards (BAAQMD, 2011).  No such uses are located within 
1,000 feet of the project site.  The nearest permitted stationary source is an emergency backup 
generator at the Verizon Wireless tower off San Jose Drive, more than 1,400 feet southeast of 
the project site (BAAQMD, 2012).  Moreover, the proposed project is a 16‐unit residential 
project that would not include permitted stationary source generators of toxic air 
contaminants.  

Therefore the impacts to sensitive receptors from pollutant concentrations would be less than 
significant.   

Cumulative TAC Emissions 

The SMART Final Environmental Impact Report indicates that the proposed project would be 
located sufficiently distant from the SMART alignment and associated station that train‐related 
DPM emissions would be less than significant (SMART, 2006; 2008).   

                                                 

1 California Code of Regulations, Title 13, Division 3, § 2485 (on‐road) and § 2449(d)(2) (off‐road). 
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(e) Odors 

Land uses associated with odor complaints typically include wastewater treatment plants, 
landfills, confined animal facilities, composting stations, food manufacturing plants, refineries, 
and chemical plants. Although the project would include compost bins in the Community 
Garden near the southeast corner of the project site, these bins would be typical of those found 
in residential areas within the City of Novato and would not result in substantial new odors 
affecting a substantial number of people.  

Operation of diesel equipment on‐site, as well as from architectural coatings and asphalt off‐
gassing, could generate construction‐related odors.  These odors would be short‐term in nature 
and would cease soon after project completion. Impacts to adjacent land uses would be less 
than significant.    

Mitigation Measures – Air Quality (AIR) 

Mitigation Measure AIR‐1:  BAAQMD‐Recommended Construction Mitigation Measures 

To limit the project’s construction‐related dust and criteria pollutant emissions, the 
following Bay Area Air Quality Management District (BAAQMD)‐recommended 
Mitigation Measures shall be included in the project’s grading plan, building plans, and 
contract specifications:  

a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 
unpaved access roads) shall be watered two times per day. Recycled water should 
be used wherever feasible. 

b. All haul trucks transporting soil, sand, or other loose material off‐site shall be 
covered. 

c. All visible mud or dirt track‐out onto adjacent public roads shall be removed using 
wet power vacuum street sweepers at least once per day.  The use of dry power 
sweeping is prohibited. 

d. All vehicle speeds on unpaved roads shall be limited to 15 mph. 

e. All roadways, driveways, and sidewalks to be paved shall be completed as soon as 
possible. 

f. Idling times shall be minimized either by shutting equipment off when not in use or 
reducing the maximum idling time to five minutes (as required by the California 
airborne toxics control measure Title 13, Section 2485 of California Code of 
Regulations [CCR]).  Clear signage shall be provided for construction workers at all 
access points. 

g. All construction equipment shall be maintained and properly tuned in accordance 
with manufacturer’s specifications.  All equipment shall be checked by a certified 
mechanic and determined to be running in proper condition prior to operation. 
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h. Post a publicly visible sign with the telephone number and person to contact at the 
City regarding dust complaints.  This person shall respond and take immediate 
corrective action. The BAAQMD’s phone number shall also be visible to ensure 
compliance with applicable regulations. 

i. All exposed surfaces shall be watered at a frequency adequate to maintain minimum 
soil moisture of 12 percent. Moisture content can be verified by lab samples or 
moisture probe. 

j. All excavation, grading, and/or demolition activities shall be suspended when 
average wind speeds exceed 20 mph. 

k. Wind breaks (e.g., trees, fences) shall be installed on the windward side(s) of actively 
disturbed areas of construction. Wind breaks should have at maximum 50 percent 
air porosity. 

l. Vegetative ground cover (e.g., fast‐germinating native grass seed) shall be planted in 
disturbed areas as soon as possible and watered appropriately until vegetation is 
established. 

m. The simultaneous occurrence of excavation, grading, and ground‐disturbing 
construction activities on the same area at any one time shall be limited. Activities 
shall be phased to reduce the amount of disturbed surfaces at any one time. 

n. All trucks and equipment, including their tires, shall be washed off prior to leaving 
the site. 

o. Site accesses to a distance of 100 feet from the paved road shall be treated with a 6 
to 12 inch compacted layer of wood chips, mulch, or gravel. 

p. Sandbags or other erosion control measures shall be installed to prevent silt runoff 
to public roadways from sites with a slope greater than one percent. 

q. Minimizing the idling time of diesel powered construction equipment to two 
minutes. 

r. The project shall develop a plan demonstrating that the off‐road equipment (more 
than 50 horsepower) to be used in the construction project (i.e., owned, leased, and 
subcontractor vehicles) would achieve a project wide fleet‐average 20 percent NOX 
reduction and 45 percent PM reduction compared to the most recent CARB fleet 
average. Acceptable options for reducing emissions include the use of late model 
engines, low‐emission diesel products, alternative fuels, engine retrofit technology, 
after‐treatment products, add‐on devices such as particulate filters, and/or other 
options as such become available. 

s. Use low VOC (i.e., ROG) coatings beyond the local requirements (i.e., Regulation 8, 
Rule 3: Architectural Coatings). 
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t. Requiring that all construction equipment, diesel trucks, and generators be 
equipped with Best Available Control Technology for emission reductions of NOx 
and PM. 

u. Requiring all contractors use equipment that meets CARB‘s most recent certification 
standard for off‐road heavy duty diesel engines. 

Source(s) 

BAAQMD.  2009.  Revised Draft Guidelines and Justification Report.   

BAAQMD.  2010.  CEQA Tables for Air Toxics Evaluation During Construction.  May. 

BAAQMD.  2011.  California Environmental Quality Act Air Quality Guidelines.  May 2011. 

BAAQMD.  2012.  Stationary Source Screening Analysis Tool, Marin‐Sonoma. 

Sonoma‐Marina Area Rail Transit (SMART).  2006.  Sonoma‐Marina Area Rail Transit Project 
Final Environmental Impact Report.  Available Online: 
http://www2.sonomamarintrain.org/index.php/docs/eir/.  June. 

Sonoma‐Marina Area Rail Transit (SMART).  2008.  Sonoma‐Marina Area Rail Transit Project 
Final Supplemental Environmental Impact Report.  Available Online: 
http://www2.sonomamarintrain.org/index.php/docs/eir/.  July. 
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Biological Resources 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

4.  BIOLOGICAL RESOURCES.  Would the project: 

a)  Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified 
as a candidate, sensitive, or special‐status species in local 
or regional plans, policies, or regulations, or by the 
California Department of Fish and Game or U.S. Fish and 
Wildlife Service? 

      X 

b)  Have a substantial adverse effect on any riparian habitat 
or other sensitive natural community identified in local 
or regional plans, policies, regulations, or by the 
California Department of Fish and Game or U.S. Fish and 
Wildlife Service?  

    X   

c)  Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water 
Act (including, but not limited to, marsh, vernal pool, 
coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

      X 

d)  Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery 
sites? 

  X     

e)  Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance?  

    X   

f)  Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation 
Plan, or other approved local, regional, or state habitat 
conservation plan? 

      X 

 

A Biological Resources Assessment was prepared for the proposed project (Zander Associates, 
2016, including in Appendix B).  The analysis below presents a summary of that assessment. 
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Existing Setting 

Vegetation 

The project site is currently a vacant field characterized by non‐native, ruderal (disturbed) 
grassland with scattered native and non‐native trees and shrubs. Trees and shrubs grow 
primarily along the margins of a surfaced (gravel/asphalt paving) entrance and parking area at 
the site’s northern border along Hamilton Parkway. These trees and shrubs include a few native 
coast live oak (Quercus agrifolia), a large multistemmed willow (Salix sp.), a non‐native Canary 
palm (Phoenix canariensis), a non‐native Lombardy poplar (Populus nigra), several coyote brush 
(Baccharis pilularis) shrubs and a mix of others. A cluster of a few large coast live oak and other 
trees and shrubs occurs just offsite to the west under one of the towers supporting the high 
voltage power lines along the western boundary. Planted street trees (sycamores) and some 
shrubby ornamental plants (e.g. roses, lavender) line Hamilton Parkway. Coyote brush, a native 
colonizer of disturbed sites, is the only shrubby species of note amidst the disturbed grasslands 
that dominate most of the parcel. A few native willows, coyote brush, invasive weeds like 
Pampas grass (Jubata sp.) and landscape ornamentals (e.g. wisteria, potato vine) also occur 
along the fenceline with adjacent residents on the eastern boundary of the site. 

Otherwise, the grasslands support primarily non‐native grasses like ripgut brome (Bromus 
diandrus), Mediterranean barley (Hordeum marinum), perennial rye (Festuca perennis), wild 
oats (Avena fatua) and weedy herbaceous species including Italian fennel (Foeniculum vulgare), 
storksbill (Erodium sp.), curly dock (Rumex crispus), sheep sorrel (Rumex acetosella), wild radish 
(Raphanus raphanistrum), star thistle (Centauria solstitialis) and vetch (Vicia sativa). 

Wildlife 

Common rodents, reptiles, birds and other animals typically found in ruderal grassland fields 
could occur on the site, but the absence of suitable habitat conditions and close proximity to 
suburban areas would limit extensive wildlife use. Observed on the project site were western 
fence lizards (Sceloporus occidentalis) along the eastern fenceline of the property, signs                                           
(burrows) of Botta pocket gopher (Thomomys bottae) in the field, a feral cat crossing the 
southerly part of the site, and several common birds foraging in the trees and grasslands. 

(a) Substantial adverse effect on candidate, sensitive, or special status species 

Special status species are defined as plants and animals listed, proposed for listing, or 
candidates for listing as threatened or endangered by the U.S. Fish and Wildlife Service 
(USFWS) under the Federal Endangered Species Act (ESA); those listed or proposed for listing as 
rare, threatened, or endangered by the California Department of Fish and Wildlife (CDFW) 
under the California Endangered Species Act (CESA); plants occurring on Lists 1B or 2 of the 
California Native Plant Society (CNPS) Inventory of Rare and Endangered Vascular Plants of 
California (CNPS 2016); and animals designated as “Species of Special Concern” by CDFW. 
Nesting migratory birds and raptors, protected by the Migratory Bird Treaty Act (16 USC 703) 
and the California Fish and Game Code (Section 3503.5), are also afforded special status. 
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Based on a reconnaissance‐level site survey, prior site disturbance and non‐native vegetative 
habitat, conditions do not exist to support special‐status species.  Seasonal surveys for special‐
status plants and/or protocol‐level surveys for special‐status animals (with the exception of bird 
nesting surveys, below) would not be warranted. 

Birds and active nests are protected by the Migratory Bird Treaty Act of 1918. If construction 
activities occur during the bird nesting season (typically February 1st through July 31st), nesting 
birds could be disturbed by construction noise and tree removal, which would be considered a 
significant impact. With implementation of Mitigation Measure BIO‐1: Nesting Bird Surveys, the 
impact would be less than significant. 

(b) Substantial adverse effect on natural communities 

The project site is a small remnant of what may have been more extensive grassland and/or 
scrub areas prior to military use, but the site does not currently constitute sensitive natural 
communities (e.g. riparian habitat, native grasslands) for native populations of plants or 
animals.  No suitable habitat for rare, threatened, endangered or otherwise special‐status 
plants are present on the project site.  Almost all of the special‐status animal species with the 
potential to occur within five miles of the project site are associated with habitat types that do 
not occur on the site. As indicated under Topic 4(3), below, there are no local or regional 
biological resource protection plans applicable to the project site.  Although the site may 
provide some opportunities for local wildlife adapted to urban areas (e.g. rodents, small reptiles 
and foraging/possibly nesting birds), the loss of 1.5 acres of such isolated, marginal habitat does 
not pose a biological resource constraint. 

Common birds and possibly raptors (discussed under Environmental Topic 4(a), above) could 
nest in the few trees, shrubs and even grasslands on the site, or in nearby trees offsite, 
although none were observed during the March 2016 site visit.  The impact to natural 
communities would be less than significant. 

(c) Substantial adverse effect on wetlands 

Based on a site visit in March 2016, the project site has no areas of ponding, flow lines, 
saturation, concentrations of hydrophytic (moisture‐tolerant) plants or other indicators of 
stream flow or wetlands. The National Wetlands Inventory (NWI) and National Resources 
Conservation Service (NRCS) mapping confirm the absence of any previously identified areas of 
concern.  As such, there are no “waters of the United States” or wetlands on the project site 
that would be affected by the project.  There would be no impact to wetlands. 

(d) Interfere or impede the movement of migratory fish or wildlife 

Under CEQA, impacts on wildlife movement are considered significant if a project would 
interfere substantially with the movement of native resident or migratory fish or wildlife 
species or with established native resident or migratory wildlife corridors, or impede the use of 
native wildlife nursery sites. The project site and property to the south are vacant and highly 
disturbed.  Properties to the north and east are suburban in nature, and properties to the west 
and southeast are industrial and institutional in nature.  U.S. 101 and the SMART tracks run west of 
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the project site.  Given the proximity of the project site to existing development, U.S. 101, and 
the SMART line, the project site is not known or expected to be a part of or contain any native 
resident or migratory fish or wildlife species, any regionally important terrestrial movement 
corridors that connect large regional open space areas, or any native wildlife nursery sites. The 
impact to migratory fish or wildlife would be less than significant.   

(e) Conflict with local policies or ordinances such as a tree preservation policy or ordinance 

The project would require removal of all existing onsite trees and vegetation.  It would not 
require removal or replacement of the sycamore trees lining Hamilton Parkway.  

Heritage Trees 

The City of Novato Municipal Code Chapter 17, Trees and Shrubs, defines a “heritage tree” as 
“any native or non‐native woody plant: (1) characterized by having a major trunk or trunks of a 
diameter of 24 inches (circumference of 75 inches) or more measured at 24 inches above 
existing grade; or (2) any other so designated by the city council based upon a finding that it has 
special historical associations due to its age, character, species, or location.”  There are no trees 
on the site that qualify as a heritage tree. 

Woodland and Forest Resources 

The City of Novato Municipal Code Section 19.39 contains policies related to the preservation 
and protection of woodlands and forest resources. The project site is highly disturbed and was 
formerly developed as part of the Hamilton Army Air Field.  It does not contain mature native 
trees, or woodland or forest resources2 as determined by the Community Development 
Director.  

Based on these observations, the project would not conflict with Municipal Code Sections 17 or 
19.39 or Chapter 17.  The impact to tree preservation would be less than significant with 
mitigation. 

 (f) Conflict with adopted habitat conservation or natural community conservation plans 

There is no adopted habitat conservation plan or natural community plan that covers the 
project site. The proposed project would not conflict with any approved local, regional, or State 
habitat conservation plan.  There would be no impact as a result of a conflict with an adopted 
habitat or natural community conservation plan. 

                                                 

2 For the purposes of this assessment, native trees, forest and woodland resources are defined as individuals or 
groups of native trees and associated native vegetation and wildlife habitat that occur in a relatively natural setting 
in which normal regeneration, growth and ecological processes can take place to sustain those resources. 
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Mitigation Measures – Biological Resources (BIO) 

Mitigation Measure BIO‐1:  Nesting Bird Surveys  

Tree removal and vegetation clearing on the project site shall take place outside of the 
bird nesting season (February 1st through July 31st).  If tree removal and vegetation 
clearing cannot take place outside of this timeframe, a qualified biologist shall conduct 
pre‐construction surveys for nesting birds and raptors.  If active nests are located in 
trees to be removed or nearby (within 200 feet), or in other vegetation to be removed 
on the site, tree removal and vegetation clearing shall be suspended until the young of 
the year have fledged and the nest(s) is/are no longer active, as determined by a 
qualified biologist.  

Source(s) 

Zander Associates.  2016.  Biological Resources Assessment: Hamilton Cottages Project, Novato, 
CA.  April.   
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Cultural Resources 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

5.  CULTURAL RESOURCES.  Would the project: 

a)  Cause a substantial adverse change in the significance of 
a historical resource as defined in CEQA Guidelines 
section 15064.5? 

      X 

b)  Cause a substantial adverse change in the significance of 
an archaeological resource pursuant to section 15064.5? 

  X     

c)  Directly or indirectly destroy a unique paleontological 
resource or site or unique geologic feature? 

  X     

d)  Disturb any human remains, including those interred 
outside of formal cemeteries? 

    X   

e)      Cause a substantial adverse change in the significance of 
a tribal cultural resource as defined in Public Resources 
Code 21074? 

  X     

 

(a) Historic resources 

There are no existing buildings or structures on the project site.  The project site is located 
outside the Hamilton Air Field Discontinuous Historic District and is not located near any 
structures noted as contributors to the District.  No historic architectural resources would be 
affected.  There would be no impact to historic resources. 

(b) Archaeological resources 

The Hamilton Field Master Plan indicates that there are no known archaeological resources at 
the project site. Regardless, there remains a small possibility that buried prehistoric resources 
could be encountered or damaged, which would result in a potentially significant impact.  
Novato General Plan CI Policy 30 includes specific requirements for accidental discovery of 
archaeological resources.  These requirements are incorporated into Mitigation Measure CUL‐1, 
Archaeological Resources, which would reduce this impact to a less‐than‐significant level. 

(c) Paleontological/unique geological resources 

Paleontological resources are the fossilized remains of plants and animals, including 
vertebrates, invertebrates, and microscopic plants and animals. The age and abundance of 
fossils depend on the location, topographic setting, and particular geologic formation in which 
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they are found. Fossil discoveries not only provide an historic record of past plant and animal 
life, but may assist geologists in dating rock formations. There are no records of invertebrate, 
vertebrate, microfossil, or paleobotanical fossils in Novato. The potential for encountering 
paleontological resources, however, cannot be completely eliminated. Implementation of 
Mitigation Measure CUL‐2 would ensure associated impacts are reduced to a less‐than‐
significant level.  

Additionally, no unique geological features are present on the site. Therefore, development of 
the site would not result in significant impacts on unique geological features. 

(d) Human remains 

No known human remains are known to be located on the project site. Pursuant to Section 
7050.5 of the Health and Safety Code, if human remains are discovered, there shall be no 
further excavation or disturbance of the discovery site or any nearby area reasonably suspected 
to overlie adjacent human remains until the project applicant has complied with the provisions 
of State CEQA Guidelines Section 15064.5(e). In general, these provisions require that the 
County Coroner be notified immediately. If the remains are found to be Native American, the 
County Coroner is required to notify the Native American Heritage Commission within 24 hours. 
The most likely descendant of the deceased Native American is notified by the Commission and 
given the chance to make recommendations for the remains. If the Commission is unable to 
identify the most likely descendent, or if no recommendations are made within 24 hours, 
remains may be reinterred with appropriate dignity elsewhere on the property in a location not 
subject to further subsurface disturbance. If recommendations are made and not accepted, the 
Native American Heritage Commission will mediate. These requirements have been 
incorporated into Mitigation Measure CUL‐3.  With implementation of this mitigation measure, 
the impact to human remains would be less than significant. 

(e) Tribal cultural resource 

Assembly Bill 52 establishes a consultation process with all California Native American Tribes for 
tribal cultural resources.  The law requires that the lead agency, within 14 days of 
determination that a project application is complete, shall provide written notification to the 
tribes that requested placement on the notification list (or to tribes identified for the City of 
Novato by the Native American Heritage Commission).  Tribes have 30 days to respond to 
request formal consultation. The City of Novato informed local tribes of the proposed project 
but did not receive any requests for consultation. 

As indicated under Topic 5(b), above, there is a small possibility that buried prehistoric 
resources could be encountered or damaged.  Such prehistoric resources may qualify as tribal 
cultural resources.  Therefore, the project could result in a potentially significant impact to 
tribal cultural resources. Implementation of Mitigation Measure CUL‐1 would reduce the 
impact to a less‐than‐significant level. 
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Mitigation Measures – Cultural Resources (CUL) 

Mitigation Measure CUL‐1: Archaeological and Tribal Cultural Resources 

Construction personnel involved with earthmoving shall be alerted to the potential for 
the discovery of prehistoric materials.  Prehistoric archaeological materials might include 
obsidian and chert flaked‐stone tools (e.g., projectile points, knives, scrapers) or 
toolmaking debris; culturally darkened soil (“midden”) containing heat‐affected rocks, 
artifacts, or shellfish remains; and stone milling equipment (e.g., mortars, pestles, 
handstones, or milling slabs); and battered stone tools, such as hammerstones and 
pitted stones. Historic‐period materials might include stone, concrete, or adobe footings 
and walls; filled wells or privies; and deposits of metal, glass, and/or ceramic refuse. 

If prehistoric or historic‐period archaeological resources are encountered, all 
construction activities within 50 feet shall halt and the Community Development 
Director shall be notified. A Secretary of the Interior‐qualified archaeologist shall inspect 
the findings within 24 hours of discovery. If it is determined that the project could 
damage a historical resource or a unique archaeological resource (as defined pursuant to 
the CEQA Guidelines), mitigation shall be implemented in accordance with Public 
Resources Code (PRC) Section 21083.2 and Section 15126.4 of the CEQA Guidelines, with 
a preference for preservation in place. Consistent with Section 15126.4(b)(3), this may be 
accomplished through planning construction to avoid the resource; incorporating the 
resource within open space; capping and covering the resource; or deeding the site into 
a permanent conservation easement. If avoidance is not feasible, a qualified 
archaeologist shall prepare and implement a detailed treatment plan in consultation 
with Community Development Department. Treatment of unique archaeological 
resources shall follow the applicable requirements of PRC Section 21083.2. 

Mitigation Measure CUL‐2: Paleontological Resources 

In the event that a paleontological resource (fossilized invertebrate, vertebrate, plant or 
micro‐fossil) is found during construction, excavation within 50 feet of the find shall be 
temporarily halted or diverted until the discovery is evaluated. Upon discovery, the 
Community Development Director shall be notified immediately and a qualified 
paleontologist shall be retained to document and assess the discovery in accordance 
with Society of Vertebrate Paleontology’s 2010 Standard Procedures for the Assessment 
and Mitigation of Adverse Impacts to Paleontological Resources, and recommend 
procedures to be followed before construction is allowed to resume at the location of 
the find. If the Community Development Director determines that avoidance is not 
feasible in light of project design, logistics, and costs, the paleontologist will prepare a 
recommended excavation plan, subject to review and approval by the Community 
Development Director, for mitigating the project’s impact on this resource, including 
preparation, identification, cataloging, and curation of any salvaged specimens. 
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Mitigation Measure CUL‐3: Human Remains 

The following actions are promulgated in Public Resources Code 5097.98 and Health and 
Human Safety Code 7050.5, and pertain to the discovery of human remains. If human 
remains are encountered, excavation or disturbance of the location must be halted in 
the vicinity of the find, and the county coroner contacted. If the coroner determines the 
remains are Native American, the coroner will contact the Native American Heritage 
Commission. The Native American Heritage Commission will identify the person or 
persons believed to be most likely descended from the deceased Native American. The 
most likely descendent makes recommendations regarding the treatment of the 
remains with appropriate dignity. 

Source(s) 

City of Novato.  2014.  City of Novato General Plan.  1996.  Latest Revision May 2014. 
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Geology and Soils 
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6.  GEOLOGY AND SOILS.  Would the project: 

a)  Expose people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or death 
involving: 

       

i)  Rupture of a known earthquake fault, as delineated 
on the most recent Alquist‐Priolo Earthquake Fault 
Zoning Map issued by the State Geologist for the 
area or based on other substantial evidence of a 
known fault? 

      X 

ii)  Strong seismic ground shaking?    X     

iii)  Seismic‐related ground failure, including 
liquefaction? 

  X     

iv)  Landslides?        X 

b)  Result in substantial soil erosion or the loss of topsoil?      X   

c)  Be located on a geologic unit or soil that is unstable, or 
that would become unstable as a result of the project, 
and potentially result in on‐ or off‐site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

    X   

d)  Would the project be located on expansive soil, as 
defined in Table 18‐1‐B of the Uniform Building Code 
(1994), creating substantial risks to life or property? 

    X   

e)  Would the project have soils incapable of adequately 
supporting the use of septic tanks or alternative waste 
water disposal systems where sewers are not available 
for the disposal of waste water? 

      X 

 

A geotechnical investigation was prepared for the project (PJC, 2016) and is included in 
Appendix C.  The discussion below presents the findings of the investigation.  Pursuant to 
Novato Municipal Code Section 6, the investigation must be presented to the City engineer and 
other agencies as required by City, County, State, or federal law prior to commencement of 
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excavation, fill, or grading.  Pursuant to Mitigation Measure GEO‐1, the investigation’s 
recommendations would be implemented pursuant to City Code. 

(a) Seismic hazards 

The San Francisco Bay Area is an active seismic region with activity related to the San Andreas 
fault system, which is a major rift in the earth’s crust that extends for at least 700 miles along 
the California Coast. The project site is located approximately 12.5 miles from the San Andreas 
fault, 5.3 miles from the Hayward Fault, and 8.9 miles from the Rodgers Creek fault. According 
to the Novato General Plan, the most severe earthquake effects would be from the Hayward 
fault.  According the geotechnical report, the primary geotechnical concern in design and 
construction is the presence of artificial fills in the upper soils of the property that are of an 
unknown source and density. 

There is no known active or potentially active faults on the project site, and the project site is 
not in an Alquist‐Priolo fault zone.  As such, the project would not result in seismic hazards 
associated with fault rupture, which is defined as the breaking in ground along a fault line 
during an earthquake.  There would be no impact related to fault rupture.  

Regarding ground‐shaking, the project site would be subject to ground‐shaking during the 
design life of the structures.  Damage varies depending on earthquake location and intensity.  
As indicated in Figure 9, localized “very strong” ground‐shaking (of approximately 8.0 MMI3) 
would occur due to a 7.0 MMI earthquake along the Hayward Fault. Under “very strong” 
groundshaking, one‐ and two‐story wood‐frame buildings experience the following: 

 many items are thrown from walls and shelves and furniture is shifted,  

 chimneys are broken and some collapse (damaging roofs, interiors, and porches), and  

 weak foundations can be damaged (ABAG, 2016). 

Regarding liquefaction, the project site is overlain by artificial fills and discontinuous layers of 
medium to hard sandy clays with clayey sands, and the risk of liquefaction at the site is 
moderate (ABAG, 2016).   

The geotechnical report prepared for the project includes recommendations to reduce impacts 
associated with ground‐shaking, liquefaction, and differential settlement. For the proposed 
project’s post‐tensioned slab foundations, the report recommends excavation of artificial fills 
for their full depth and replacement of the excavation with properly compacted engineered fill 
of  low expansion potential. As an alternative, a portion  of  the  artificial  fills  could  be 

                                                 

3 The Modified Mercalli Intensity (MMI) estimates the intensity of shaking from an earthquake at a specific location 
or over a specific area by considering its effects on people, objects, and buildings. At high intensities (MMI ≥ 6), 
earthquake shaking damages buildings. The severity of the damage depends on the building type, the age of the 
building, and the quality of the construction. Masonry and non‐ductile concrete buildings can be more severely 
damaged than wood‐frame or engineered buildings. Buildings built to older building codes can be more severely 
damaged than recently constructed buildings using newer codes. 
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removed  and  replaced  as  properly compacted fill provided a stabilization fabric  is  placed on 
the grade exposed  and the  foundations  are  designed  to  resist  indicated total  and 
differential  settlements . 

Adherence to the recommendations of the geotechnical report, as required in Mitigation 
Measure GEO‐1, would reduce the impacts from ground‐shaking, liquefaction, and settlement 
to a less‐than‐significant level. 

Regarding landsliding, the project site is located on flat ground and is not in a location that 
would be subject to earthquake‐induced landsliding.  As a result, there would be no impact. 

(b) Erosion 

The project would require an average of 4 feet of excavation and replacement across the site, 
and up to 10 feet in the location of proposed sanitary sewers. Given the site’s flat topography 
and the limited extent of surface disturbance, construction would present a low potential for 
erosion.  

As explained in the Hydrology and Water Quality analysis, below, the project would be subject 
to the National Pollutant Discharge Elimination System (NPDES) Construction General Permit, 
which requires the preparation of a Stormwater Pollution Prevention Plan (SWPPP).  This plan 
would incorporate erosion control measures that would reduce construction erosion impacts.   
In addition, pursuant to Novato Municipal Code Section 05‐23.008, grading would adhere to 
specific standards for cut and fill slopes, retaining walls, setbacks, streets, drainage, erosion 
control, and siltation control. The proposed grading plan will be reviewed as part of the 
entitlement process, and the construction practices and erosion control measures will be 
inspected by the building inspectors and public works inspectors for compliance with these 
standards. 

Therefore, with adherence to existing Statewide and local regulations, erosion impacts would 
be less than significant. 

(c–d) Soil stability 

The project site is nearly level and has a low potential for lateral spreading or lurching.  The 
artificial fill soils on the site have a low plasticity and low expansion potential.  As indicated 
above, the project site has a moderate potential for liquefaction.  Pursuant to Mitigation 
Measure GEO‐1 and Novato Municipal Code Section 6, City engineer review and approval of the 
geotechnical report would ensure that buildings would be constructed in accordance with 
project‐specific geotechnical requirements, which would include post‐tensioned slabs.  
Adherence to the recommendations of the geotechnical investigation—including excavation of 
artificial fills and incorporation of post‐tensioned slab foundations—would reduce soil stability 
impacts to less‐than‐significant levels. 
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(e) Soil capability to support septic tanks or alternative wastewater disposal systems where 
sewers are not available 

The proposed project would not include installation of septic tanks.  As stated in the Project 
Description, sewer laterals would connect the project site to existing sanitary sewer lines.  
Wastewater would exit the site and flow to existing laterals beneath Hamilton Parkway.  Pipe 
sizing and safe bearing loads for project site soils would be in accordance with the Uniform 
Plumbing Code.  Therefore, the project would not result in the construction of septic tanks in 
soils inadequate to support such facilities, and therefore no impact would result.   

Mitigation Measures – Geology and Soils (GEO) 

Mitigation Measure GEO‐1:  Geotechnical Report  

Prior to the issuance of any grading or construction permits, the design‐level 
geotechnical investigation prepared by a licensed professional shall be reviewed and 
approved by the City Engineer.  All design measures, recommendations, design criteria, 
and specifications set forth in the design‐level geotechnical investigation shall be 
implemented as a condition of project approval and incorporated into construction 
documents. 

Source(s) 

PJC & Associates, Inc. (PJC).  2016.  Design Level Geotechnical Investigation, Residential 
Subdivision, Hamilton Cottages, Hamilton Parkway and B Street, Novato, California.  
February 3, 2016. 
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Greenhouse Gas Emissions 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

7.  GREENHOUSE GAS EMISSIONS. Would the project: 

a)  Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment? 

    X   

b)  Conflict with applicable plan, policy or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gases? 

    X   

 

As stated above in the discussion under Environmental Topic 3, Air Quality, the City of Novato 
relies upon on the thresholds within the Options and Justification Report (dated October 2009) 
prepared by BAAQMD. BAAQMD’s recommended thresholds are as follows:  

 Compliance with a Qualified Climate Action Plan or 

 Emissions below one of the following thresholds: 

- 1,100 metric tons of carbon‐dioxide equivalent emissions (MT CO2e) per year; or 

- 6.7 MT CO2e per capita per year (residential) / 4.6 MT CO2e per service 
population per year (mixed use) 

 

For purposes of this report, project compliance with the 1,100 MT CO2e/year threshold is used 
as the primary basis to determine significance. The project’s consistency with operative goals 
and policies of the Novato Climate Change Action Plan that are designed to avoid 
environmental impacts are also analyzed.  

(a) Generate greenhouse gas (GHG) emissions 

Construction Emissions 

BAAQMD’s Options and Justification Report does not recommend a significance threshold for 
construction‐related greenhouse gas emissions. Regardless, to estimate the annual emissions 
that would result from construction activity associated with the proposed project, GHGs from 
construction projects were quantified and compared to operational thresholds. 

This analysis assumes that up to 4 feet of excavation, followed by placement of 4 feet of 
engineered fill, would be required across the project site, pursuant to the geotechnical report 
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prepared for the project.  Using this assumption, a net of 9,680 cubic yards of soils would be 
exported from/imported to the project site over a period of approximately 20 days.  These haul 
trips would be the primary generator of construction‐related GHG emissions, although other 
construction activities would also generate emissions. Based on these assumptions, 
construction emissions were estimated individually using the California Emissions Estimator 
Model (CalEEMod). 

Based on the project construction activity, approximately 248 MTCO2‐equivalent would be 
emitted over the construction period, which would be substantially less than the 1,100 MT 
CO2e per year threshold. 

On‐Site Operational Emissions 

Long‐term operation of the proposed project would cause direct and indirect GHG emissions 
(primarily CO2) from use of the carbon‐based fuels (gasoline and diesel fuel) by residents, on‐
site maintenance vehicles, off‐site delivery vehicles, and personal vehicles. Sulfur hexafluoride 
(SF6) GHG emissions could also result from electrical equipment leakage from utilities serving 
the project site, but such emissions would be small in quantity and easily be controlled or 
minimized because the gas is required to be recycled. Routine and safe operation requires that 
SF6 be contained within electric power equipment. Perfluorocarbons (PFCs) and 
hydrofluorocarbons (HFCs) are not included in the operational emissions calculation because 
accurate data for usage and storage of these compounds is difficult to obtain, and their 
emissions primarily result from industrial processes and electric power transmission and 
distribution systems, not from residential uses. 

Operational emissions from energy use (electricity and natural gas use) for the proposed 
project were also estimated using CalEEMod (see Appendix A). The default values on which 
CalEEMod are based include the California Energy Commission (CEC)‐sponsored California 
Commercial End Use Survey (CEUS) for non‐residential land uses and Residential Appliance 
Saturation Survey (RASS) for residential land uses. This methodology is considered reasonable 
and reliable for use, as it has been subjected to peer review by numerous public and private 
stakeholders, and in particular by the CEC. It is also recommended by the California Air 
Pollution Control Officers Association CAPCOA (January 2008). Emissions from energy use 
would be 76.3 MT CO2e/year. 

Emissions associated with area sources—including consumer products, landscape maintenance, 
and architectural coating—were calculated in CalEEMod based on standard emission rates from 
the California Air Resources Board (CARB), the United States Environmental Protection Agency 
(U.S. EPA), and district supplied emission factor values (CalEEMod User’s Guide, 2013).  Total 
area source emissions would be 1.3 MT CO2e/year. 

Emissions from waste generation were also calculated in CalEEMod and are based on the 
International Panel on Climate Change’s (IPCC’s) methods for quantifying GHG emissions from 
solid waste using the degradable organic content of waste (CalEEMod User’s Guide, 2013). 
Waste disposal rates by land use and overall composition of municipal solid waste in California 
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was based on data provided by the California Department of Resources Recycling and Recovery 
(CalRecycle).  Emissions from solid waste would be 12.2 MT CO2e/year. 

Emissions from water and wastewater usage calculated in CalEEMod were based on the default 
electricity intensity from the CEC’s 2006 Refining Estimates of Water‐Related Energy Use in 
California using the average values for Northern and Southern California.  Emissions from solid 
waste would be 3.6 MT CO2e. 

Direct Emissions from Mobile Combustion 

Emissions of carbon dioxide (CO2) and methane (CH4) from transportation sources for the 
proposed project were quantified using CalEEMod. Although the CalEEMod computer program 
does not calculate nitrous oxide (N2O) emissions from mobile sources, the proposed project’s 
16 new units would generate minimal trips and vehicle miles traveled (VMT) such that N2O 
emissions would be nominal.  Emissions from mobile combustion would be 98.3 MT CO2e/year. 

Total operational emissions are shown in Table 4.  The proposed project would emit 
approximately 189 MT CO2e per year directly from on‐site activities and indirectly from off‐site 
motor vehicles. This level of emissions would be substantially less than the 1,100 MT CO2e per 
year threshold. 

Table 4: Operational Greenhouse Gas Emissions 

Source Category  MT CO2e per year 

Energy  76.3 

Area  3.3 

Waste  7.6 

Water  3.6 

Mobile  98.3 

Total  189.09 

Source: CalEEMod v. 2013.2.2 and Kimley‐Horn and Associates, 2016.

 

(b) Conflict with GHG plans or regulations 

Assembly Bill (AB) 32 establishes regulatory, reporting, and market mechanisms to reduce 
statewide GHG emissions to 1990 levels by 2020. Pursuant to this requirement, the California 
Air Resources Board (CARB) adopted its Scoping Plan, which contains the main strategies to 
achieve required reductions by 2020. As indicated above, the project’s construction‐related and 
operational GHG emissions would not exceed the 1,100 MT CO2e threshold. Therefore, the 
project’s GHG emissions would not conflict with plans and policies adopted for the purpose of 
reducing GHG emissions, a less‐than‐significant impact.   

The City of Novato Climate Change Action Plan (Action Plan), 2009, set a goal of reducing GHG 
emissions to 15 percent below 2005 levels by 2020.  Through implementation of measures 
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identified in the Action Plan, it is estimated that by 2020 GHG emissions would be reduced by 
approximately 28 percent from 2005 levels. The General Plan 2035 Policy White Paper: Climate 
Change Action Plan (White Paper), 2015, indicates that a change in methodology for calculation 
of state highway vehicle miles traveled (VMT) reduced both 2005 and projected 2020 GHG 
emissions.  With this change in methodology and implementation of identified measures, 2020 
GHG emissions would be reduced to 27.5 percent below 2005 levels.   

Consistency of the project with GHG reduction measures is presented in Table 5: Climate 
Change Action Plan Consistency, below. The project would not conflict with the plan.  

Table 5:  Climate Change Action Plan Consistency 

GHG Emissions Reduction Measures  Project Compliance 

(1) Efficient Outdoor Lights: Work with the Marin 
General Services Authority to complete replacement of 
(the 3,280) incandescent and mercury vapor street, 
parking lot and other municipal outdoor lights with LED 
or other energy efficient alternative. 

The measure does not include requirements for 
new projects. The project would include the 
installation of efficient parking lot lighting 
pursuant to Municipal Code Section 19.30.070. 

(2) Municipal Energy Audit and Retrofits: Reduce energy 
use in buildings by a minimum of 30% through energy 
retrofits to buildings and facilities. 

The measure does not include requirements for 
new projects. 

(3) Energy Efficiency Standards: Target the existing 
building stock by mandating point of sale energy audits 
and retrofits. 

The measure does not include requirements for 
new projects. 

(4) Energy Efficiency Protocols: Establish energy 
efficiency protocols to reduce energy consumption 
through behavior and operational changes. 

The measure does not include requirements for 
new projects.  The project would be constructed 
pursuant to the requirements of the current 
California Green Building Standards Code, 
including installation of ENERGY STAR appliances. 

(5) Low Income Households Programs: Expand and better 
integrate programs for low‐income households such as 
the distribution of CFL lights and water‐conserving 
showerheads. 

The measure does not include requirements for 
new projects.  The project would be constructed 
pursuant to the requirements of the current 
California Green Building Standards Code, 
including installation of water‐efficient plumbing 
fixtures. 

(6) Outreach: Work with PG&E to promote residential 
and commercial energy efficiency and conservation 
through energy bill inserts, public services 
announcements, recognition programs, and other forms 
of public outreach. 

The measure does not include requirements for 
new projects.  The project would be constructed 
pursuant to the requirements of the current 
California Green Building Standards Code. 

(7) Municipal Renewable Energy: Install cost‐effective 
renewable energy systems on all buildings and facilities 
and purchase remaining electricity from renewable 
sources. 

The measure does not include requirements for 
new projects.   
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GHG Emissions Reduction Measures  Project Compliance 

(8) Community Renewable Energy Facilitation: Identify 
and remove barriers to small‐scale, distributed 
renewable energy production within the community. 

The measure does not include requirements for 
new projects.   

(9) Green Building Standards: Continue to implement the 
City’s Green Building Program. Expand program to 
require a minimum of 15% above California Title 24 
energy standards, as amended. 

The project would be constructed pursuant to the 
requirements of the current California Green 
Building Standards Code. 

(10) Cool Paving Materials: Require the use of high 
“albedo” material for future outdoor surfaces such as 
parking lots, median barriers, roadway improvements, 
and sidewalks in order to reduce the urban heat island 
effect and save energy. 

The project would be constructed pursuant to 
requirements of the current California Green 
Building Standards Code, including applicable 
reductions in non‐roof urban heat island effect. 

(11) Increase Tree Cover: Increase tree cover of 
structures and other improvements within the City 
through implementation of the City’s Urban Forestry 
Plan, including updated landscaping requirements to 
ensure strategic placement of plantings to shade east 
and west walls of structures. Such strategic planting in 
development projects will shade structures, lower on‐site 
temperatures, and effectively reduce energy demands. 

The project would be landscaped with London 
Plane Trees, Chinese Elms, and Brisbane Box Trees 
to provide shade proposed structures.  

(12) Water Conservation: Conserve water through 
improved efficiency. 

The project would be constructed pursuant to the 
requirements of the current California Green 
Building Standards Code, including installation of 
water‐efficient plumbing fixtures. 

(13) Municipal Water Use: Implement programs to 
reduce the use of potable water in municipal facilities. 

The measure does not include requirements for 
new projects.  The project would be constructed 
pursuant to the requirements of the current 
California Green Building Standards Code, 
including installation of water‐efficient plumbing 
fixtures. 

(14) Vehicle Idling: Improve traffic flow and reduce idling 
within the City. 

The project would not result in substantial 
increased delay at local intersections or excessive 
idling.  

(15) Vehicle Trips: Facilitate programs aimed at reducing 
vehicle trips. 

The project would be constructed within walking 
distance of the planned Hamilton SMART Station. 

(16) Low Emission Vehicle Infrastructure: Improve 
infrastructure for low emission vehicles. 

The measure does not include requirements for 
new housing projects.   

(17) City Low Emission Vehicles: Increase the use of 
alternative fuel vehicles to reduce vehicle GHG 
emissions. 

The measure does not include requirements for 
new housing projects.   

(18) Require mixed‐use, infill development at higher 
densities to ensure providing a mix of housing, 
employment and commercial services within the 
community.                                                            

The project would provide 16 units on 1.5 acres of 
land designated for senior housing use.  The 
project site is not designated as a mixed‐use site.    
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GHG Emissions Reduction Measures  Project Compliance 

(19) Varied Employment Opportunities: Attract a variety 
of employment opportunities, including higher paying 
jobs, for those who live, or are likely to live, in the 
community.                         

The measure does not include requirements for 
residential projects.    

(20) Affordable Housing: Continue support of affordable 
housing ordinance & programs. 

The project would include two below‐market‐rate 
units.  Provision of housing for a mix of household 
incomes may lower vehicle miles traveled because 
lower‐income workers are able to live closer to 
their places of employment and community 
amenities. 

(21) Pedestrian Convenience: Promote walking through 
design standards and amenities that concentrate uses, 
reduce the need for vehicular travel, and enhance the 
pedestrian experience. 

The project would be constructed within walking 
distance of the planned Hamilton SMART Station. 

(22) Non‐Residential Bicycle Facilities: Increase bicycle 
parking requirements for new and significantly 
retrofitted non‐residential projects to a minimum rate of 
1:20 vehicle spaces. Bicycle parking shall be divided 
between short‐term facilities (bike racks) and long‐term 
facilities (bike lockers or other covered facility). Continue 
implementing requirements for showers, lockers, and 
changing space in all large non‐residential facilities.              

The measure does not include requirements for 
residential projects.    

(23) Multifamily Bicycle Parking: Increase bicycle parking 
requirements for new multi‐family residential 
construction. Short‐term facilities shall be provided at a 
minimum rate equal to 10% of vehicle spaces. Long‐term 
facilities shall be provided at a ratio of one long‐term 
bicycle parking space for every unit. Long‐term facilities 
shall consist of one of the following: a bicycle locker, a 
locked room with standard racks and access limited to 
bicyclists only, a standard rack in a location that is 
protected from the elements and monitored by video 
surveillance 24 hours per day or designated space within 
the unit garage/carport.                                                      

The measure does not include requirements for 
single‐family senior housing projects.    

(24) Complete Streets: Adopt “Complete Street” 
standards to facilitate multi‐modal access. 

The project would be constructed within walking 
distance of the planned Hamilton SMART Station. 

(25) Parking Standards: Revise parking standards to dis‐
incentivize single‐occupant vehicles and promote non‐
vehicular travel.                               

The project would be constructed within walking 
distance of the planned Hamilton SMART Station. 

(26) Public Transit: Work with transit providers to plan, 
fund and implement additional transit services that are 
cost‐effective and responsive to existing and future 
transit demand.                 

The measure does not include requirements for 
new projects.  The project would be constructed 
within walking distance of the planned Hamilton 
SMART Station. 
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GHG Emissions Reduction Measures  Project Compliance 

(27) Safe Routes to School: Collaborate with the 
Transportation Authority of Marin to expand Safe Routes 
to School Programs, including a walking school bus 
program to provide a supervised, safe, and timely 
commuting alternative for children.                                     

The measure does not include requirements for 
new projects.  Project units would be age‐
restricted, and it is unlikely that students would 
live at the project site. 

(28) Municipal Travel: Encourage employees to utilize 
alternative forms of transportation for commutes and 
work‐related trips. 

The measure does not include requirements for 
private projects.  The project would be constructed 
within walking distance of the planned Hamilton 
SMART Station. 

(29) Zero Waste: Implement the adopted Zero Waste 
Resolution. 

The measure does not include requirements for 
private projects.  The project would comply with 
all solid waste disposal requirements. 

Source: City of Novato, 2009 and Kimley‐Horn and Associates, 2016.  

 

Source(s) 

BAAQMD.  2009.  Revised Draft Guidelines and Justification Report.   

City of Novato.  2009.  Climate Change Action Plan: Greenhouse Gas Emissions Reduction Goals 
and Mitigation Measures.  Available online: 
http://novato.org/home/showdocument?id=4737. 

CalEEMod User’s Guide, 2013. 
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Hazards and Hazardous Materials 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

8.  HAZARDS AND HAZARDOUS MATERIALS.  Would the project: 

a)  Create a significant hazard to the public or the 
environment through the routine transport, use, or 
disposal of hazardous materials? 

    X   

b)  Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? 

  X     

c)  Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 
¼ mile of an existing or proposed school? 

    X   

d)  Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or the 
environment? 

      X 

e)  For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two 
miles of a public airport or public use airport, would the 
project result in a safety hazard for people residing or 
working in the project area? 

      X 

f)  For a project within the vicinity of a private airstrip, 
would the project result in a safety hazard for people 
residing or working in the project area? 

      X 

g)  Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan? 

      X 

h)  Expose people or structures to a significant risk of loss, 
injury or death involving wildland fires, including where 
wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

      X 
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(a–d) Exposure to hazardous materials 

A Phase I Environmental Site Assessment (ESA) was prepared for the project site in 2016 
(Partner, 2016) and is included in Appendix D.  The analysis below summarizes the findings of 
the ESA. 

Existing Conditions 

The project site was formerly part of Hamilton Army Air Field, which was developed in 1932 and 
closed in 1988.  The project site was designated for temporary housing during air field 
operations, and multiple barracks and parking lots were on and adjacent to the project site 
from at least 1952 to 1993.  Since at least 1998, the project site has been cleared and 
undeveloped. 

There are no open or closed investigations associated with the project site, and the site is not 
included on a list of hazardous materials sites compiled pursuant to Government Code Section 
65962.5.  There is one open contamination case at the 971 C Street Site, located approximately 
500 feet west of the Hamilton Cottages project site.  This case involves benzene, methyl tert‐
butyl ether (MTBE), tetrachloroethylene, diesel, vinyl chloride, and 1,3 Butadiene.  Land use 
restrictions have been implemented at the 971 C Street Site, and soil vapor and groundwater 
monitoring will continue. The Navy continues to monitor both groundwater and soil gas at the 
site. 

A previously conducted Preliminary Endangerment Assessment (PEA) concluded that with the 
Navy’s land use restrictions in place, current contaminant levels in soil, soil vapor and 
groundwater are below levels of concern, and no further action was recommended (ECON, 
2013). On November 7, 2013, the California Department of Toxic Substances Control (DTSC) 
concurred with the conclusions and recommendations in the PEA report. The case remains 
open as of April 2016. Based on the removal of petroleum‐impacted soil, soil vapor and 
groundwater, land use restrictions, continued monitoring, and distance and groundwater flow 
direction, this site is not expected to represent a significant environmental concern.  The 
proposed Hamilton Cottages project is not anticipated to disturb soils or groundwater with 
contaminants in excess of maximum allowable levels and would not expose the public to 
associated toxics.  

There is another open contamination case at the Novato DOD Housing site at 970 C Street, 
approximately 700 feet southwest of the Hamilton Cottages project site.  Groundwater at this 
DOD Housing site has been impacted by petroleum hydrocarbon due to release from former 
underground storage tanks.  Verification monitoring has been conducted since at least 2012.  
Based on the distance and groundwater flow direction, this listing is not expected to represent 
a significant environmental concern. 

Construction of the proposed project would require excavation of up to 10 feet deep on the 
eastern portion of the site and 8 feet deep on the western portion of the site (for installation of 
sanitary sewer).  Although both the 970 C Street and 971 C Street projects are not expected to 
present environmental concerns, the possibility of encountering soils and groundwater with 
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contamination in excess of maximum allowable levels cannot be completely ruled out.  As such, 
construction of the project could result in accidental exposure to hazardous materials.  
Mitigation Measure HAZ‐1, below, which requires preparation and approval of a Soil and 
Groundwater Management Plan, has been identified to reduce this impact to a less‐than‐
significant level. 

Operations 

The construction of the proposed project would require heavy equipment for earthwork 
activities as well as hazardous materials, including fuels, oils, solvents, glues and others. If not 
managed appropriately, construction activities could potentially expose construction workers or 
the environment to hazardous materials through inappropriate use, storage, handling, or 
disposal. Heavy equipment could require on‐site refueling, which could also result in inadvertent 
releases either through poor management or upset and accidental conditions. However, project 
construction would require adherence to the NPDES Construction General Permit, which would 
necessitate the preparation and implementation of a SWPPP. The SWPPP would include best 
management practices that cover the transport, use, and disposal of any hazardous materials 
used during construction that minimize the potential exposure to workers, the public, and the 
environment, as well as the potential for upset and accidental release conditions. 

Regarding operations, the proposed project’s residential uses may involve use and storage of 
some materials that are considered hazardous, although these materials are typically limited to 
everyday use solvents, paints, chemicals used for cleaning and building maintenance, and 
landscaping supplies. These materials would not be substantially different from household 
chemicals and solvents already in use throughout the City.  

Regarding schools, the project site is located 800 feet north of the Novato Unified School 
District Charter School, which is southeast across the SMART tracks.  As indicated in Section 6, 
Air Quality, project construction would not result in emissions of toxic air contaminants to the 
extent that would result in significant impacts.   As explained above, the SWPPP would include 
best management practices that cover the transport, use, and disposal of any hazardous 
materials used during construction that minimize the potential exposure to workers, the public, 
and the environment, as well as the potential for upset and accidental release conditions. 
Operation of the project would not result in the emissions of hazardous materials, substances, 
or wastes that would affect the school, and thus impacts would be less than significant. 

(e–f) Proximity to a public or private airport 

The project site is not located in proximity to a public or private airport or within the 
boundaries of an Airport Land Use Plan.  The nearest airports are located 4 miles to the south 
(San Rafael Airport) and 6 miles to the north (Marin County Airport).  There would be no impact 
based on proximity to a public or private airport. 

(g) Impair implementation of an emergency response plan or emergency evacuation plan 

The City of Novato adopted an Emergency Operations Plan in 2009 to plan responses to 
emergency situations and disasters that may affect the city (City of Novato, 2009). The 
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proposed project would not involve any changes that would interfere with or impair 
implementation of the Emergency Operations Plan. As indicated in the Transportation and 
Circulation analysis, the proposed project would provide adequate emergency access, therefore 
no impact would result.  

(h) Expose people or structures to wildland fires 

The project site is not located in an area designated as Very High Fire Hazard Severity Zone by 
CalFIRE (2008). The nearest fire hazard zones are located approximately 0.5 miles west of the 
project site, across U.S. 101.  In addition, the project site is not located in an area mapped as 
Wildland Urban Interface by the Novato Fire District (NFD, 2016).  Thus, the project would have 
no impact on the potential exposure of people or structures to wildland fires. 

Electromagnetic Fields  

In 1992 a study was prepared to assess the health risks of electromagnetic radiation from 
existing high‐voltage electrical transmission lines running through the Hamilton Field Master 
Plan area. The study, conducted as a component of the development review process for the 
Hamilton Field Master Plan, determined there was no conclusive scientific evidence, 
established policies, or CEQA impact thresholds related to health risks due to exposure to 
electromagnetic fields (“EMF”).  Accordingly, electromagnetic radiation from the existing 
electrical lines was determined to not be an environmental issue or impact requiring a CEQA 
analysis. 

Despite the findings of the technical study addressing electromagnetic radiation, the City opted 
to adopt a condition of approval with the Hamilton Field Master Plan mandating that habitable 
structures be setback a minimum of 150‐feet from the centerline of existing 60 kilovolt (kV) 
power lines that traverses the project area. The condition also included a requirement to issue 
a disclosure to future residents of possible EMF exposure and the inconclusive science 
regarding associated health risks.  This condition was adopted voluntarily by the City in 
response to public concern at the time and is not a mitigation measure resulting from the CEQA 
analysis for the Hamilton Field Master Plan. 

The Project at issue herein, includes a proposal to amend the master plan condition to reduce 
the EMF setback requirement from 150‐feet to 100‐feet.  Based on this request, the City 
commissioned a review of the latest standards applicable to EMFs to determine whether the 
matter is one to be addressed from a CEQA perspective.  After reviewing the latest information 
regarding EMFs  it was determined that this Initial Study need not analyze EMFs in the context 
of a CEQA analysis of potential environmental impacts because (1) there is no agreement 
among scientists that EMFs create a potential health risk, (2) there are no adopted state or 
federal regulations requiring residential setbacks from high voltage electric transmission lines, 
and (3) there are no defined or adopted CEQA thresholds for defining health risk from 
EMFs.  Therefore, the reduction of the setback from 60 kV lines from150 feet to 100 feet is not 
a CEQA impact issue.   
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While there are no federal or state regulations for setbacks of residences from high voltage 
powerlines for protection from EMF exposure, and it is not a CEQA impact issue, the study 
included reviewing regulations from other California jurisdictions that have setback restrictions 
from high voltage powerlines.   Of those jurisdictions studied, no jurisdiction had setbacks for 
residences greater than 100 feet from 60 kV overhead powerlines.  Title 5 of the California Code 
of Regulations allows new school sites to be constructed within 100 feet of 60 kV overhead 
powerline easements, and accepts reductions to 100 feet from the centerline of the easement.   
While most jurisdictions do not require setbacks for EMF exposure from overhead powerlines, 
the requested 100 foot setback from the 60 kV overhead powerlines is more consistent with 
setbacks imposed by other jurisdictions that have such setbacks. 

Mitigation Measures – Hazards and Hazardous Materials (HAZ) 

Mitigation Measure HAZ‐1:  Prior to the initiation of ground‐disturbing activities, a Soil 
and Groundwater Management Plan (SGMP) shall be prepared for approval by the City 
of Novato.  The SGMP shall describe sampling, handling, and disposal of contaminated 
soil and groundwater, and dewatering issues, for all soils on the project site.  A permit 
from the Novato Sanitary District shall be required for any proposed groundwater 
discharges to the NSD’s sewer system.  Any potentially contaminated soil shall be 
tested, classified, transported, and disposed of by a licensed hazardous material 
contractor and sent to an appropriate facility. 

Source(s) 

Cal FIRE.  2008.  Marin County Very High Fire Hazard Severity Zones in Local Responsibility 
Areas as Recommended by Cal FIRE.  Available online: 
http://frap.fire.ca.gov/webdata/maps/marin/fhszl_map.21.pdf. 

ECON.  2013.  Final Preliminary Endangerment Assessment.  Parcels 1A and 1B.  Hamilton Air 
Force Base.  Novato, California.  October 13. 

Novato, City of.  2009.  Emergency Operations Plan (EOP). 

Novato Fire District (NFD).  2016.  Wildland Urban Interface Map.  
http://www.novatofire.org/index.aspx?page=130.  Accessed March 30.   

Partner Engineering and Science, Inc. (Partner).  2016.  Phase I Environmental Site Assessment: 
North Hamilton Parkway, APN 157‐860‐03.  April 29. 
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Hydrology and Water Quality 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

9.  HYDROLOGY AND WATER QUALITY.  Would the project: 

a)  Violate any water quality standards or waste discharge 
requirements? 

    X   

b)  Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there 
would be a net deficit in aquifer volume or a lowering of 
the local ground water table level (for example, the 
production rate of pre‐existing nearby wells would drop 
to a level which would not support existing land uses or 
planned uses for which permits have been granted)? 

    X   

c)  Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the 
course of a stream or river, in a manner which would 
result in substantial erosion or siltation on‐ or off‐site. 

    X   

d)  Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the 
course of a stream or river, or substantially increase the 
rate or amount of surface runoff in a manner which 
would result in flooding on‐ or off‐site. 

    X   

e)  Create or contribute runoff water which would exceed 
the capacity of existing or planned storm water drainage 
systems or provide substantial additional sources of 
polluted runoff? 

    X   

f)  Otherwise substantially degrade water quality?      X   

g)  Place housing within a 100‐year flood‐hazard area as 
mapped on a federal Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood hazard delineation 
map? 

    X   

h)  Place within a 100‐year flood‐hazard area structures 
which would impede or redirect flood flows?  

    X   

i)  Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a 
result of the failure of a levee or dam? 

    X   
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j)  Inundation by seiche, tsunami, or mudflow?        X 

(a, f) Violate any water quality standards or waste discharge requirements, otherwise 
substantially degrade water quality 

The State Water Resources Control Board and nine Regional Water Boards regulate water 
quality of surface water and groundwater bodies throughout California. In the Bay Area, 
including the project site, the Regional Water Board is responsible for implementation of the 
Water Quality Control Plan (Basin Plan). The Basin Plan establishes beneficial water uses for 
waterways and water bodies within the region. 

Runoff water quality is regulated by the National Pollutant Discharge Elimination System 
Program (NPDES) established through the federal Clean Water Act. The NPDES program 
objective is to control and reduce pollutant discharges to surface water bodies. Compliance 
with NPDES permits is mandated by State and federal statutes and regulations. Locally, the 
NPDES Program is overseen by the San Francisco Bay RWQCB. The Marin County Stormwater 
Pollution Prevention Program (MCSTOPPP) assists cities, towns, and the County in 
implementing RWQCB requirements. 

Potential stormwater impacts in development projects may occur during construction and 
operation phases. Any construction activities, including grading, that would result in the 
disturbance of one acre or more would be required to comply with the General Permit for 
Storm Water Discharges Associated with Construction and Land Disturbance Activity 
(Construction General Permit). The project would disturb approximately 2.7 acres of land, and 
would therefore be subject to the Construction General Permit. Under the Construction 
General Permit, preparation of a Stormwater Pollution Prevention Plan (SWPPP) for the site 
would be required. The SWPPP would include Best Management Practices (BMPs) for erosion 
and sediment control, site management / housekeeping / waste management, management of 
non‐stormwater discharges, runoff controls, and BMP inspection / maintenance / repair 
activities, as consistent with the most recent version of the Bay Area Stormwater Management 
Agencies Association (BASMAA) Post‐Construction Manual and the MCSTOPPP Stormwater 
Quality Manual for Development Projects in Marin County. 

The project site is currently vacant and covered with pervious surfaces, including grasslands and 
a gravel parking area.  Stormwater infiltrates into the ground, although some puddles do form 
after rains.  The entire storm drain system serving the project site has a pre‐development flow 
rate of 18.97 cubic feet per second (cfs) based on a 10‐year storm, of which the project site 
contributes 1.56 cfs (Zanin, 2016). 
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The proposed project would result in approximately 57,691 square feet of net new impervious 
surfaces.  Runoff from most of the site would flow toward bio‐retention areas within the 
project courtyard. Another bio‐retention facility located next to the guest/public parking area in 
the easement on City property would treat drainage runoff from the western portion of the site 
and the parking/entry drive areas.  Overflow from these bio‐retention facilities would be piped 
to the existing storm drainage system in Hamilton Parkway.   

It is estimated that a 10‐year storm would result in 20.08 cfs systemwide, including 2.94 cfs 
from the project site (1.11 cfs greater than under existing conditions). The full flow capacity of 
the storm system is 72.16 cfs.  All pipes would continue to perform with more than 2 feet of 
freeboard under a 10‐year event.  Therefore, the project’s stormwater would be 
accommodated within the capacity of the storm drain system, and impacts to stormwater 
quantity would be less than significant (Zanin, 2016). 

Operation of the project would be subject to compliance the State Water Resources Control 
Board’s Phase II Small Municipal Separate Storm Sewer Systems (MS4s) Permit, issued in 
February 2013 by Order 2013‐0001‐DWQ. 

Section E.12 of the Phase II MS4 Permit addresses requirements for retention and treatment of 
stormwater generated by development projects. If the project creates or replaces more than 
2,500 square feet of impervious surfaces, the proposed project would be subject to these 
requirements. Section E.12 requires preparation of a Stormwater Control Plan (SCP). The SCP 
must include measures to capture and treat runoff from impervious surfaces. The SCP must 
incorporate site design measures to reduce project site runoff, such as porous pavement, green 
roofs, or vegetated swales. Local guidance for these requirements is provided by MCSTOPPP. 
The City enforces the permit requirements under Municipal Code Chapter 7‐4 ‐ Urban Runoff 
Pollution Prevention and Municipal Code Chapter 7‐5 Regulatory Fee for Clean Stormwater 
Activities. 

Adherence to the requirements of the Construction General Permit and MS4 Permit, including 
the preparation of a SWPPP and SCP, would ensure that impacts to water quality would be less 
than significant. 

(b) Substantially deplete or interfere with groundwater supplies 

Depth to the high water table is anticipated to be between 10 and 15 feet below ground 
surface (bgs), and groundwater flow direction is estimated to be towards the southeast 
(Partner, 2015). 

All water used on the project site would be from the local public water supply provided by the 
North Marin Water District (NMWD). There are no existing groundwater wells on the property 
and none are proposed. Therefore, the project would have a less‐than‐significant impact on 
groundwater depletion beyond any impacts associated with the provision of water by NMWD 
and the agencies from which it directly or indirectly receives water, including the Sonoma 
County Water Agency.   
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As stated above under Topic 9(a), the project would result in increased impervious surfaces, but 
bioretention facilities constructed as part of the project would allow for infiltration of 
stormwater.  Under a 10‐year storm event, 1.11 cfs of excess flows would be piped to the 
stormwater drainage system within Hamilton Parkway.  Groundwater recharge would be 
reduced, but it would not be precluded.  The impact would be less than significant. 

(c, d) Alter drainage patterns in a manner that would result in erosion or result in flooding 

The proposed project would not alter the course of a stream or river.  The project site is in a 
suburban area that is served by existing stormwater infrastructure that would be extended to 
the project site.  As indicated under Topic 9(a), above, redevelopment of the project site would 
affect drainage on the site itself, but compliance with construction‐ and operational‐phase 
stormwater requirements would ensure that development of the project would not result in 
substantial erosion or siltation.  Runoff rates and volumes would be accommodated by existing 
and proposed stormwater infrastructure, and the impact would be less than significant. 

(e) Create or contribute runoff which would exceed capacity of storm drain systems 

As noted under Topic 9(a), above, the proposed project would result in approximately 57,691 
square feet of net new impervious surfaces.  Runoff from most of the site would flow toward 
bio‐retention areas within the project courtyard. Another bio‐retention facility located next to 
the guest/public parking area in the easement on City property would treat drainage runoff 
from the western portion of the site and the parking/entry drive areas.  Overflow from these 
bio‐retention facilities would be piped to the existing storm drainage system in Hamilton 
Parkway.  It is estimated that a 10‐year storm would result in 1.11 cfs net new flows. The flows 
would be accommodated within the capacity of the stormwater drainage infrastructure, and 
the impact would be less than significant. 

(g–i) Flood hazard 

As shown in Figure 10: Inundation Map, according to the Federal Emergency Management 
Agency’s Flood Map Number 06041C029E, dated March 16, 2016, the project site is located in 
Zone X, which is an area outside of the 100‐year and 500‐year flood plains where flood risk is 
minimal. In addition, the project site is located approximately half a mile southwest of the 
Hamilton Levee, which is certified by the Federal Emergency Management Agency and is 
routinely inspected and maintained to support its integrity. The project site is elevated well 
above the inundation area of a levee failure. Therefore, the impact related to risk of flooding 
would be less than significant (FEMA, 2016). 

(j) Inundation by seiche, tsunami, or mudflow 

The project site is not located in an area that is susceptible to inundation by seiche or tsunami 
(CalEMA, 2009).  In addition, the project site is flat and not proximate to hillsides susceptible to 
mudflows.  There would be no impact resulting from inundation by seiche, tsunami, or 
mudflow. 
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Sources: 

California Emergency Management Agency (CalEMA).  2009.  Tsunami Inundation Map for 
Emergency Planning: Novato Quadrangle/Petaluma Point Quadrangle.  Available online: 
http://www.conservation.ca.gov/cgs/geologic_hazards/Tsunami/Inundation_Maps/Mar
in/Documents/Tsunami_Inundation_NovatoPetalumaPoint_Quads_Marin.pdf.   

Federal Emergency Management Agency (FEMA).  2016.  Map No. 06041C029E, effective March 
16. 

Partner Engineering and Science, Inc. (Partner).  2015.  Phase I Environmental Site Assessment: 
North Hamilton Parkway, APN 157‐860‐03.  June 15. 

Zanin, Gordon.  Memorandum: Hamilton Cottages Preliminary Storm Drain Analysis.  Novato, 
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Land Use and Planning 

ENVIRONMENTAL IMPACTS 
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No 
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10.  LAND USE AND PLANNING.  Would the project: 

a)  Physically divide an established community?        X 

b)  Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the project 
(including, but not limited to the general plan, specific 
plan, local coastal program, or zoning ordinance) 
adopted for the purpose of avoiding or mitigating an 
environmental effect? 

    X   

c)  Conflict with any applicable Habitat Conservation Plan or 
Natural Community Conservation Plan? 

      X 

 

(a) Physically divide an established community 

The proposed project would not include construction of a physical barrier (e.g., a freeway, 
levee, or railroad track) that would physically divide the existing neighborhoods surrounding 
the project site. The proposed project would change the current vacant space to single‐family 
residential use and increase the intensity of the use. However, the proposed residential use 
would be compatible with the existing residential uses in the project vicinity. 

The property does not provide access or connection between any local residential areas or local 
services, such as businesses, commercial areas, or parks. The pedestrian path connecting “B” 
Street to State Access Road is not located on the project site and would not be affected by the 
proposed project. The project would add landscaping and hardscaping to the project site, 
preserve pedestrian access in the site’s vicinity, and not alter any established roadways. 
Therefore, the project would not physically divide an existing community and thus, no impact 
would result. 

(b) Consistency with land use plan or policy 

The project site has a current land use designation of Medium Density Multiple Family 
Residential in the General Plan and Master (Reuse) Plan. The R10 designation, pursuant to LU 
Table 2 of the General Plan, permits detached or attached single family dwellings at a density 
range of 10.1 to 20 dwelling units per acre, as well as multiple‐family dwellings, two‐family 
dwellings, recreation, home occupations, community facilities, and other similar uses. With 16 
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single family homes proposed for the 1.5 acre parcel, the project would be built out with a 
density of 10.67 units/acre, which would satisfy the General Plan density requirements.  

Houses within the proposed project would be age‐restricted to residents at least 55 years old, 
and two of the units would be reserved as affordable housing units. By 2035, seniors aged 60 
and over are projected to compose 48 percent of the Marin County population (Association of 
Bay Area Government, 2009). The policies and programs of the Novato General Plan and the 
2015–2023 Housing Element support providing sufficient affordable and specialized housing for 
the increasing number of seniors, as follows: 

HS Policy 2: Intermediate and In‐Home Care. Help facilitate the provision of adequate, 
affordable intermediate care and in‐home services for senior citizens and people with 
disabilities. 

HS Program 2.1: Review the Zoning Ordinance to determine if regulations 
regarding community care homes, group homes, and other forms of housing 
appropriate for senior citizens and the disabled are appropriate. 

HO Policy 12.2: Provision of Affordable Housing for Special Needs Households. The City 
will continue to work with groups to provide opportunities through affordable housing 
programs for a variety of affordable housing to be constructed or acquired for special 
needs groups, including assisted housing and licensed board and care facilities. Specific 
types of housing include: 

a. Smaller, affordable residential units, especially for lower income single‐person 
households. 

b. Affordable senior housing to meet the expected needs of an aging population, 
including assisted housing and board and care (licensed facilities). 

c. Affordable units with three or more bedrooms for large family households. 

d. Affordable housing that can be adapted for use by people with disabilities 
(specific standards are established in California Title 24 Accessibility Regulations 
for new and rehabilitation projects). 

HO Policy 5.3 Protection of Existing Affordable Housing. The City will, where 
economically feasible, strive to ensure that affordable housing provided through 
government subsidy programs, incentives and deed restrictions will remain affordable 
over time, and intervene when possible to help preserve such housing. 

The project would add to the supply of senior housing and be consistent with the General Plan 
and 2015–2023 Housing Element policies by providing more affordable senior citizen housing. 

The Novato General Plan Housing Element Update 2015–2023 states that 25 senior housing 
units are “approved” for the project site. Although the project would result in nine fewer units 
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than planned in the Housing Element, the City has available land for 627 units, including 201 
affordable units. Therefore, the project would not preclude the City from achieving its 2014 – 
2022 Regional Housing Needs Allocation.  Refer to Initial Study Section 13, Population and 
Housing, for further discussion of the Regional Housing Needs Allocation. 

Similarly, as shown in the New Hamilton Partnership (NHP) Master Plan, 25 senior rental 
housing units were anticipated to be constructed under Phase II of the Master Plan in an area 
that includes the project site, at an approximate density of 3 units per acre.  As discussed, the 
project site would only include 16 ownership units. As indicated in the Initial Study Project 
Description, the project would require an amendment to the NHP Master Plan to change the 
number of senior units planned for the site. The project would comply with the NHP Master 
Plan’s Phase II Planning Area 19 designation as Senior Housing. Impacts would be less‐than‐
significant. 

(c) Conflict with any applicable habitat conservation plan or natural community conservation 
plan 

There is no adopted habitat conservation plan or natural community conservation plan 
applicable to the project site.  Therefore, the proposed project would not conflict with any 
approved local, regional, or state habitat conservation plan, and there would be no impact. 

Source(s) 

Association of Bay Area Governments (ABAG). 2009. Plan Bay Area Projections. 

The City of Novato. 2014. 2015–2023 Housing Element Update. July 30. 

The City of Novato. 1996. General Plan. March 8. 
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11.  MINERAL RESOURCES. Would the project: 

a)  Result in the loss of availability of a known mineral 
resource that would be of value to the region and the 
residents of the state? 

      X 

b)  Result in the loss of availability of a locally‐important 
mineral resource recovery site delineated on a local 
general plan, specific plan, or other land use plan? 

      X 

 

(a–b) Loss of availability of a known mineral resource or locally‐important mineral resource 
recovery site 

The Novato General Plan does not identify any regionally or locally‐important mineral resources 
on the project site or in its vicinity (Novato, 2014).  There are no locally‐important mineral 
resource recovery sites in the project site vicinity, and the project would have no impact to 
these resources.  

Source(s) 

Novato, City of.  2014.  General Plan Land Use Map LU1. 
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12.  NOISE.  Would the project result in: 

a)  Exposure of persons to or generation of noise levels in 
excess of standards established in the local general plan 
or noise ordinance or applicable standards of other 
agencies? 

  X     

b)  Exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels? 

  X     

c)  Substantial permanent increase in ambient noise levels 
in the project vicinity above levels existing without the 
project? 

    X   

d)  A substantial temporary or periodic increase in ambient 
noise levels in the project vicinity above levels existing 
without the project? 

  X     

e)  For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two 
miles of a public airport or public use airport, would the 
project expose people residing or working in the project 
area to excessive noise levels? 

      X 

f)  For a project within the vicinity of a private airstrip, 
would the project expose people residing or working in 
the project area to excessive noise levels? 

      X 

 

Under existing conditions, the nearest noise sensitive receptors are the residences located 
directly east of the project site, as well as the residences located north across Hamilton 
Parkway.  In addition, the proposed project would result in new sensitive receptors at the 
project site. 
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(a) Exposure to noise in excess of standards 

Existing Noise 

According to City of Novato General Plan, normally acceptable day night average sound levels 
(Ldn)4 for outdoor noise are up to 60 decibels (dB)5 Ldn for residential development and up to 65 
dB Ldn for outdoor recreation, parks, and playgrounds.  Conditionally acceptable day night 
average sound levels for outdoor noise are 60 to 75 dB Ldn for residential development and 65 
to 80 dB Ldn for outdoor recreation, parks, and playgrounds. “Conditionally acceptable” noise 
levels may be permitted for its specified use only after detailed analysis of the noise reduction 
requirements is made and needed noise insulation features are included in the design of the 
project. These exterior noise performance standards are intended to result in compliance with the 
residential interior noise standard of 45 dBA Ldn. 

The project site is surrounded by a mix of residential uses and vacant land.  Existing vehicular 
noise levels are between 60 and 65 dBA due to traffic on U.S. 101, which is approximately 0.33 
miles west of the project site (City of Novato, 2014).  Therefore, the impact associated with 
exposure to existing noise would be potentially significant. 

In buildings of typical construction, with the windows partially open, interior noise levels are 
generally 15 dBA lower than exterior noise levels. With the windows closed, standard residential 
construction typically provides about 20 to 25 decibels of noise reduction. In the case of the 
proposed project, a unit exposed to exterior noise levels of 65 dBA Ldn would be 50 dBA Ldn inside 
with the windows partially open and would range from 40 to 45 dBA Ldn with the windows shut. 
Attaining the necessary noise reduction from exterior to interior spaces is possible with proper 
wall construction techniques, the selection of proper windows and doors, and the incorporation of 
a forced‐air mechanical ventilation system to allow the occupant the option of controlling noise by 
closing the windows.  In addition, as indicated in Figure 3, a 6‐foot wall would be located along 
the project site’s northern boundary, and residence garages would line the northeast side of 
Cottage Lane.  These project features would further reduce interior noise levels at project 
residences below the 40 to 45 dBA Ldn achieved through typical construction techniques.   

Based on the foregoing, the proposed project would not result in exposure of project residents 
to interior noise levels in excess of the 45 dBA Ldn noise standard.  Regardless, Novato General 
Plan Noise & Safety Chapter (SF) Program 37.4 states that the City shall require an acoustical 
study for all new residential projects with a future Ldn noise exposure of 60 dB or greater, and 
this study shall describe how the project would comply with the Noise and Land Use 
Compatibility Standards to achieve the residential interior noise standard of 45 dBA Ldn.  Given 
that the project site is located in an area where vehicular noise levels are between 60 and 65 

                                                 

4 Ldn is the average equivalent sound level over a 24‐hour period, with a penalty added for noise during nighttime 
hours from 10:00 p.m. to 7:00 a.m. 
5 Decibels are a unit describing the amplitude of sound by comparing it with a given level on a logarithmic scale.  A‐
weighting of decibels (dBA) de‐emphasizes the very low and very high frequencies of sound in a matter similar to 
the frequency response of the human year. 
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dBA, this requirement has been incorporated into Mitigation Measure NOI‐1: Interior Noise 
Standard.  Implementation of this measure would confirm that the impact of exposure to 
excessive noise levels would be less than significant. 

Cumulative Noise 

The project site is located approximately 200 feet from the proposed SMART alignment and the 
SMART Hamilton Station would be located south of the project site.  Therefore, the project 
would introduce sensitive receptors to an area that would be exposed to noise generated by 
operation of the SMART line. According to the SMART Draft Environmental Impact Report, Final 
Environmental Impact Report, Supplemental Draft Environmental Impact Report, and 
Supplemental Final Environmental Impact Report, implementation of the SMART project would 
result in the following less‐than‐significant noise and vibration impacts: 

 Construction noise; 

 Operational noise associated with station park‐and‐ride activities; 

 Operational noise generated by the SMART heavy or light diesel multiple unit (DMU) 
service along the railway alignment at a distance greater than 25 feet; 

 Operational vibration generated by operation of SMART rail cars at a distance greater 
than 100 feet; 

For the SMART project, only train horn noise in the vicinity of at‐grade crossings would be 
significant under FTA criteria.  Pursuant to Federal Rail Administration Final Rule – Use of 
Locomotive Horns at Highway‐Rail Grade Crossings (49 CFR, Part 222), train horns are required 
to sound at between 96 and 110 dBA measured 100 feet in front of the locomotive.  The 
sounding is required at least 15 seconds, but no more than 20 seconds, before the train reaches 
the crossing.  (For trains moving in excess of 60 miles per hour, horns shall not begin sounding 
more than one‐quarter mile from the crossing.)  Sounding of the locomotive horn is required to 
be two long blasts, followed by one short blast, followed by one long blast. 

The horn noise from SMART trains would result in a significant impact along the rail line for 
one‐quarter mile in each direction from each at‐grade crossing.  Where the horn is sounded, 
this noise impact would extend a distance of 40 to 600 feet perpendicularly from the tracks, 
depending on the location along the proposed rail alignment.  The State Access Road – 
Hamilton Parkway pedestrian crossing is an at‐grade crossing that would require this train horn 
sounding (SMART, 2006; Thompson, 2016).6  

The proposed project residences would be located approximately 200 feet from the railway 
alignment.  At this distance, train horn noise would attenuate to between 93 and 107 dBA.   

                                                 

6 The State Access Road – Hamilton Parkway at-grade pedestrian crossing was identified after 
certification of the SMART EIR.   
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As discussed in the SMART DEIR, SMART train horn noise could be reduced through SMART 
Mitigation Measure N‐5, which would “limit of train horns and other audible warning devices by 
installing crossing control that meet FRA [Federal Rail Administration] requirements and obtain 
Quiet Zone designations for crossings along the corridor.  Local jurisdictions may apply to the 
FRA for designation as a Quiet Zone, where audible warning devices are not required.” 

To be eligible for a Quiet Zone designation, safety improvements—such as pedestrian gates, 
swing gates, and medians—must be installed at the public rail crossing.  Although such 
improvements have been installed at the State Access Road – Hamilton Parkway at‐grade 
crossing, this crossing is limited to pedestrians and does not qualify as a “public street at‐grade 
crossing.”  Therefore, a Quiet Zone cannot be established at this crossing, and future SMART 
warning horns could result interior noise levels in excess of City standards (Thompson, 2016).  
This would be a potentially significant noise impact.  Implementation of Mitigation Measure 
NOI‐1, Interior Noise Standard, would reduce the cumulative impact to a less‐than‐significant 
level. 

SMART trains would also briefly sound their horns upon release of air brakes or departure from 
the platform of each station (SMART, 2006).  Given the limited durations of horn soundings for 
each departing train (approximately 28 per day), the horn soundings at Hamilton Station are 
not expected to substantially change the existing 60 to 65 dBA Ldn at the project site. 
Implementation of Mitigation Measure NOI‐1, Interior Noise Standard, would reduce the 
cumulative impact to a less‐than‐significant level. 

(b) Exposure to groundborne noise or groundborne vibration 

Novato Municipal Code Section 19.22.090 states, “Uses, activities, and processes shall not 
generate ground vibration that is perceptible without instruments by the average person at any 
point along or beyond the property line of the parcel containing the activities. Vibrations from 
temporary construction, demolition, and vehicles that enter and leave the subject parcel (e.g., 
construction equipment, trains, trucks, etc.) are exempt.”   

The federal transit administration (FTA) states that non‐engineered timber and masonry 
buildings can be exposed to groundborne vibration levels of up to 0.2 inches per second (in/sec) 
without experiencing structural damage.  Construction of the project features could involve the 
use of bulldozers and vibratory rollers, which may result in vibration of up to 0.089 in/sec and 
0.210 in/sec, respectively, at 25 feet (FTA, 2006).   

Existing residences are located approximately 10 feet from the project site’s western perimeter.  
If vibratory rollers are used near the western boundary of the project site, vibration levels could 
exceed 0.2 in/sec at these residences.  The impact would be significant. 

To ameliorate the impacts of vibration, FTA recommends avoiding the use of vibratory rollers in 
sensitive areas.  This requirement has been incorporated into Mitigation Measure NOI‐2: 
Construction Vibration.  With implementation of this measure, construction vibration impacts 
would be less than significant. 
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Cumulative Vibration 

The SMART DEIR concluded that, while the effect of ground borne vibration from future SMART 
operations could be perceptible to sensitive receptors within 20 to 100 feet of the tracks, 
vibration would be negligible at less than the applicable Federal Transit Administration (FTA) 
significance criterion of 0.01 inches per second root mean square (RMS) vibration velocity. The 
nearest residence of the proposed project would be located approximately 200 feet from 
SMART tracks. Therefore, the cumulative impact of exposure to ground borne vibration would 
be less than significant. 

(c) Generation of permanent noise 

Project Noise Generation 

Novato General Plan SF Program 38.5 defines a substantial increase in noise to be any increase 
that causes exterior noise levels to increase to louder than 60 dBA or cause a 5‐dBA or greater 
increase in residential areas.  As indicated under Environmental Topic 12(a), above, existing 
vehicular noise levels are between 60 and 65 dBA.  Therefore, this analysis uses the 5‐dBA 
increase threshold to determine impact significance. 

Noise at the project site and in the vicinity would increase due to development of the proposed 
project and associated vehicular trips.  In general, a traffic noise increase of less than 3 dBA is 
barely perceptible to people, while a 5‐dBA increase is readily noticeable (Caltrans, 2009).  

Generally, a doubling of traffic volumes on area streets result in an increase of traffic noise 
levels by 3 dBA. The project is expected to generate 94 daily trips, which would travel along 
Hamilton Parkway and other existing area roadways.  The proposed project would not result in 
a doubling of traffic on any existing City street.  Therefore, the project would not result in an 
increase of 5 dBA Ldn or more in residential areas.  The impact would be less than significant. 

Cumulative Noise Generation 

Regarding cumulative traffic noise, the proposed Hamilton Fields Sports Complex would be 
located approximately 0.25 miles northwest of the project site, and the Hamilton Hospital 
Assisted Living Facility would be located 0.33 miles southwest of the project site.  Vehicular 
traffic generated by these projects, combined with traffic from the proposed project, would 
increase vehicular noise levels along Hamilton Parkway.  However, daily traffic volumes would 
not double on the roadway.  The Hamilton SMART Station, which would be accessible from 
Main Gate Road, would be located 600 feet south of the project site.  As indicated in the Traffic 
Impact Study (Appendix A), most trips generated by the proposed project would not traverse 
Main Gate Road; therefore, the project would not considerably contribute to cumulative traffic 
noise on the roadway.  Cumulative traffic noise would be less than significant. 

(d) Substantial temporary noise increase 

Table 6: Typical Construction Equipment Noise Levels shows typical noise levels associated with 
construction equipment at a distance of 50 feet from the noise source. Noise levels typically 
attenuate (or drop off) at a rate of 6 dB per doubling of distance from point sources, such as 
industrial machinery.  
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Table 6: Typical Construction Equipment Noise Levels 

Equipment Onsite  Typical Level (dBA) 50 Feet from the Source 

Air Compressor  78 

Backhoe  78 

Bobcat Tractor  78 

Concrete Mixer  79 

Bulldozer  82 

Jack Hammer  89 

Pavement Roller  80 

Street Sweeper  82 

Man Lift  75 

Dump Truck  76 

Note: Noise levels based on actual maximum measured noise levels at 50 feet (Lmax). 
Source: FHWA, 2006. 
 

The grading/excavation phase of project construction tends to be the shortest in duration and 
creates the highest construction noise levels because of the operation of heavy equipment, 
although it should be noted that only a limited amount of equipment can operate near a given 
location at a particular time. Equipment typically used during this stage includes heavy‐duty 
trucks, backhoes, bulldozers, excavators, front‐end loaders, and scrapers. Operating cycles for 
these types of construction equipment may involve one or two minutes of full‐power operation 
followed by three to four minutes at lower power settings. Other primary sources of noise 
would be shorter‐duration incidents, such as dropping large pieces of equipment or the 
hydraulic movement of machinery lifts, which would last less than one minute. Because the 
project site does not currently contain buildings or paving, use of a jack hammer would be 
unlikely or very limited. 

Pursuant to Novato Municipal Code Section 19.22.070(B), the following are exempt from 
allowable noise level requirements of the Code: 

 Authorized construction activities between 7:00 a.m. and 6:00 p.m. on weekdays and 
10:00 a.m. and 5:00 p.m. on Saturdays,  

 Authorized grading activities and equipment operations between 7:00 a.m. and 6:00 
p.m. on weekdays when City inspector are available, and 

 Other construction activities as authorized in writing by the Community Development 
Director. 

While construction activities would occur between the hours construction noise is exempted by 
the City, construction activities could result in a substantial temporary increase in ambient 
noise levels in the project vicinity above levels existing without the project. However, 
construction activities would result in a less‐than‐significant short‐term noise impact provided 
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that mitigation measures, in the form of best available construction noise controls specified in 
Mitigation Measure NOI‐3: Construction Noise, below, are implemented during all construction 
phases. 

(e–f) Excessive noise level near a public or private airport 

The project site is not located in proximity to a public or private airport.  There would be no 
impact related to airport noise. 

Mitigation Measures – Noise (NOI) 

Mitigation Measure NOI‐1: Interior Noise Standard 

Pursuant to Novato General Plan Noise & Safety Chapter (SF) Program 37.4, the project 
applicant shall retain a certified acoustical engineer to participate in the development of 
final construction plans to ensure that residences are designed with the appropriate 
noise‐attenuating construction features to maintain interior noise levels of 45 dBA Ldn, 
as set forth in the City of Novato General Plan SF Table 3: Noise and Land Use 
Compatibility Standards.   The acoustical engineer shall review any design measures, 
such as forced air ventilation and sound‐transmission‐class‐rated window and door 
assemblies, if necessary, to ensure that such measures reduce interior noise to levels 
that do not exceed City standards. The study shall be reviewed and approved by the 
Novato Building Division, and its recommendations incorporated into construction 
documents, prior to issuance of a building permit. 
 
The City of Novato shall have the discretion to retain a qualified acoustical consultant at 
the applicant’s expense to perform a peer review of the acoustical analysis and resulting 
design of the sound attenuation features for the project.  The City of Novato shall have 
the discretion to retain a qualified acoustical consultant at the applicant’s expense to 
perform a special inspection(s) of the sound‐attenuating features during construction to 
assure proper installation.  

Mitigation Measure NOI‐2: Construction Vibration 

The construction contractor shall prohibit the use of vibratory rollers within 30 feet of 
existing residences.  Plate compactors and smaller, rubber‐tired equipment shall be 
utilized as feasible. The City of Novato Building Division shall ensure that this 
requirement is incorporated into construction documents prior to issuance of grading 
permits. 

Mitigation Measure NOI‐3: Construction Noise 

Prior to issuance of grading permits, the project applicant and its successors shall ensure 
that the following practices are incorporated into the construction specification 
documents to be implemented by the project contractor: 
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 Provide enclosures and mufflers for stationary equipment, shrouding or shielding for 
impact tools, and barriers around particularly noisy operations, such as grading or 
use of concrete saws within 50 feet of an occupied sensitive land use. 

 Use construction equipment with lower (less than 70 dB) noise emission ratings 
whenever possible, particularly air compressors and generators. 

 Do not use equipment on which sound‐control devices provided by the 
manufacturer have been altered to reduce noise control. 

 Locate stationary equipment, material stockpiles, and vehicle staging areas as far as 
practicable from sensitive receptors. 

 Prohibit unnecessary idling of internal combustion engines. 

 Implement noise attenuation measures to the extent feasible (i.e., such that they do 
not impede efficient operation of equipment or dramatically slow production rates), 
which may include, but are not limited to, noise barriers or noise blankets. The 
placement of such attenuation measures shall be reviewed and approved by the 
Novato Building Division prior to issuance of grading and building permits for 
construction activities. 

 Designate a "construction liaison" that would be responsible for responding to any 
local complaints about construction noise. The liaison would determine the cause of 
the noise complaints (e.g., starting too early, bad muffler, etc.) and institute 
reasonable measures to correct the problem. Conspicuously post a telephone number 
for the liaison at the construction site. 

 Hold a pre‐construction meeting with the job inspectors and the general contractor/on‐
site project manager to confirm that noise mitigation and practices (including 
construction hours, construction schedule, and noise coordinator) are completed. 

Source(s) 

Caltrans. 2009.  Technical Noise Supplement.  November. 

Federal Transit Administration, Transit Noise and Vibration Impact Assessment, available online: 
http://www.fta.dot.gov/documents/FTA_Noise_and_Vibration_Manual.pdf, May 2006. 

Federal Highway Administration (FHWA).  2006.  Roadway Construction Noise Model User’s 
Guide.  Final Report.  January. 

Novato, City of.  2014.  General Plan Update Existing Conditions Report. 

Sonoma‐Marina Area Rail Transit (SMART).  2006.  Sonoma‐Marina Area Rail Transit Project 
Final Environmental Impact Report.  Available Online: 
http://www2.sonomamarintrain.org/index.php/docs/eir/.  June. 

393



City of Novato  Hamilton Cottages 
  Initial Study | Page 66 

 
7/21/16 

Sonoma‐Marina Area Rail Transit (SMART).  2008.  Sonoma‐Marina Area Rail Transit Project 
Final Supplemental Environmental Impact Report.  Available Online: 
http://www2.sonomamarintrain.org/index.php/docs/eir/.  July. 

Thompson, Russ.  2016. Staff Report: Update on Quiet Zones.  City of Novato Public Works 
Director.  June 14. 
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Population and Housing 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

13.  POPULATION AND HOUSING.  Would the project: 

a)  Induce substantial population growth in an area, either 
directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through extension 
of roads or other infrastructure)? 

    X   

b)  Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? 

      X 

c)  Displace substantial numbers of people, necessitating 
the construction of replacement housing elsewhere? 

      X 

 

(a) Population growth 

The Novato General Plan Housing Element Update 2015–2023 states that 25 senior housing 
units are “approved” for the project site.  Similarly, as shown in the New Hamilton Partnership 
(NHP) Master Plan, 25 senior rental housing units were planned to be constructed under Phase 
II of the Master Plan in an area that includes the project site, at an approximate density of 3 
units per acre.  As indicated in the Initial Study Project Description, the project would require an 
amendment to the NHP Master Plan. 

The City of Novato average household size is 2.53 persons (Census, 2014).  Assuming that each 
housing unit is occupied by the average household size of 2.53 residents, the project would 
generate 40 new residents in the City of Novato.  These 40 residents would not represent 
substantial population growth that would exceed the planned population increase in either the 
Housing Element or the NHP Master Plan.  Therefore, the project would not directly induce 
substantial population growth. 

Indirect population growth may be induced by the extension of infrastructure—such as 
roadways, water service, wastewater service, and other utilities—into greenfield or 
undeveloped areas.  The proposed project would result in the extension of utility lines sized to 
serve the proposed project site, but utility lines would not be extended into other undeveloped 
areas, nor provide for capacity beyond the needs of the project. Thus, the project would not 
indirectly induce population growth. 
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(b–c) Housing and resident displacement 

The proposed project would not result in physical displacement of existing residential units or 
people.  There would be no impact related to housing displacement.  

The City adopted its 2015–2023 Housing Element Update in November 2013, and it was 
certified by the State Office of Housing and Community Development (HCD) in January 2014.  
The final version (July 2014) indicates that the City has a Regional Housing Needs Allocation of 
415 total units, comprising: 

 111 units affordable to very low income households, 

 65 units affordable to low income households, 

 72 units affordable to moderate income households, and 

 167 units affordable to above moderate income households. 

The Housing Element indicates that the Novato senior population is increasing at a rate that far 
surpasses the national rate for this population.  Over the last decade, the population of Novato 
residents age 65 or older grew by 31 percent, while the rest of the Novato population grew by 
just 6 percent. 

Although the proposed project would result in nine fewer units than planned for the site in the 
Housing Element and the NHP Master Plan, the City has available land for 627 new housing 
units, including 201 affordable units.  Therefore, the project would not preclude the City from 
achieving its 2014–2022 Regional Housing Needs Allocation. 

Source(s) 

Census, U.S.  2015.  Quick Facts: Novato, CA.  Available online: 
http://www.census.gov/quickfacts/table/PST045215/00, accessed April 28, 2016. 

New Hamilton Partnership.  1993.  Hamilton Master Plan.  Prepared by Gates & Associates.  
October 15. 

Novato, City of.  2014.  Housing Element Update 2015–2023.   
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Public Services 
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14.  PUBLIC SERVICES.  Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities or need for new or physical altered 
governmental facilities,  the construction of which could cause significant environmental impacts, in 
order to maintain acceptable service ratios, response times, or other performance objectives for any of 
the public services: 

a)  Fire protection?      X   

b)  Police protection?      X   

c)  Schools?      X   

d)  Parks?      X   

e)  Other public facilities?      X   

 

(a–e) Fire, police, schools, parks and other public facilities 

Fire 

The Novato Fire Protection District provides fire protection services to the project area and 
provides an upfront review of proposed construction plans. The District serves a population of 
approximately 65,847 people with 78 employees.  The District’s goal is to maintain an overall 
response time of 8 minutes or less for 90 percent of all dispatched emergencies.  In the 2014–
2015 fiscal year, the District responded to 5,234 incidents, or 0.08 incidents per resident.  
Average incident response time for emergency medical incidents (which comprise two‐thirds of 
all incidents) was 5 minutes, 6 seconds, substantially beating the District’s target response time.  
There were 123 fire/explosion incidents during the 2014 – 2015 fiscal year (NFD, 2015).   

The District maintains five fire stations, all of which house full‐time paid firefighters.  The 
nearest fire stations are Station 64, which is located 0.95 miles northeast of the project site at 
319 Enfrente Road, and Station 65, which is located 0.5 miles south of the project site at 5 
Bolling Drive.   

The District has recently completed the rebuilding of Fire Station 64. It is a 7,200 square foot, 
single story fire station that is home to the District’s ladder truck and an ALS ambulance. 
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The proposed project would be constructed on an infill site in an area that is already provided 
fire protection and emergency medical services by the District.  The proposed project’s 16 
residential units and approximately 40 residents could result in additional incident responses, 
but not to the extent that would substantially delay response times. 

The proposed project would be subject to review by the City of Novato for compliance with all 
applicable provisions contained within the California Fire Code and the California Building Code 
prior to issuance of building permits. The project’s 16 units would not substantially increase fire 
district service demand such that new or physically altered facilities would be required.  Thus, 
the impact to fire protection services would be less than significant. 

Police 

Police protection would be provided by the Novato Police Department (NPD).  NPD serves 
approximately 53,000 residents with 78 staff and 59 sworn personnel, as well as volunteers.  
The Department reported 3,497 crimes in 2014, down approximately 4.7 percent from 2013.  
This includes a 25 percent decrease in violent crime, a 42 percent drop in auto burglaries, a 32 
percent drop in residential burglaries, a 24 percent increase in DUI arrests, and a 96 percent 
increase in identity theft (NPD, 2016). 

Department headquarters are located at 909 Machin Avenue in downtown Novato, and the 
Technical Services Bureau provides 9‐1‐1 dispatch services.  In the 2014 –2015 fiscal year, 
19,438 incidents were dispatched (Novato, 2015).  The City is divided into four “beats” for 
patrol, and the Hamilton/Ignacio area of the City is within Beat 3.  

The proposed project would be constructed on an infill site in an area that is already provided 
police protection services by the Department.  The proposed project’s 16 residential units and 
approximately 40 residents could result in additional incident responses, but not to the extent 
would substantially delay response times. 

The project’s 40 new residents would not generate substantial demand for police services such 
that new or physically altered facilities would be required.  Impacts to police protection services 
would therefore be less than significant. 

Schools 

The city of Novato is served by the Novato Unified School District (NUSD), which includes eight 
elementary schools, two middle schools, two high schools, a K‐8 charter school, and an early 
intervention program (NUSD, 2016).  The District had an average daily attendance of 7,461 
students in the 2014–2015 school year, which was a 0.9 percent (nine‐tenths of 1 percent) 
increase from 7,392 students in the 2010–2011 school year (Ed‐Data, 2016). 

The project would be an age‐restricted housing development with ownership restricted to 
persons aged 55 and older.  As such, the project would not be expected to result in generation 
of a substantial number of students at local schools.  Regardless, the NUSD utilizes a student 
yield factor of 0.411 students per single‐family detached household for capacity planning 
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purposes (Schreder, 2012).7 Applying that factor, the proposed project’s 16 units could 
generate seven new students. 

These seven new students would attend the local elementary school, as well as district middle 
and high schools.  Based on the District’s boundary maps, students at the project site would 
attend Hamilton Meadow Park School (K–8), which has a capacity of 865 students, and Novato 
High School, which has a capacity of 1,699 students (NUSD, 2012; Schreder, 2012).  Enrollments 
at each school for the 2014–2015 school year were 464 students and 1,322 students, 
respectively (Ed‐Data, 2016).  Therefore, there is adequate capacity to accommodate the seven 
students that could be generated by the proposed project. 

Senate Bill (SB) 50 (funded by Proposition 1A, approved in 1998) limits the power of cities and 
counties to require mitigation of school facilities impacts as a condition of approving new 
development and provides instead for a standardized developer fee. SB 50 generally provides 
for a 50/50 State and local school facilities funding match. SB 50 also provides for three levels of 
statutory impact fees. The application level depends on whether State funding is available, 
whether the school district is eligible for State funding, and whether the school district meets 
certain additional criteria involving bonding capacity, year round school and the percentage of 
moveable classrooms in use.  Payment of school facility mitigation fees (under SB 50) has been 
deemed by the State legislature (per Government Code Section 65995(h)) to constitute full and 
complete mitigation of impacts of a development project on the provision of adequate school 
facilities. Once funded, the school districts are responsible for identifying the location of new 
school facilities and undertaking acquisition, design, and construction of the facilities. 

The resulting impact to local schools would be less than significant. 

Libraries 

The Marin County Free Library (MCFL) District serves Novato and other communities in Marin 
County. There are a total of 10 facilities and one bookmobile in the District. The two library 
branches that serve Novato include the Novato Library, located at 1720 Novato Boulevard, and 
the South Novato Library, located at 931 C Street. Programs and services offered at both 
branches include loan of library materials, wireless network access, reference service, 
homework assistance, English‐ and Spanish language storytime, computer classes, book clubs 
and conversation clubs.  The South Novato branch moved to its current location in November 
2015.  The new location is twice the size of the former branch at 6 Hamilton Landing (Novato, 
2014; MCFL, 2015). 

The Novato Library, established in 1927, serves a population of approximately 41,000 residents 
and has a circulation of approximately 443,000 volumes. The South Novato branch, established 

                                                 

7 NUSD’s student generation rate for high school students is 0.066 students per unit.  Given that ownership of the 
proposed project’s units would be limited to those 55 years and older, it is likely that most, if not all, students 
generated by the project would be high school students.  Regardless, this analysis conservatively presents the 
district‐wide student yield factor across all grades. 
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in 1998, serves a population of approximately 18,000 residents and has a circulation of 
approximately 87,000 volumes. As of 2013, there were 17 employees at the Novato Library and 
two employees at the South Novato Branch (Novato, 2014). 

The proposed project would generate approximately 40 net new residents.  These residents 
could increase demand at local libraries, but not to the extent that new or physically altered 
library facilities would be required.  The impact would be less than significant. 

Recreation and Parks 

Impacts to parks are analyzed under “Recreation,” below. 

Sources: 

Education Data Partnership (Ed‐Data).  2016.  Novato Unified School District Summary.  
Available online: http://www.ed‐data.org/district/Marin/Novato‐Unified.  Accessed May 
3. 

Jack Schreder & Associates (Schreder).  2014.  Level I Developer Fee Study for Novato Unified 
School District.  May 28. 

Marin County Public Library (MCPL).  2015. The new South Novato Library is officially open!  
Web page: http://www.marinlibrary.org/library‐location/south‐novato‐library/39601. 
Accessed May 3, 2016. 

Novato, City of.  2014.  Existing Conditions Report.  Available online: 
http://novato.org/home/showdocument?id=11266.  Accessed May 3, 2016. 

Novato, City of.  2015.  Adopted Budget Fiscal Year 2015/16.  Available online: 
http://novato.org/home/showdocument?id=14503 . 

Novato Fire District (NFD).  2015.  Comprehensive Annual Financial Report for Fiscal Year Ended 
June 30, 2015.  Available online: 
http://www.novatofire.org/Modules/ShowDocument.aspx?documentid=2540  

Novato Police Department (NFD).  2016.  Crime Stats.  Available online: 
http://novato.org/government/police‐department/crime‐stats.  Accessed May 3. 

Novato Unified School District (NUSD).  2016.  Novato Unified School District: 2015 – 2016.  
Available online: 
http://www.nusd.org/UserFiles/Servers/Server_39712/File/Miscellaneous/School%20D
escriptions%202015‐16%20w%20mission%20vision.pdf, accessed May 3. 

NUSD.  2012.  School Boundary Maps.  Available online: 
http://www.nusd.org/UserFiles/Servers/Server_39712/File/Registration/School%20Bou
ndary%20Maps%20for%20Grades%20K‐5,%206‐8,%209‐12.pdf. March 20. 
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Recreation 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

15.  RECREATION.  Would the project: 

a)  Increase the use of existing neighborhood and regional 
parks or other recreational facilities such that substantial 
physical deterioration of the facility would occur or be 
accelerated? 

    X   

b)  Include recreational facilities or require the construction 
or expansion of recreational facilities which might have 
an adverse physical effect on the environment? 

    X   

 

(a) Increase the use of existing recreation facilities 

The proposed project would result in approximately 40 new residents in the City of Novato.  
Outdoor recreational space for these 40 residents would be provided within the project site 
courtyard.  It is also possible that these residents could access existing parks and outdoor 
recreational facilities, such as the Hamilton Amphitheatre east of the project site or the SMART 
trail.  

The project could result in the addition of new senior residents to the City of Novato.  The 
Novato Parks, Recreation, and Community Services Department runs the semi‐public8 Margaret 
Todd Senior Center at 1560 Hill Road.  The Center is open 9:00 a.m. to 5:00 p.m. Monday 
through Friday and offers enrichment and fitness courses, special events, game 
groups, specialty groups, and outreach services  

The increased use of these facilities would not be so substantial as to accelerate their physical 
deterioration.  The impact to the use of existing recreation facilities would be less than 
significant. 

(b) Include recreational facilities or the construction or expansion of recreational facilities 

As indicated in the Project Description, the project would include construction of a courtyard 
and community garden for project residents.  The environmental impacts associated with the 
construction of these facilities are included in the environmental impacts discussed through this 

                                                 

8 An annual membership fee is required to participate in many of the activities offered. 
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document, including construction‐related impacts to air quality, noise, and traffic.  Impacts 
would be less than significant. 
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Transportation/Traffic 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

16.  TRANSPORTATION/TRAFFIC.  Would the project: 

a)  Conflict with an applicable plan, ordinance, or policy 
establishing measures of effectiveness for the 
performance of the circulation system taking into 
account all modes of transportation including mass 
transit and non‐motorized travel and relevant 
components of the circulation system, including but not 
limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit? 

    X   

b)  Conflict with an applicable congestion management 
program, including, but not limited to level of service 
standards and travel demand measures, or other 
standards established by the county congestion 
management agency for designated roads or highways? 

    X   

c)  Result in a change in air traffic patterns, including either 
an increase in traffic levels or a change in location that 
results in substantial safety risks? 

      X 

d)  Substantially increase hazards due to a design feature 
(for example, sharp curves or dangerous intersections) 
or incompatible uses (for example, farm equipment)? 

    X   

e)  Result in inadequate emergency access?      X   

f)  Conflict with adopted policies, plans, or programs 
regarding public transit, bicycle, or pedestrian facilities, 
or otherwise decrease the performance or safety of such 
facilities? 

    X   

 

The proposed project would generate fewer than 100 peak‐hour trips.  As such, pursuant to the 
Transportation Authority of Marin 2015 Congestion Management Program (CMP) Update, 
quantitative analysis of traffic operations is not recommended.  Regardless, due to the 
proximity of the proposed project to the proposed Hamilton Fields Sports Park project on 
Hamilton Parkway, a traffic impact study was prepared for the proposed project by Kimley‐Horn 
and Associates in May 2016 to address worst‐case traffic impacts (Appendix E). 
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(a–b, f) Conflict with applicable transportation plans or ordinances, including congestion 
management plans 

Vehicular Circulation 

The proposed project would be located in proximity to the proposed Hamilton Fields sports 
park on Hamilton Parkway. The addition of Hamilton Fields traffic is anticipated to cause 
marginal queuing at some of the access intersections from US 101 during the PM peak‐hour. 
Therefore, Levels of Service (LOS) and queuing analyses were conducted during the PM peak‐
hour at the following intersections: 

1. US 101 SB Ramps / Enfrente Road & Ignacio Boulevard 

2. Nave Drive / US 101 NB On‐Ramp & Ignacio Boulevard / Bel Marin Keys Boulevard 

3. Nave Drive & US 101 NB Ramps (North) 

4. Nave Drive & Hamilton Parkway 

5. Alameda Del Prado & US 101 SB Ramps 

6. Nave Drive & US 101 NB Ramps (South) 

7. Project Driveway & Hamilton Parkway 

The LOS and queuing analyses were conducted for the above facilities for the following 
scenarios: 

1. Existing Conditions 

2. Existing plus Sports Fields Conditions 

3. Existing plus Sports Fields plus project Conditions 

4. Cumulative (2035) plus Sports Fields Conditions 

5. Cumulative (2035) plus Sports Fields plus project Conditions.   

City of Novato’s General Plan TR Program 4.1 established the following Level of Service (LOS) 
standards: 

1. At intersections with signals or four‐way stop signs: operation at LOS D 

2. At intersections with stop signs on side streets only: operation at LOS E. 

Mitigation measures which reduce side street delay, such as traffic signals, all‐way stops 
and/or center two‐way left turn lanes will be considered when LOS F conditions are 
projected for side street traffic. The volume of traffic should also be considered when 
evaluating the severity of side street traffic operations. 
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Existing Conditions.  The proposed project would consist of 16 age‐restricted housing units, 
which would result in 94 daily trips, inclusive of 33 AM peak hour trips and 11 PM peak hour 
trips.  PM peak‐hour traffic associated with the proposed project was added to the Existing plus 
Sports Field traffic volumes and LOS were determined at the study intersections.  As indicated 
in Table 7, with the proposed project all study intersections would continue to operate at 
acceptable levels of service. 

Table 7: Existing and Existing plus Project Intersection Levels of Service (PM Peak Hour) 

Study Intersection 
Approach 

Traffic 
Control 

LOS 
Threshold 

Existing (2016) 
Conditions 

Existing + Sports 
Field Conditions 

Existing + Sports 
Field + Project 
Conditions 

Delay 
(seconds) 

LOS 
Delay 

(seconds) 
LOS 

Delay 
(seconds) 

LOS 

1 
US 101 SB Ramps / 
Enfrente Rd & Ignacio 
Blvd 

Signal  D  24.3  C  24.5  C  24.5  C 

2 
Nave Dr / US 101 NB On‐
Ramp & Ignacio Blvd / Bel 
Marin Keys Blvd 

Signal  D  20.1  C  20.4  C  20.4  C 

3 
Nave Dr & US 101 NB 
Ramps (North) 

Signal  D  10.3  B  10.4  B  10.4  B 

4  Nave Dr & Hamilton Pkwy  Signal  D  9.7  A  13.2  B  13.4  B 

5  Alameda Del Prado & US 
101 SB Ramps  SSSC  E 

3.8  A  3.7  A  3.7  A 

Westbound Left‐Turn*  18.0  C  18.0  C  18.0  C 

6  Nave Dr & US 101 NB 
Ramps (South)  SSSC  E 

0.5  A  0.5  A  0.5  A 

Northbound Left‐Turn*  8.9  A  9.0  A  9.0  A 

7  Project Driveway & 
Hamilton Pkwy  SSSC  E 

plus Project 
Conditions Only 

plus Project 
Conditions Only 

0.1  A 

Northbound Left‐Turn*  12.8  B 

Notes: 
*Control delay for worst minor movement for side‐street stop controlled (SSSC) 
Source: Kimley‐Horn, Hamilton Cottages Traffic Impact Study, 2016. 

 

Cumulative Conditions:  PM peak‐hour traffic associated with the proposed project was added 
to the Cumulative (2035) traffic volumes, which include the sports filed, and levels of service 
were determined at the study intersections.  As indicated in Table 8, all study intersections 
would continue to operate at acceptable levels of service. 

A vehicle queueing analysis was also undertaken for all seven study intersections.  The 
anticipated vehicle queues for the critical turn movements at these intersections were 

405



City of Novato  Hamilton Cottages 
  Initial Study | Page 78 

 
7/21/16 

evaluated. The calculated vehicle queues were compared to actual or anticipated vehicle 
storage/segment lengths.  Under both Existing and Cumulative Conditions, the proposed 
project would add nominal queuing to the study locations. 

The project would not generate traffic that would exceed the City of Novato’s General Plan LOS 
standards, nor would it result in substantial queues.  Impacts to vehicular circulation would be 
less than significant. 

Table 8: Cumulative (2035) and Cumulative (2035) plus Project Intersection Levels of Service (PM Peak Hour) 

Study Intersection 
Approach 

Traffic 
Control 

LOS 
Threshold 

Cumulative (2035) 
Conditions 

Cumulative (2035) 
+ Project 
Conditions 

PM Peak‐Hour  PM Peak‐Hour 

Delay 
(seconds) 

LOS 
Delay 

(seconds) 
LOS 

1 
US 101 SB Ramps / Enfrente Rd & 
Ignacio Blvd 

Signal  D  26.0  C  26.0  C 

2 
Nave Dr / US 101 NB On‐Ramp & 
Ignacio Blvd / Bel Marin Keys Blvd 

Signal  D  25.0  0  25.1  C 

3  Nave Dr & US 101 NB Ramps (North)  Signal  D  11.6  B  11.7  B 

4  Nave Dr & Hamilton Pkwy  Signal  D  20.3  C  20.5  C 

5  Alameda Del Prado & US 101 SB 
Ramps  SSSC  E 

4.5  A  4.5  A 

Westbound Left‐Turn*  22.7  C  22.7  C 

6  Nave Dr & US 101 NB Ramps (South) 
SSSC  E 

0.5  A  0.5  A 

Northbound Left‐Turn*  9.5  A  9.5  A 

7  Project Driveway & Hamilton Pkwy 
SSSC  E 

plus Project 
Conditions Only 

0.1  A 

Northbound Left‐Turn*  15.6  C 

Notes: 
*Control delay for worst minor movement for SSSC. 
Source: Kimley‐Horn, Hamilton Cottages Traffic Impact Study, 2016. 

Transit, Bicycle, and Pedestrian Mobility 

The City of Novato Bicycle / Pedestrian Plan was adopted by the City Council in March 2015.  
The plan establishes goals “to be one of the most walkable, bikeable, livable, and age‐friendly 
cities in the United States and provide a safe, beautiful, and connected system of pedestrian 
and bike paths.”  It includes a needs analysis, bicycle element, pedestrian element, and 
implementation and maintenance sections.  In the vicinity of the project site, Class II bike lanes 
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run in both directions on Hamilton Parkway, and a Class I bike path along the SMART right‐of‐
way is established as a priority.   

Other applicable policies include the City’s 2014 Complete Streets White Paper, which calls for 
low vehicular speeds, street trees, pedestrian scale lighting, and sidewalks and crossing 
amenities.   

At the regional level, the 2006 Marin Countywide Plan calls for pedestrian‐ and bicycle‐friendly 
community design that enhances safety, mobility, and health.  And the Metropolitan 
Transportation Commission’s Plan Bay Area, adopted in 2013, specifies how $292 billion in 
transportation anticipated funds will be spent through 2040, including funding for bicycle and 
pedestrian transportation improvements, such as the SMART bike/pedestrian path. 

The project is not anticipated to disrupt the existing or planned bicycle or pedestrian facilities, 
or conflict with these adopted City plans, guidelines, policies, or standards. Because the project 
is proposed to gain the main access via an existing driveway along Hamilton Parkway, existing 
and envisioned bicycle and pedestrian facilities are largely unaffected by the project. The 
proposed project would include designated pedestrian pathways throughout the project site to 
provide connectivity to the project driveway, parking garages, and housing units. The project 
would also upgrade the existing curb ramps at the Hamilton Parkway intersection to meet 
Americans with Disabilities Act (ADA) compliance and current City standards. Continuous 
sidewalks and bicycle lanes exist along all streets within the vicinity of the project site, and 
access would be available to the SMART path southwest of the project site.   

The project is not anticipated to disrupt existing or planned transit facilities or conflict with 
adopted City transit plans, guidelines, policies, or standards. Golden Gate Transit (GGT) and 
Marin Transit (MT) operate six bus routes in the vicinity of the project site. GGT operates two 
routes that provide service between Novato, downtown San Rafael, and San Francisco. MT 
operates four routes that provide local service within the City and downtown San Rafael. In the 
absence of receiving specific route ridership from GGT and MT, the proposed project is not 
anticipated to exceed the crush load capacity of these bus routes. Hamilton Cottage residents 
would also be able to utilize Novato Dial‐a‐Ride, which provides paratransit service for qualified 
users who are unable to access conventional fixed‐route buses. 

Additionally, the proposed construction of the SMART Hamilton Station within half a mile of the 
project site and operation of the SMART commuter rail service would provide future transit 
service to Hamilton area residents. The station would be accessible via the SMART 
pedestrian/bicycle path that will run parallel to the train tracks. The relative size of the 
proposed project is not anticipated to burden the existing and planned system.  

Impacts would be less than significant. 
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(c) Change in air traffic patterns 

The proposed project would not result in a change in air traffic patterns.  The nearest airport, 
San Rafael Airport, is located approximately four miles to the south.  There would be no impact 
to air traffic patterns.  

(d) Substantially increase hazards due to a design feature 

Corner sight distance was evaluated at the intersection of B Street and Hamilton Parkway for 
vehicles that would access the project site. Adequate corner sight distance would allow the 
northbound vehicles waiting to turn left or right to complete the maneuver without unduly 
interfering with traffic on Hamilton Parkway and would also permit drivers on Hamilton 
Parkway to see and react to the vehicles exiting from B Street. Guidelines in the 6th Edition 
(Revised 12/30/2015) Highway Design Manual published by Caltrans were used in the 
evaluation. 

The speed limit on Hamilton Parkway near the driveway is 30 miles per hour (mph). Assuming 
the roadway design speed is 5 to 10 mph higher than the speed limit, the corner sight distance 
that should be provided at the driveway is 385 to 440 feet.   

Aerial photographs were used to measure sight distance on the east and west legs of the 
Hamilton Parkway and B Street intersection using the minimum set back of 15 feet. Sight 
distance to the east of the intersection is approximately 500 feet and the sight distance to the 
west of the intersection is approximately 400 feet.  

Where restrictive conditions exist, the minimum value of corner sight distance should be at 
least equal to the stopping sight distance. The stopping sight distance requirements for the 35 
mph and 40 mph design speeds are 250 feet and 305 feet, respectively. Based on these values 
and the currently installed westbound acceleration lane for northbound left turn, the stopping 
sight distance is considered adequate, provided the vegetation is regularly maintained. 

Based on these values and the currently installed westbound acceleration lane for northbound 
left turn, the stopping sight distance is considered adequate.  Vegetation along Hamilton 
Parkway is maintained by the City of Novato Public Works Maintenance Division and would 
continue to be maintained with implementation of the project. The impact would be less than 
significant. 

(e) Result in inadequate emergency access 

Emergency vehicles could access the project site via Hamilton Parkway, B Street, and Cottage 
Lane.  The 26‐feet‐wide Cottage Lane provides sufficient space to permit reasonable vehicle 
maneuvers into and out of the units’ garages and parking stalls. A 20‐foot‐wide fire turnaround 
is proposed at the secondary access point to allow for emergency vehicle (EV) access and 
maneuverability. Site accessibility for vehicles and EVs is therefore considered to be adequate, 
and the impact would be less than significant. 
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Parking 

Parking is not an environmental impact required to be analyzed in accordance with State CEQA 
Guidelines Appendix G.  However, this discussion has been provided for informational purposes 
and to demonstrate that parking will not result in impacts to traffic. 

Vehicles are proposed to be parked in garages and parking stalls located along Cottage Lane. 
Based on the City of Novato parking requirements for “Senior housing projects,” one parking 
space is required for each unit, with half of the spaces covered, plus one guest parking space for 
each 10 units.  The project provides two garaged spaces for each unit plus 16 guest spaces, 
which satisfies the requirements.  Based on the City of Novato requirements for “Single‐family 
dwellings,” two parking spaces are required per dwelling unit, with one in the garage.  The 
proposed project satisfies the requirement.   

Standard parking stall dimensions shall be as follows: stall width 9 feet and stall length 19 feet.   
Based on the number of public/guest parking spaces, a minimum of one accessible parking 
space is required. 

Using ITE Parking Generation, 4th Edition, the estimated average peak period parking demand 
is 1.83 vehicles per dwelling unit.  The peak surveyed parking demand is 2.17 spaces per unit.  
Land use 210, Single‐Family Detached Housing was used to estimate the parking demand.  The 
proposed project provides two garaged parking spaces per dwelling unit, as well as 16 
additional spaces, which would meet the projected parking demand according to the ITE 
Parking Generation rates. 

 

Source(s) 

Kimley‐Horn and Associates.  Hamilton Cottages Traffic Impact Study.  May 2016. 
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Utilities and Service Systems 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

17.  UTILITIES AND SERVICE SYSTEMS.  Would the project: 

a)  Exceed wastewater treatment requirements of the 
applicable Regional Water Quality Control Board? 

    X   

b)  Require or result in the construction of new water or 
wastewater treatment facilities or expansion of existing 
facilities, the construction or which could cause 
significant environmental effects? 

    X   

c)  Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant 
environmental effects? 

    X   

d)  Have sufficient water supplies available to serve the 
project from existing entitlements and resources, or are 
new or expanded entitlements needed? 

    X   

e)  Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it 
has adequate capacity to serve the project‐projected 
demand in addition to the provider’s existing 
commitments? 

    X   

f)  Be served by a landfill with sufficient permitted capacity 
to accommodate the project’s solid waste disposal 
needs? 

    X   

g)  Comply with federal, state, and local statutes and 
regulations related to solid waste? 

    X   

 

(a, e) Wastewater treatment and requirements 

Wastewater services would be provided to the proposed project by the Novato Sanitary District 
(NSD), which operates under the authority and regulations of the San Francisco Bay RWQCB. 
Facilities associated with the proposed project would connect to municipal sewer systems.  

The Novato Wastewater Treatment Plant would serve the proposed project. According to the 
NSD 2014 Operations and Maintenance Report, the plant handled an annual average of 3.37 
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million gallons (dry weather flow) of wastewater per day in 2014, and it has capacity to treat an 
estimated 7 million gallons per day (NSD, 2014a). Conservatively assuming that all of the 
proposed project’s daily water use would exit the project site as wastewater, the project would 
result in 7,120 gallons of wastewater per day (based on a water demand of up to 178 gallons 
per capita per day and 40 new residents generated by the project (see Topic 17(d), below)). 

The proposed project’s wastewater would be accommodated within the Novato Wastewater 
Treatment Plant’s remaining dry weather capacity of 3.63 mgd. Regarding wet weather flow, 
stormwater from the project site would be directed to separate storm system, so the project 
would not substantially increase wet weather flow. The proposed project would not require the 
construction of new wastewater treatment facilities or the expansion of existing treatment 
facilities. Impacts would be less‐than‐significant. 

A new development project is required to pay a sewer connection fee, provide the fee structure 
for the installation and connection of sanitary sewers, regulate the discharge of waters and 
wastes into the public sewer systems, and provide penalties for the violations of any of these 
provisions (NSD, 2014a). The project applicant has been coordinating with the NSD and has 
addressed the district’s concerns regarding provision of sanitary sewer service to the project 
site (Northcroft, 2014).   

The City of Novato is located within the jurisdictional boundaries of the San Francisco Bay 
Regional Water Quality Control Board (RWQCB). The Regional Water Board provides 
groundwater protection, wastewater discharge regulation, site cleanups, brownfields cleanups, 
stormwater basin planning, water quality information, enforcement, and stream and waterway 
protection. Under the Regional Water Board National Pollutant Discharge Elimination System 
(NPDES) permit system, all existing and future municipal and industrial discharges to surface 
waters within the City would be subject to regulation. 

Wastewater from the project would be directed to existing facilities, which would continue to 
comply with all provisions of the NPDES program, as enforced by the RWQCB. Therefore, the 
project would not result in an exceedance of wastewater treatment requirements and the 
impact is less‐than‐significant.  

(b) Wastewater and water treatment 

Refer to Topic (a, e) for wastewater treatment, and Topic (d) for water treatment. 

(c) Stormwater drainage 

Storm drainage facilities are described in Topic 9, Hydrology and Water Quality, above. The 
environmental effects associated with construction of these facilities are encompassed within 
the environmental effects of construction of the entire project. 

The project site is served by the public storm drainage system at Hamilton Field. Runoff from 
the project site is directed to concrete gutters, which then direct stormwater to the public 
drainage system located under Hamilton Parkway. There are no known capacity problems with 
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respect to the ability of the public storm drainage system to handle existing and future runoff 
from the project site and that generated by other uses at Hamilton Field.  

The developer would be expected to pay the City and the Marin County Flood Control and 
Water Conservation District for storm drainage services. Currently, the 1.5‐acre site is vacant 
and partially covered in gravel. The proposed project would result in approximately 57,691 
square feet of net new impervious surfaces. Runoff from most of the site would flow toward 
bio‐retention areas within the project courtyard. Another bio‐retention facility located next to 
the guest/public parking area in the easement on City property would treat drainage runoff 
from the western portion of the site and the parking/entry drive areas.  Overflow from these 
bio‐retention facilities would be piped to the existing storm drainage system in Hamilton 
Parkway.    

The proposed project would alter the drainage patterns on site due to the net increase in 
impervious surfaces, but run off would be managed by the on‐and off‐site bio‐retention basins. 
As indicated under Topic 9(a), the project would result in a net increase of 1.11 cfs of flows to 
the stormwater drainage system, which would be accommodated within the system’s capacity.  
As such, the proposed project would continue to be adequately served by existing and 
proposed storm drains and bio‐retention basins. The project, therefore, would require new or 
expanded facilities, but would result in a less‐than‐significant impact on the storm drainage 
system.  

(d) Water supply  

Supply and Demand Analysis 

North Marin Water District (NMWD) supplies water to the City of Novato. NMWD purchases 
approximately 80 percent of its water supply through the Sonoma County Water Agency. The 
water received by NMWD mostly originates from Lake Sonoma, where it is released to the 
Russian River via Dry Creek. About 20 percent of Novato’s water supply comes from Stafford 
Lake in addition to a small amount of recycled water obtained in a joint program with NSD.  

According to the 2014 City of Novato General Plan 2035 Policy White Paper on Water 
Availability and Conservation, despite the current three years of drought, Lake Sonoma, which 
is currently at 73 percent of capacity, has held up well and has the capacity to withstand 
multiple years of drought. It would take a significantly worse drought than there is currently for 
Lake Sonoma to reach 100,000 acre‐feet or less of available water to trigger a 30 percent 
mandatory reduction in Russian River water delivery. Although that would be a significant 
reduction, NMWD currently only uses about 53 percent of its annual delivery available under 
the 2006 Restructured Agreement. 

In 2011, NMWD adopted its most recent Urban Water Management Plan (2010 UWMP) in 
accordance with the Urban Water Management Act. In the 2010 UWMP, the District’s base 
daily per capita water use was estimated to be 178 gallons (gpcd) (NMWD, 2011). Based on the 
water demand of up to 178 gpcd and 40 new residents, the 16‐unit proposed project would 
result in an average daily demand of up to 7,120 gallons per day (0.022 acre‐feet), and an 
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average annual demand of 2.60 million gallons per year (7.98 acre‐feet per year [afy])(NMWD, 
2011).  

The 2010 UWMP projects future water demand in its service area.  These projections are based 
on providing adequate water supply to meet demand associated with buildout according to the 
Association of Bay Area Governments (ABAG) Projections 2009 (NMWD, 2011).  ABAG’s 
Projections are, in turn, based upon adopted General Plans within the NMWD service area.  
Given that the project would not require a General Plan Amendment, the water demand 
generated by the project was anticipated in the 2010 UWMP.  Similarly, water demand 
generated by other General‐Plan‐consistent projects in Novato and other jurisdictions serviced 
by NMWD were anticipated in the 2010 UWMP. 

According to the 2010 UWMP, water supply for 2015 was projected to be 12,336 afy, and total 
demand was projected to be 11,642 afy, resulting in a surplus of 694 afy. The 7.98 afy that 
would be required by the project would be accommodated by the remaining capacity.  

NMWD is updating is UWMP for the current five‐year cycle.  This update is anticipated to be 
completed mid‐2016.  Through the update process, NMWD has found that actual 2015 water 
demand was substantially lower than projected in the 2010 UWMP due to decreased 
population and employment projections, conservation requirements, and the drought.  Actual 
2015 water demand was 112 gpd per person (NMWD, 2016).  Given that population and 
employment projections have been reduced, and given that per capita demand is substantially 
lower than projected, the proposed project, in combination with other projects in the NMWD 
service area, would have sufficient water supplies available from existing entitlements and 
resources.  As a result, the impact would be less than significant. 

Drought and Conservation Planning 

Both supply and demand vary seasonally and become critical during drought periods which can 
last several years. For planning purposes and looking to the year 2035, NMWD’s combined 
projected water supply is sufficient to meet projected demands during normal and multiple dry‐
year conditions. In the event of a severe drought, however, under the single dry‐year scenario, 
NMWD would not have sufficient supplies (NMWD, 2011). In this scenario, mandatory water 
use restrictions would take effect. Additionally, an estimated 1,109 afy will be generated as a 
result of future water supply projects, to be completed between 2015 and 2027 (NMWD, 2011).  

The District’s Urban Water Shortage Contingency Plan includes temporary prohibitions that are 
used in various stages of the water shortage emergencies (NMWD, 2011). Additionally, water 
conservation BMPs (Best Management Practices) are implemented to reduce water demands, 
thereby reducing water supply needed for the District. NMWD is pursuing a range of actions to 
reduce demand and increase supply, including through public outreach, leak fixes, irrigation 
reductions, infrastructure improvements, and water conservation measures. As of 2014, both 
the NMWD and the Sonoma Marin Saving Water Partnership (SMSWP) have met a 20 percent 
per capita reduction goal (City of Novato, 2014).  
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NMWD’s combined projected water supply is sufficient to meet projected demands during 
normal and multiple dry‐year conditions. In the case of a severe drought single dry‐year 
scenario, water use restrictions and District contingency plans would provide for a stable water 
supply.  

The project applicant has been coordinating with the NMWD regarding provision of water to 
the project site (McIntyre, 2015). In 2011, NSD and NMWD expanded a joint recycled water 
program, and construction of new facilities was initiated at the Novato Treatment Plant to 
provide additional recycled water production capability. The District recently expanded 
recycled water delivery to the project site vicinity.   

The project would be required to conform to NMWD Regulation 15, Mandatory Water 
Conservation Measures, prior to occupancy approval to ensure that the required water 
conservation measures are implemented. NMWD's recycled water delivery was recently 
expanded to this area, and recycled water would be used for dust control during construction 
of the project as well as for common area landscape irrigation (McIntyre, 2015; NMWD, 2011). 
Installation of an above‐ground, reduced pressure principle (RPR) backflow prevention device at 
the meter, which would reduce water waste, is also required for the proposed project.  

Therefore, the project would comply with NMWD requirements and the impact would be less‐
than‐significant. 

(f–g) Adequate landfill capacity and compliance with solid waste statutes and regulations 

Solid waste collection and disposal services for the proposed project would be provided by 
Novato Disposal Service. Novato Disposal Service transfers solid waste directly to Redwood 
Landfill, located at 8950 Redwood Highway in Novato. Redwood Landfill has a maximum 
permitted throughput of 2,300 tons per day and estimated remaining capacity of 26,000,000 
cubic yards (CalRecycle, 2016). The estimated closure date for the landfill is August 2036 
(County of Marin, 2014). 

Solid waste generation during operation of the proposed project was determined based on 
rates published by the California Department of Resource Recycling and Recovery. The average 
generation rate for single‐family homes is approximately ten pounds of waste per person per 
day (CalRecycle, 2013). With an estimated residential population of 40 residents, the project 
would generate approximately 400 pounds (or 0.0.2 tons) of solid waste per day. Given that the 
Redwood Landfill has a maximum daily throughput of 2,300 tons, the project’s contribution 
would be accommodated within the existing landfill, and impacts would be less‐than‐
significant. 

The City of Novato requires all construction, demolition, and renovation projects to divert, by 
recycling or reuse, at least 50 percent of debris (by weight) from the project. In addition, a 
waste management plan would be required prior to issuance of a construction or demolition 
permit to ensure that the 50 percent goal would be met. As the project would be required to 
comply with these regulations, construction would be in compliance with applicable 
regulations.  
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As described above, solid waste generated by the proposed project would be disposed of at the 
Redwood Landfill, which operates as a Class III disposal facility for non‐hazardous materials. 
Redwood Landfill meets or exceeds all federal, state, and local requirements for landfill 
management, and is regulated by CalRecycle and the Marin County Environmental Health 
Services Division (Waste Management, 2015). 

The City of Novato has adopted the Per Capita Disposal and Goal Measurement (2007 and 
Later) in accordance with Senate Bill 1016, which builds on Assembly Bill 939, the Source 
Reduction, Recycling Elements Program, intended to meet the requirements of the California 
Integrated Waste Management Act. The City of Novato implements this program through the 
general solid waste collection service, provided by Novato Disposal. Since the proposed project 
would use the Novato Disposal collection services, it would be in compliance with the City of 
Novato’s solid waste requirements and, in‐turn, the federal and state regulations pertaining to 
solid waste. The proposed project would comply with applicable regulations, and the impact 
would be less‐than‐significant. 

Source(s) 

CalRecycle. 2013. “Public Sector and Institutions: Estimated Solid Waste Generation Rates.” 
Accessed March 31, 2016. 
http://www.calrecycle.ca.gov/WasteChar/WasteGenRates/Institution.htm. 

CalRecycle. 2016. Solid Waste Information System Facility/Site Listing. Accessed March 31, 
2016. www.calrecycle.ca.gov/SWFacilities/Directory/search.aspx 

City of Novato. 2014. General Plan 2035 Policy White Paper: Water Availability and 
Conservation. June 

County of Marin. 2014. “Redwood Landfill Five‐Year Permit Review, SWIS No. 21‐AA‐0001”. 
April 16, 2014. 

McIntyre, Drew. 2015. Personal communication via email from Drew McIntyre of the North 
Marin Water District to Brian Keefer, City of Novato. October 9, 2015. 

Novato Sanitary District (NSD). 2014a. Novato 2014 Annual Operations and Maintenance 
Report for the Novato Sanitary District.  

Novato Sanitary District (NSD). 2014b. Sewer Use Regulations. Accessed May 2. 
http://www.novatosan.com/business/sewer‐regulations‐and‐permits/sewer‐
useregulations 

NMWD (North Marin Water District). 2011. North Marin Water District 2010 Urban Water 
Management Plan. June 2011. 
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NMWD. 2016. Board of Directors Planning Workshop Summary.  Available online: 
http://www.nmwd.com/pdfs/minutes/Workshop%20Summary%20020916.pdf. 
February 9. 

Northcroft, Bill. 2015. Personal communication via email from Bill Northcroft of the Novato 
Sanitary District to Brian Keefer, City of Novato. November 12, 2015. 

Waste Management. 2015. Redwood Landfill: About Us. Accessed March 31, 2016. 
http://redwoodlandfill.wm.com/about‐us/index.jsp.   
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Mandatory Findings of Significance 

ENVIRONMENTAL IMPACTS 
Issues 

Potentially 

Significant 

Issues 

Potentially 

Significant 

Unless 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

18.  MANDATORY FINDINGS OF SIGNIFICANCE.  Does the project: 

a)  Have the potential to degrade the quality of the 
environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to 
drop below self‐sustaining levels, threaten to eliminate a 
plant or animal community, reduce the number or 
restrict the range of a rare or endangered plant or 
animal or eliminate important examples of the major 
periods of California history or prehistory? 

  X     

b)  Have impacts that are individually limited, but 
cumulatively considerable?  ("Cumulatively 
considerable" means that the incremental effects of a 
project are considerable when viewed in connection 
with the effects of the past projects, the effects of other 
current projects, and the effects of probable future 
projects.) 

  X     

c)  Have environmental effects which will cause substantial 
adverse effects on human beings, either directly or 
indirectly? 

  X     

 

Significant Impacts 

The proposed project would result in the following potentially significant impacts, which would 
be mitigated to a less‐than‐significant level through implementation of identified mitigation 
measures: 

 Air Quality: Projects are considered to result in a less‐than‐significant impact related to 
fugitive dust emissions through incorporation of construction dust control measures, as 
identified in Mitigation Measure AIR‐1. 

 Biological Resources: The project may affect nesting birds.  Mitigation Measure BIO‐1 
would require implementation of preconstruction surveys and avoidance of such nests. 

 Cultural Resources:  The possibility of encountering buried archaeological resources, 
paleontological resources, or human remains cannot be completely ruled out.  
Mitigation Measures CUL‐1, CUL‐2, and CUL‐3 would reduce potential impacts through 
adherence to standard procedures and regulations associated with accidental discovery. 
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 Geology and Soils: Impacts from earthquake‐induced seismic groundshaking and 
liquefaction, as well as differential settlement, would be reduced to a less‐than‐
significant level through adherence to the recommendations of the design‐level 
geotechnical investigation, as required in Mitigation Measure GEO‐1. 

 Hazards and Hazardous Materials: The project may create a significant hazard to the 
public or the environment through reasonably foreseeable upset and accident 
conditions involving the release of hazardous materials into the environment.  
Mitigation Measure HAZ‐1 would require preparation of a Soil and Groundwater 
Management Plan to reduce the impact to a less‐than‐significant level. 

 Noise: Construction noise and vibration impacts would be reduced below applicable 
thresholds through implementation of construction noise measures (Mitigation 
Measures NOI‐2 and NOI‐3).  Mitigation Measure NOI‐1 would ensure that impacts 
associated with locating sensitive receptors in areas of ambient noise levels above City 
standards would be less than significant. 

Cumulative Impacts  

The geographic scope of cumulative impacts varies depending on impact category.  Regardless, 
most project impacts would be confined to the project site or immediate surroundings.  In 
general, the proposed project would result in relatively minor contributions to Citywide or 
regional cumulative impacts.   

A SMART right‐of‐way would be located east of the project site, and the future SMART 
Hamilton Station would be located south of the project site.  Cumulative impacts to air quality 
are discussed under Environmental Topic 3, Air Quality.  Cumulative air quality impacts from 
train operations would be less than significant.  Cumulative impacts to noise are discussed 
under Environmental Topic 12, Noise.  As indicated, operational noise impacts would be less 
than significant due to the brevity of departing train horn noise, distance from the project’s 
residential uses, and the proposed garages that would attenuate noise.  Implementation of 
Mitigation Measure NOI‐1 would confirm that impacts are less than significant. 

The proposed Hamilton Fields Sports Complex, as well as regional growth, would increase 
traffic on roadways in the vicinity of the project site.  As indicated under Environmental Topic 
16, Transportation and Circulation, under Cumulative Conditions, study intersections would 
continue to operate at acceptable levels of service, and impacts would be less than significant. 

There are no other known past, present, or reasonably foreseeable future projects that could 
combine with the proposed project (including identified project mitigation measures) to result 
in significant cumulative effects. 

418



 

419



Sr16030;08/23/16 1

922 Machin Avenue
Novato, CA  94945-3232

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

www.ci.novato.ca.us

www.ci.novato.ca.us

PLANNING COMMISSION STAFF REPORT

MEETING
DATE: August 29, 2016

STAFF: Brian Keefer, Planner II
(415) 899-8941; bkeefer@novato.org

SUBJECT: HAMILTON COTTAGES
CEQA MITIGATED NEGATIVE DECLARATION
P2015-071; MASTER PLAN AMENDMENT
P2016-024; PRECISE DEVELOPMENT PLAN
P2016-025; VESTING TENTATIVE MAP
P2016-026; DESIGN REVIEW
APN 157-860-03 & 04; HAMILTON PARKWAY & B STREET

REQUESTED ACTION

Consider providing a recommendation to the City Council regarding a mitigated negative
declaration, master plan amendment, precise development plan, design review, and vesting
tentative subdivision map to allow the construction and operation of a 16-unit senior housing
project at the Senior Housing Triangle located at Hamilton Parkway and B Street, APN 157-860-
03 & 04.

EXECUTIVE SUMMARY

The proposed project, named “Hamilton Cottages” (hereafter “Project”), involves a request to
grant development entitlements to allow the construction and operation of a 16-unit, single-family
residential development for ownership and primary occupancy by senior residents aged 62-years
or older. The Project is proposed on a 1.5-acre parcel known as the Senior Housing Triangle
(Planning Area 19) of the Hamilton Field Master Plan area. The property is currently owned by
the City of Novato (“City”). The applicant, Hamilton Cottages, LLC, is in escrow with the City to
purchase the property pending completion of the development entitlement process.

The Project includes 14 market rate units and two affordable units in what is described as a “pocket
neighborhood.” The Project would have a density of 10.67 dwelling units per acre and all units
would be for-sale. The Project includes various site improvements including an access drive, 16
public/guest parking stalls, and a bio-retention (stormwater) area to be constructed in an easement
on an adjacent city-owned parcel, APN 157-860-04.

The Project requires approval of the environmental document/CEQA determination and the
following entitlements:
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 Master Plan Amendment: amending the Hamilton Field Master Plan (a.k.a., New Hamilton
Partners (NHP) Master Plan), hereinafter referred to as “Master Plan” to: a) change the
housing unit assignment for Planning Area 19 from at least 25 low and very-low income,
affordable senior rental housing units to 14 market rate and 2 affordable (one moderate and
one low income) for-sale senior housing units; b) reduce a required 150-foot setback from
nearby PG&E powerlines to 100-feet and c) allow lot coverage for Planning Area 19 to be
as indicated on the Precise Development Plan exhibit.   In addition, the applicant has
requested that the City amend the Master Plan to eliminate a requirement to distribute
literature describing best practices to minimize exposure to interior electromagnetic
radiation (EMFs)s;

 Precise Development Plan: establishing the specific design and operational characteristics
of the Project including lot size, coverage, setbacks, height limitations, parking
requirements, landscaping requirements, accessory use and structure limitations and other
site planning and development requirements;

 Design Review: addressing the Project’s site design, massing/scale, landscape and
architectural concepts, and public art component (the Design Review Commission (DRC)
has recommended approval of the site plan, structure massing, conceptual architecture and
landscaping and public art component to the Planning Commission and City Council, with
the Project returning to the DRC for final approval of architectural and landscaping details);
and

 Vesting Subdivision Tentative Map: dividing the property into 27 individual for-sale
parcels (16 residential lots and 11 garage parcels), common parcels, and describing
associated utility and infrastructure improvements.

An Initial Study was prepared for the Project and its associated entitlement actions pursuant to the
California Environmental Quality Act (CEQA) and the City’s Environmental Review Guidelines.
This review was conducted to determine if the Project would cause any significant physical
impacts to the environment. The Initial Study concluded the Project could result in potentially
significant impacts in the CEQA technical categories of: Air Quality, Cultural Resources,
Geology/Soils, Hazards/Hazardous Materials, and Noise. The Initial Study recommends several
mitigation measures to reduce the significance of the identified impacts to a less than significant
level. Given the findings and mitigations contained in the Initial Study, a Mitigated Negative
Declaration is proposed to be adopted for the Project.

The Project and its associated entitlement actions were reviewed against all applicable
requirements for approval specified in the Chapter 19, Zoning, of the Novato Municipal Code. In
all instances, the Project and its associated entitlement actions were found to meet the requirements
to approve the Master Plan amendments, Precise Development Plan, and Design Review.  In
addition, the Project proposed Vesting Tentative Subdivision Map was reviewed against all
applicable requirements for approval specified in the Chapters 9, Subdivision and 5, Development
Standards, of the Novato Municipal Code.  The Project was found to meet the requirements to
approve a Vesting Tentative Subdivision Map. Staff is recommending the Planning Commission
recommend approval of the Mitigated Negative Declaration and development entitlements for the
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Project.

FIGURE 1
PROJECT SITE AND SURROUNDINGS

SITE DESCRIPTION

The Senior Housing Triangle (“Project Site”) was formerly part of the Hamilton Army Airfield
and was developed with temporary military barracks and parking.  After the closure of Hamilton
Field as a military base, the 1.5-acre property was cleared of the former military buildings and
remains undeveloped.
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The Project Site is generally flat and lies approximately 3-feet lower than the side and rear yards
of adjacent homes on Marblehead Lane in the Newport neighborhood. There are existing
stormwater drainage and sanitary sewer lines serving the Newport neighborhood (to the east) that
cross the northeast corner of the Project Site. The site is located approximately 100-feet from 60-
kilovolt overhead power lines owned and maintained by Pacific Gas & Electric (PG&E).

The Project Site is accessed from Hamilton Parkway via B Street.  B Street is a former military
roadway located on the south side of Hamilton Parkway just west of Bristol Lane. The Newport
neighborhood is located north and east of the Project Site. To the west is a vacant, city-owned
property. The Hamilton SMART Station is located to the south. Figure 1 provides an aerial photo
of the Project Site and its surroundings.

PROJECT DESCRIPTION

The applicant, Hamilton Cottages, LLC, is proposing to develop the Project Site with (16)
detached, two-story, single-family homes ranging in size from 1,496 sf to 2,106 sf clustered in a
“pocket neighborhood.” Fourteen homes would be market rate and two would be affordable (one
moderate and one low income). All homes would be for-sale and age restricted to occupancy by
persons aged 62 or older. Each home would have a master bedroom on the main floor to support
senior occupancy.

Pocket Neighborhood Site Design

The pocket neighborhood concept clusters homes around a central landscaped garden courtyard
with the semi-private front porches of the homes facing the common area.  The courtyard has
amenities, such as seating areas, a barbecue, a fire pit, etc. to encourage socialization among the
residents.  In addition, a community garden area is provided, as well as a community room for
socializing during inclement weather.

The pocket neighborhood encourages walking and deemphasizes the automobile by concentrating
the parking in a separate area. Each home would have a two-car garage, several of which would
be detached and located on separate parcels. The homes with attached garages would have a bonus
room above the garage. The homes on Lots 2 through 12 would be separate from their respective
garages, with handicap accessible walkways connecting the garages and parking area to the inner
courtyard and the homes.

The Project includes a trash enclosure located near the garages along an access drive connecting
to B Street.  The access drive, 16 public/guest parking stalls, and a bio-retention area are proposed
to be constructed within an easement on an adjacent City-owned parcel, APN 157-860-04 (see
attached Site Plan – application and use of the easement was approved by City Council, with the
final description of the easement to be settled following specific design).
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Landscaping

The landscaping plan for the Project includes accent trees along the pedestrian walkways, wooden
entry trellises at the pedestrian access points, and a landscaped inner courtyard.  The courtyard
includes amenities for the use of the residents such as a central fire pit, outdoor kitchen and living
room, and Audubon garden. A community garden, proposed at the south end of the Project Site,
would contain amenities such as a tool shed, potting bench, picnic table, vertical planting walls,
compost bins and raised planting beds. Three bio-retention areas would be incorporated into the
planted areas in the central courtyard for stormwater retention and treatment. The stucco wall and
landscaping lining Hamilton Parkway would be continued along the Project’s frontage to maintain
the neighborhood character found in the area.

Architecture

The houses are proposed to be California Cottage/Craftsman style with composition shingle roofs,
wood/composite siding, front porches, and fenced rear yards.

Street Frontage Improvements & Utilities

The Project would include construction of a stub out of “B” Street with typical street frontage
improvements of curb, gutter, and sidewalk, as well as a crosswalk and upgrades of existing ADA
ramps at the intersection of B Street and Hamilton Parkway to current standards.

The Project would connect to water (potable and recycled) and sewer services provided by the
North Marin Water District and Novato Sanitary District, respectively. Potable water, recycled
water, and sewer lines are located in the Hamilton Parkway right-of-way in front of the Project
Site. The Vesting Tentative Map includes easements through the site for these utility lines.

Stormwater Control

The Project is located within the drainage basin of Pacheco Creek. The preliminary engineering
drawings for the Project include collecting the majority of the stormwater for the site in three bio-
retention facilities incorporated into the landscaping of the central courtyard and a fourth bio-
retention area next to the guest parking area for stormwater treatment and infiltration.  Excess
stormwater would be piped to a storm drain line at the street frontage of Hamilton Parkway. An
easement will be dedicated for an existing storm drain line at the northeast corner of the property
that serves the existing Newport housing development to the east.

Senior Occupancy

The Project is proposed for occupancy by residents aged 62-years or older or qualified residents
consistent with state housing law for senior housing projects. However, other co-occupants,
including, but not limited to a spouse, child, relative, or caretaker, may be younger than 62-years
old.
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Affordable Housing Component

The Project is required to comply with Novato’s Affordable Housing Ordinance (Novato Zoning
Ordinance Division 19.24).  At 16-units, the Project is required to provide affordable housing in
the amount of 16%, or 2.56 units, with the required units split evenly between the moderate income
and low income categories; an in-lieu fee may be accepted to address a fractional unit. The
applicant is proposing to reserve one moderate income unit and one low income unit, and is
requesting to pay an in-lieu fee for the .56 fractional unit. The applicable in-lieu fee is $15,730.00.

Development Entitlement Requests

The following development entitlements have been requested for the Project:

Master Plan Amendment: Development at the Project Site is subject to the provisions of the Master
Plan.  The current Hamilton Field Master Plan refers to the Project Site as “Planning Area 19,”
and designates the site for development with a minimum of 25 low and very-low income senior
rental housing units.  The Project includes a request to amend the Master Plan to allow 16 for-sale,
single-family homes, restricted to primary occupancy by persons 62 years or older. Fourteen
residences would be offered at market rate and two residences would be reserved as affordable
units (one low and one moderate income).

The Master Plan includes a condition requiring a 150-foot building setback for all structures
intended for human occupancy measured from the centerline of the PG&E Tower Line Easement
to the west of the property. The Project includes a request to reduce the 150-foot setback from the
centerline of the PG&E powerline easement to 100-feet. In addition, this condition has a subsection
requiring the distribution of literature describing best practices to minimize exposure to interior
EMFs.  The Project includes a request to eliminate this subsection.

The Master Plan restricts lot coverage on single-family residential parcels to 50%. The Project
includes an amendment to allow lot coverages for Planning Area 19 to be as shown on the Precise
Development Plan exhibit. This modification would allow the Project’s “pocket neighborhood”
design which is premised on individual lots located around common outdoor spaces with parking
and vehicle circulation on the periphery.  In particular, the Project features small lots with some
residences exceeding 50% coverage and some detached garage parcels with 100% building
coverage. These building coverage levels are off-set by offering more common outdoor space and
amenities for resident use. The overall coverage of the proposed buildings on the Project Site
totals approximately 44%. The Precise Development Plan (discussed below) includes specific
coverages for each lot within the development standards section as reflected on the Project
drawings.

Exhibit A attached to the Master Plan resolution (Attachment No. 2) included with this report
details the full range of text changes to the Master Plan required for the Project.

Precise Development Plan: The applicant has requested approval of a precise development plan
for the Project. The Project’s Precise Development Plan would establish site planning and
development standards, such as minimum lot areas, maximum building coverages, setback
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requirements, height limit, parking requirements, and landscaping. The draft Precise Development
Plan resolution (Attachment No. #3) provides text describing these standards based on the project
plans.

The plans for the Project present a very compact site design featuring small lots subject to a variety
of easements. These circumstances raise the issue of whether the Precise Development Plan should
provide future owners the ability to expand the proposed residences or construct private accessory
structures (shed, patio cover, trellis, etc.). From staff’s perspective, the Project’s “pocket
neighborhood” design concept does not support additional building floor area or accessory
structures given the small individual lot sizes, utility easement constraints, and the overall building
coverage of the Project Site. For these reasons, the draft Precise Development Plan includes a
requirement prohibiting additions and accessory structures. -

Vesting Tentative Map: The applicant has requested the approval of a vesting tentative map
(VTM) to subdivide the parcel to accommodate sales of individual lots in the development.  The
Project’s VTM proposes to subdivide the existing 1.5 acre parcel into 30 lots consisting of 16
single-family home lots, 11 “garage lots” to be attached by deed to their respective single-family
home lots, and three common parcels. The single family home lots would range in size from 2,007
to 3,262 square feet, and average 2,729 square feet.  The garage lots would range from 445 square
feet to 650 square feet, averaging 543 square feet.  The common parcels would be owned and
managed by the homeowners association established for the Project, and include:

Parcel A:  Trash Structure – 240 square feet
Parcel B:  Courtyard – 8,201 square feet
Parcel C:  Community Building and Garden – 5,123 square feet.

The VTM describes infrastructure improvements to be constructed on the adjacent City-owned
parcel, APN 157-860-04.  The use of the easement was approved by City Council, with the final
description of the easement to be settled following the specific design of the Project, and would
include the vehicular access drive, 16 public/guest parking stalls, a bio-retention area, drainage
and utilities, a fire truck turn around, and associated landscaping.  The easements would include:

 Public Access Easement (PAE)
 Parking Easement
 Water Line Easement (WLE)
 Sanitary Sewer Easement (SSE)
 Storm Drain Easement (SDE)
 Landscape Easement
 Public Utility Easement (PUE)

The VTM application includes plans and documents illustrating the existing conditions of the
Project Site and surroundings and the improvements required to prepare the parcel for subdivision
and development.

Design Review: Design review is a mandatory component of the master plan and precise
development plan process. Accordingly, the applicant has requested Design Review approval of
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the Project’s basic site design, landscaping, and architectural concepts as part of the base
development entitlements for the Project. Should the Project’s base entitlements (e.g., master plan
amendment, precise development plan, and vesting tentative subdivision map) and site design,
landscaping, and architectural concepts be approved by the City Council, the Project would return
to the Design Review Commission for a final design review action.

NEED FOR PLANNING COMMISSION ACTION

The development entitlements requested for the Project require the Planning Commission to
review and provide a recommendation to the City Council. The Planning Commission will conduct
a public hearing regarding the Project and consider the staff report, resolutions, environmental
review documentation, and public comments prior to making a recommendation to the City
Council. The Planning Commission’s review and recommendation will be based on the findings
required to approve a master plan amendment, precise development plan, design review, and
vesting tentative subdivision map as specified in the Novato Municipal Code.

BACKGROUND

Property Owner: City of Novato

Applicant: Hamilton Cottages, LLC

Assessor’s Parcel No. 157-860-03 and -04

Project Area: 1.5 acres

General Plan Designation: Medium Density Multiple Family Residential (R10);
Density:  10.1-20 DU/Acre

Existing Zoning: Planned District (PD); Hamilton Field Master Plan (a.k.a., New
Hamilton Partnership Master Plan).

Existing Use: Vacant

Adjacent Zoning/Uses:
North – Planned District (PD): single-family dwellings

East – Planned District (PD): single-family dwellings

South and West – Community Facilities (CF): City owned vacant

parcel and Hamilton SMART Station
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ENVIRONMENTAL ASSESSMENT

An Initial Study was prepared in compliance with the California Environmental Quality Act
(CEQA) and the City of Novato Environmental Review Guidelines to determine if approval of the
requested entitlement actions and the subsequent construction and operation of the Project would
result in significant environmental impacts. The Initial Study determined the Project could result
in potentially significant impacts to the environment; however, mitigation measures are available
to reduce these impacts to a less than significant level. Therefore, a Mitigated Negative Declaration
is recommended to be adopted for the Project. The attached Initial Study/Mitigated Negative
Declaration and accompanying Mitigation Monitoring and Reporting Program discuss potential
impacts and the recommended mitigations (Attachment No. 9).

Following publication of the Initial Study-Mitigated Negative Declaration, staff noted a typo on
Page 27 of the Initial Study, Woodland and Forest Resources section, paragraph 2, last sentence.
The sentence implies mitigation is necessary to reduce a tree impact to a less than significant level,
though no mitigation is necessary or recommended. The sentence should be revised as follows:
“The impact to tree preservation would be less than significant with mitigation.”

NEIGHBORHOOD MEETING

On October 29, 2015, the applicant conducted a neighborhood meeting to present the Project to
nearby residents. At this meeting, representatives of Hamilton Cottages, LLC reviewed the Project
with interested members of the public and answered questions. The meeting was attended by nine
residents of the nearby community; those residents who spoke asked general questions about the
configuration of the parcel and how the elevation of the proposed homes relates to adjacent
residences. The Project was generally well-received by the public who attended the meeting.

DESIGN REVIEW RECOMMENDATION

On January 6, 2016, the Design Review Commission (“DRC”) conducted a public workshop to
review the site design, massing, landscaping, and architectural concepts proposed for the Project.
The DRC made several notable comments and suggestions regarding potential changes that could
be incorporated in the Project to improve its design and function. A copy of the staff report and
minutes of the public workshop are attached for Planning Commission reference (Attachments #
7 & 8).

On March 16, 2016, the DRC conducted a public hearing to consider a revised set of design plans
responding to the Commission’s comments made at the Design Review workshop. The DRC was
asked to consider making a formal recommendation regarding the Project’s site design,
massing/scale, landscape plan, and architectural concepts. The DRC was pleased with the revisions
made to the Project following the public workshop. Accordingly, the DRC adopted a motion
recommending the Planning Commission and City Council approve the site design, massing/scale,
and general architectural and landscape concepts proposed for the Project. A copy of the staff
report and minutes of this hearing are attached for Planning Commission reference (Attachments
# 5 & 6).
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STAFF ANALYSIS

General Plan Consistency

The General Plan Land Use Designation of the property is Medium Density Multiple Family
Residential (R10). The R10 designation, pursuant to LU Table 2 of the General Plan, permits
detached or attached single-family dwellings at a density range of 10.1 to 20 dwelling units per
acre, as well as multiple family dwellings, two-family dwellings, recreation, home occupations,
community facilities, and other similar uses.  With 16 single-family homes proposed for the 1.5
acre parcel, the project would have a density of 10.67 units/acre. This density level and single-
family use is consistent with the R10 land us designation.

Each of the draft resolutions attached to this report contain an exhibit addressing the Project’s
consistency with applicable policies and programs of the General Plan.  Please refer to the exhibit
for a full discussion regarding consistency with the General Plan.

Master Plan Amendment

The Project Site is assigned the Planned District (PD) zoning district classification. Therefore, a
master plan is required to establish the land use(s) and development intensity permitted on a site
so zoned. In this instance, the Project Site is subject to the already adopted Hamilton Field Master
Plan (again “Master Plan”). The Master Plan was adopted by City Council with Ordinance No.
1298 in June 1993, with amendments incorporated over the next seven years by Ordinance Nos.
1311, 1322, 1335, 1344, 1413, and 1434.

As described earlier the applicant is requesting an amendment to the Master Plan to modify three
provisions of the Master Plan to allow the Project as proposed. Each revision is discussed below
with respect to consistency with the General Plan and Master Plan.

Revision 1:  Revise the residential unit yield and type permitted in Planning Area 19 as designated
in the Land Use exhibit and Condition 8(c) of the Master Plan to: a) allow 16 for-sale, single-
family homes for senior occupancy; and b) reserving two units for affordable housing in the
moderate (1 unit) and low (1 unit) income categories.

Master Plan condition 8(c), supported by the Land Use exhibit, states, “Within Parcel No. [19] of
Phase II there shall be at least 25 senior low income and very low income rental units.” This
condition was intended to support the Master Plan’s Affordable Housing Plan. The Affordable
Housing Plan set a goal of reserving 10% of the total housing units in the Master Plan area for
affordable housing and set target numbers for affordable units in two phases of development. The
affordable housing units could be traded between the development phases so long as the total
number of affordable housing units met the 10% goal.

The Master Plan area has been developed with a total of 958 dwelling units, including 128
affordable senior apartments at the Hamilton Villas. This number of affordable units represents
13.3% of the total number of dwellings in the Master Plan area.  With the Project, the total number
of dwellings in the Master Plan area would increase to 974 and the affordable unit count would
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increase to 130 units. The resulting percentage of affordable units would remain 13.3%. Based on
these figures, the affordable housing goal of 10% would continue to be exceeded under the Master
Plan amendment proposed for the Project Site.

Novato’s 2015 – 2023 Housing Element includes an inventory of sites and entitled projects
demonstrating the City’s ability to meet its Regional Housing Needs Allocation (RHNA) as
calculated by the Association of Bay Area Governments. The 25 senior affordable units currently
identified for development in Planning Area 19 are recognized in the Housing Element as an
entitled project contributing to meeting Novato’s current RHNA in the low (12 units) and very low
(13 units) income categories. The following tables and discussion address the effect of the
proposed Master Plan amendment on the City’s ability to continue meeting its RHNA obligation
for the planning period covering 2015 – 2023. In accordance with Government Code Section
65863, in order to permit the reduction of density for the property from that assumed in the Housing
Element, the City must make findings that (1) the reduction is consistent with the adopted General
Plan, including the Housing Element; and (2) the remaining sites identified in the Housing Element
are adequate to accommodate the City’s share of the regional housing need pursuant to Section
65584.

Table I
Existing 2015 – 2023 RHNA

Income Category RHNA
New Unit Need

Units Built, Under
Construction, or
Approved

Remaining Need
(Surplus)

Very Low 111 33 78
Low 65 90 (25)
Moderate 72 64 8
Above Moderate 167 92 75
Total Units 415 279 136*

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units.

Table II
2015 – 2023 RHNA with Master Plan Amendment

Income Category RHNA
New Unit Need

Units Built, Under
Construction, or
Approved

Remaining Need
(Surplus)

Very Low 111 20 (less 13) 91
Low 65 79 (less 11) (14)
Moderate 72 65 (plus 1) 7
Above Moderate 167 106 (plus 14) 61
Total Units 415 270 145*

*Surplus of Low units deducted from remaining need for Moderate and Above Moderate units.
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Table III
Satisfying Remaining RHNA Need with Master Plan Amendment

Very
Low

Low Moderate Above
Moderate

Total

RHNA 111 65 72 167 415
Units Built, Under Construction, or Approved 20 79 65 106 270
Affordable Housing Opportunity Sites 100 101 201
Medium Density, Multi-Family Sites 23 23
Mixed Use 124 124
Single Family 255 255
Accessory Dwelling Units 15 9 24
Total Capacity 135 189 212 361 897
% of RHNA 121% 290% 294% 216% 216%

As indicated by Table III, the City would maintain a sufficient inventory of potential residential
units in all income categories with the proposed Master Plan amendment, including an ongoing
surplus of units in the very low and low income categories. Thus, the reduction of density
associated with the proposed project would still be consistent with the general plan, including the
housing element, and the City can make the finding that even with the reduction, the City can
continue to meet its regional housing needs overall and in all income categories.

Revision 2:  Revise the requirement for a setback of 150-feet from the centerline of the adjacent
PG&E 60 kV (kilovolt) powerline easement to 100-feet. The currently required setback is taken
from Master Plan condition No. 17, which reads:

“A  150-foot  building  setback  for  all  structures  for  human  occupancy   shall  be
established from the PG&E Tower Line Easement as measured from its centerline.  The
developer shall provide the following disclosure and instruction regarding electromagnetic
field (EMF) exposure:

(a)    Provide written disclosure to home buyers and tenants on parcels adjacent
to the 60 kV Tower Line Easement regarding the proximity of housing units to the
lines and attach the EMF study included in the FSEIR or an update of said study.

(b)    Provide information on best practices to designers and contractors for
development of all parcels regarding how to reduce interior exposure to EMF.”

In 1992 a study was prepared to assess the health risks of electromagnetic radiation from the high-
voltage electrical transmission lines running through the Master Plan area. The study, conducted
as a component of the development review process for the Master Plan, determined there was no
conclusive scientific evidence, established policies, or CEQA impact thresholds related to health
risks due to exposure to electromagnetic fields (“EMF”). Accordingly, electromagnetic radiation
from the existing electrical lines was determined to not be an environmental issue or impact
requiring a CEQA analysis.
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Despite the findings of the study, the City opted to adopt condition of approval No. 17 with the
Master Plan. This condition was adopted voluntarily by the City in response to public concern at
the time and is not a mitigation measure resulting from the CEQA analysis for the Master Plan.

The project includes a proposal to amend the master plan condition to reduce the EMF setback
requirement from 150-feet to 100-feet. A 100-foot setback line would fall at the faces of the
garages on the west side of the project, four of which have bonus rooms above. Based on this
request, the City commissioned a review of the latest standards applicable to EMFs to determine
whether there is new scientific evidence, established policies, or CEQA impact thresholds related
to EMF exposure.  After reviewing the latest information regarding EMFs it was determined that:
(1) there is no agreement among scientists that EMFs create a potential health risk; (2) there are
no adopted state or federal regulations requiring residential setbacks from high voltage electric
transmission lines; and (3) there are no defined or adopted CEQA thresholds for assessing health
risk from EMFs.

While there are no federal or state regulations for setbacks of residences from high voltage
powerlines, and it is not a CEQA impact issue, the study considered regulations from other
California jurisdictions that have setback restrictions from such powerlines. Most jurisdictions do
not have setback requirements. Of those with setback regulations, none had setbacks for residences
greater than 100-feet from 60 kV overhead powerlines. The study noted Title 5 of the California
Code of Regulations allows new school sites to be constructed within 100-feet of 60 kV overhead
powerline easements, and accepts reductions to 100 feet from the centerline of the easement.

Recognizing most jurisdictions do not require setbacks for EMF exposure from overhead
powerlines, the requested 100-foot setback from the centerline of the 60 kV powerlines is more
consistent with the standard imposed by other jurisdictions that have such setbacks.

The Novato General Plan addresses EMFs through the following objective, policy, and programs:

SF Objective 9 - Reduce community exposure to electromagnetic field radiation.

SF Policy 32  Electromagnetic Field (EMF) Radiation in Land Use Decisions.
Consider information regarding EMF radiation from new electrical transmission
lines and substations in making land use decisions.

SF Program 32.1:  Consider adopting EMF regulations consistent with State or
Federal guidelines, if they become available.

SF Program 32.2:  Obtain updated information on EMF radiation levels of existing
and proposed electrical transmission facilities and relate those to the latest
standards that are emerging from ongoing research.

As noted above, the EMF study prepared for the Project revealed that in the 20 years since the
General Plan was adopted, no consensus has been reached among scientists that there are health
risks associated with EMF exposure, and no state or federal guidelines regarding electromagnetic
fields have been adopted.  Consequently, the City has not adopted such regulations. However,
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there are other agencies in California that apply a minimum setback of 100-feet from overhead
electrical transmission lines and some with options to reduce the setback to 100-feet from the
centerline of a powerline easement.

Based on the findings of the most recent EMF study, staff believes modifying condition No. 17 to
recognize a 100-foot setback from the centerline of the PG&E powerline easement is consistent
with the Master Plan, the General Plan, and the practice of other agencies in California.

Subsection (b) of Master Plan condition No. 17 is proposed to be deleted recognizing there are no
commonly accepted best practices to minimize interior exposure to EMF. This observation is in
addition to the information above regarding the lack of agreement on the health risks of EMF
exposure and absence of state or federal standards for EMFs. Based these circumstances,
eliminating Subsection (b) of Master Plan condition No. 17 would not be inconsistent with the
noted objective, policy, and programs of the General Plan addressing EMFs.

Revision 3: Revise the Master Plan to recognize the lot coverage levels shown on the Precise
Development Plan exhibit for the project.

Condition No. 7 of the MP currently states, "Maximum single family detached residential lot
coverage for all structures shall be 50% of lot area and maximum building height shall be two
stories." This particular provision was intended for the traditional single-family developments in
the Master Plan area, not single-family residences based on the more compact “pocket
neighborhood” concept that trades private lot area for more common outdoor space.  As designed,
the Project has parcels with detached garages with up to a 100% building coverage on the garage
lots and individual townhome lots exceeding 50% coverage. Given this circumstance, Master Plan
condition No. 7 is proposed to be amended to state:

“Maximum single family detached residential lot coverage for all structures shall be 50%
of lot area, and maximum building height shall be two stories. For development of
Planning Area 19, lot coverage shall be as indicated on the Precise Development Plan
exhibit.

This amendment would effectively recognize the lot coverages shown on the plans prepared for
the Project’s Precise Development Plan exhibit.

While the individual lots at the Project Site would have coverages exceeding 50% it is worth noting
the aggregate building coverage for the project is approximately 44%. The aggregate lot coverage
level is considered to meet the spirit of the Master Plan’s requirement 50% lot coverage, albeit on
a total project area basis.

Senior Occupancy Restriction

Staff is recommending specific conditions of approval be applied to the Master Plan to assure that
residences in the Project are occupied by at least one senior citizen aged 62 years or older. Note
that under state and federal law younger individuals including spouses, children, financial
supporters and caregivers may also reside in the units. The recommended conditions require the
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codes, covenants, and restrictions (CC&Rs) to include language obligating the Project’s
homeowners association to monitor occupancy, provide compliance reports to the City, and
enforce the senior occupancy restriction. The City will stand as a third party beneficiary to the
CC&Rs, which grants the City the right, but not the obligation to step-in and enforce the CC&Rs
should the HOA fail to do so.

The recommended conditions also require each lot to have a deed restriction recorded against
it. The deed restriction serves as a notice to a purchaser advising them of the senior occupancy
restrictions.

The findings of Section 19.042.060E.3 of the Novato Municipal Code must be made to approve
the proposed amendments to the Master Plan. These findings are listed below for Planning
Commission reference.

1. The proposed Master Plan development is in conformance with the applicable goals
and policies of the General Plan and any applicable specific plan;

2. The site is physically suitable (including consideration of physical constraints, access,
compatibility with adjoining land uses, and provision of utilities) for the
requested/anticipated land use.

3. The proposed Master Plan development can be adequately, conveniently, and
reasonably served by public conveniences, facilities, services, and utilities.

4. The proposed Master Plan development concepts are reasonably suited to the specific
characteristics of the site and the surrounding neighborhood; and

5. The location, access, density/building intensity, size and type of uses proposed in the
Master Plan are compatible with the existing and future land uses in the surrounding
neighborhood.

The proposed amendments to the Master Plan and the subsequent construction and operation of
the Project have been reviewed against the required findings above. In all instances, the proposed
amendments to the Master Plan and the Project itself were found to meet the requirements,
permitting the City to make the noted findings. The specific facts to support this position are
provided in the resolution recommending approval of the proposed Master Plan amendments
presented as Attachment No. 2.

Precise Development Plan

The Project Site is zoned Planned District (PD). The PD zoning classification requires the approval
of a precise development plan to establish the specific design and operational characteristics of a
given project, consistent with the project site’s underlying general plan land use designation and
applicable master plan provisions. The Project’s precise development plan standards are listed in
Attachment C to the Precise Development Plan Resolution and are shown conceptually on the
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design plans submitted for the Project, including conceptual site design, utility/grading/drainage,
landscaping, and architectural details.

A precise development plan allows a project to be designed in a manner reflecting the
characteristics and constraints of its site and surrounding context. That is, a project requiring a
precise development plan does not necessarily need to comply with the traditional development
standards (e.g., setbacks, lot coverage, etc.) of the Novato Zoning Ordinance. In this instance, the
Project has been found to comply with the following traditional development standards of the
Novato Zoning Ordinance that would normally apply to new single-family residential
developments:

 building height
 landscaping
 solid waste/recycling storage

Elements of the Project deviate from traditional single-family residential zoning standards,
including:

 Reduced front, side, and rear setbacks
 small lot sizes
 higher lot coverage
 parking configuration (detached garages on individual lots); the project meets the required

parking ratio for single-family residences

The Master Plan Design Guidelines applicable to the Project Site encourage relief from traditional
development standards to accommodate creativity and more compact development in Planned
District projects. The Project, as designed, is considered to present a development that is consistent
with the Master Plan Design Guidelines based on the following observations:

 The compact configuration of the single-family homes on smaller lots allows the
development of a central courtyard area with more opportunity for social interaction with
neighbors and visitors, as well as a community building and gardening area.

 The front porches of the proposed homes face the central courtyard, focusing attention
inward to the pedestrian-friendly courtyard rather than onto streets.

 Small rear and side yards are provided for private use, but there is an emphasis on common
areas to provide amenities for the use, enjoyment, and socialization of the residents
supplanting the need for large private rear yards.

 Clustering garages and isolating vehicle circulation along the western side of the project
preserves the pedestrian nature of the inner courtyard.

The findings of Section 19.042.060F.3 of the Novato Municipal Code must be made to approve
the proposed precise development plan for the Project. These findings are listed below for Planning
Commission reference.
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a. The proposed precise development plan is consistent with the general plan, any
applicable specific plan, and the approved master plan;

b. The proposed precise development plan would produce a comprehensive
development of superior quality (e.g., appropriate variety of structure placement and
orientation opportunities, appropriate mix of land uses and structure sizes, high
quality architectural design, increased amounts of landscaping and open space,
improved solutions to the design and placement of parking facilities, etc.) than might
otherwise occur from more traditional development applications;

c. The design, location, shape, size, operating characteristics, and the provision of
public and emergency vehicle access and public services and utilities (e.g., drainage,
fire protection, sewers, water, etc.), would ensure that the proposed development
would not endanger, jeopardize, or otherwise be detrimental to the public health,
safety, or general welfare, or injurious to the property or improvements in the vicinity
and zoning district in which the property is located;

d. The proposed precise development plan standards are reasonably suited to the
specific characteristics of the site, and are compatible with the existing and future
land uses in the surrounding neighborhood;

e. The subject site is:

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

(2) Adequate in shape and size to accommodate the use and all fences and walls,
landscaping, loading, parking, yards, and other features required by this title;
and

(3) Served by streets and pedestrian facilities adequate in width and pavement
type to carry the quantity and type of traffic expected to be generated by the
proposed development.

The Project has been reviewed to determine whether the proposed Precise Development Plan and
the subsequent construction and operation of the Project would be consistent with the City
requirements as set forth in the Precise Development Plan regulations. In all instances, the
proposed Precise Development Plan, was found to meet the noted requirements permitting the City
to make the required findings noted above. The specific facts to support this conclusion are
provided in the resolution recommending approval of the Precise Development Plan presented as
Attachment No. 3.
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Vesting Tentative Map

As discussed earlier, the applicant has requested the approval of a VTM to subdivide the Project
Site into 30 lots, consisting of 16 single family home lots, 11 garage lots, and 3 common parcels.
The VTM describes the infrastructure and public utilities/easements required to serve the projects.

In accordance with Section 9-7.002 e.2., the following findings must be made to approve a VTM:

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

b) The proposal is consistent with the Zoning Ordinance and any master plan or precise
development plan adopted pursuant thereto.

c) The effect of the approval on the housing needs of the region has been considered and
balanced against the public service needs of the residents of Novato and available fiscal
and environmental resources.

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

The Project has been reviewed to determine whether its design and infrastructure improvements
would be consistent with City requirements. In all instances the Project’s design, as represented
by the VTM, was found to meet City requirements permitting the City to make the required finding
noted above. The specific facts to support this conclusion are provided in the resolution
recommending approval of the Project’s VTM presented asAttachment No. 4.

Development Standards

The VTM for Hamilton Cottages has been reviewed by the City of Novato Public Works
Department against and conditioned to comply with the development standards of Chapter 5 of the
Novato Municipal Code as it applies to:  drainage, streets, driveways, grading, landscaping,
pedestrian circulation, sewage disposal, solid waste disposal, street lighting, utilities, and water.

Design Review

As discussed earlier, Design Review is required for new development proposals on lands zoned
Planned District (PD). Accordingly, the Project has been reviewed by the DRC, first at a public
workshop and then subsequently at a public hearing to make a formal recommendation to the
Planning Commission and City Council regarding the project. The intent of the DRC’s review and
recommendation is to assist the Planning Commission and City Council’s consideration of whether
the project is compatible with the Project Site and surrounding area.

The DRC, at its public hearing on March 16, 2016, recommended the Planning Commission and
City Council approve the Project’s site design, landscape, and architectural concepts, recognizing
the Project’s well-resolved site plan, appropriate mass/scale, and generally acceptable landscape
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and architectural design concepts. The DRC’s recommendation was based on the findings
necessary to grant a Design Review approval as specified in Section 19.42.030.F. of the Novato
Municipal Code.

Section 19.42.030.F. of the Novato Municipal Code specifies the following findings for Design
Review applications:

1. The design, layout, size, architectural features and general appearance of the proposed
project is consistent with the general plan, and any applicable specific plan and with
the development standards, design guidelines and all applicable provisions of this code,
including this title and any approved master plan and precise development plan.

2. Design Review Finding No. 2: The proposed project would maintain and enhance the
community’s character, provide for harmonious and orderly development, and create a
desirable environment for the occupants, neighbors, and visiting public.

3. Design Review Finding No. 3: The proposed development would not be detrimental to
the public health, safety, or welfare; is not materially injurious to the properties or
improvements in the vicinity; does not interfere with the use and enjoyment of
neighboring existing or future developments and does not create potential traffic,
pedestrian or bicycle hazards.

The Project has been reviewed to determine whether its design would be consistent with City
requirements. In all instances the Project’sdesign, as represented by the project plans, was found
to meet City requirements permitting the City to make the required Design Review findings noted
above. The specific facts to support this conclusion are provided in the resolution recommending
approval of the Project’s site plan design review presented as Attachment No. 3.

COMMISSION ALTERNATIVES

1. Recommend the City Council adopt a Mitigated Negative Declaration and approve the
requested Master Plan amendments, Precise Development Plan, Design Review, and Vesting
Tentative Subdivision Map for the Project by adoption of the attached resolutions;

2. Modify any of the proposed resolutions and recommend adoption of a Mitigated Negative
Declaration and approval of the requested Master Plan amendments, Precise Development
Plan, Design Review, and Vesting Tentative Subdivision Map for the Project;

3. Recommend additional environmental review be completed prior to making a
recommendation to the City Council regarding the requested Master Plan amendments,
Precise Development Plan, Design Review, and Vesting Tentative Subdivision Map for the
Project;

4. Recommend the City Council not adopt a Mitigated Negative Declaration and deny the
requested Master Plan amendments, Precise Development Plan, Design Review, and Vesting
Tentative Subdivision Map for the Project;
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5. Continue the public hearing with direction to staff.

RECOMMENDATION

Recommend the City Council adopt a Mitigated Negative Declaration and approve the requested
Master Plan amendments, Precise Development Plan, Design Review, and Vesting Tentative
Subdivision Map for the Project by adoption of the attached resolutions.

FURTHER ACTION

1. The Planning Commission’s recommendation regarding the Initial Study and Mitigated
Negative Declaration, requested Master Plan amendments, Precise Development Plan,
Design Review, and Vesting Tentative Subdivision Map for the Project will be forwarded
to the City Council for consideration at a future public hearing.

2. Future approvals required prior to construction:

a. Design Review – Final Design Details (e.g., finish materials, colors, and plants)

b. Building Permit

c. Subdivision Improvement Agreement and Improvement Plans

d. CC&Rs

e. Affordable Housing Agreement

ATTACHMENTS

1. Resolution recommending adoption of a Mitigated Negative Declaration
2. Resolution recommending approval of a Master Plan Amendment
3. Resolution recommending approval of a Precise Development Plan and Design Review
4. Resolution recommending approval of a Vesting Tentative Subdivision Map
5. Design Review Commission Minutes of March 16, 2016
6. Design Review Commission Staff Report of March 16, 2016
7. Design Review Commission Minutes of January 6, 2016
8. Design Review Commission Staff Report of January 6, 2016
9. Initial Study for Hamilton Cottages
10. Project Plans – Hamilton Cottages August 11, 2016
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___________________________ 

DESIGN REVIEW COMMISSION 

MINUTES EXCERPT 

  March 16, 2016 

 

4.   HAMILTON COTTAGES (BK) 

  FILE: P2015-071; DESIGN REVIEW  

  APN 157-860-03 AND -04; SENIOR HOUSING TRIANGLE, HAMILTON 

PARKWAY 

 

Conduct a public hearing to consider a formal recommendation to the Planning Commission 

and City Council on site design, circulation, and architecture for the development of 16 single 

family (55+) senior housing units on a 1.5 acre parcel known as the Senior Housing Triangle 

of the Hamilton Field Master Plan area; Assessor’s Parcel Number 157-860-03.  The project 

includes an access drive, 16 public/guest parking stalls, and a bio-retention area to be 

constructed in an easement on an adjacent City-owned parcel, APN 157-860-04.  Pursuant 

to Section 15063 of the California Environmental Quality Act, an environmental review will 

be prepared for the project based upon the Design Review Commission’s recommendation, 

which will be brought to the Planning Commission for a recommendation and City Council 

for action. 

 

Planner II Keefer presented introduced item and presented staff report and the process forward to 

Planning Commission and City Council, and described site considerations including bio-swale 

design, retaining walls and unit setbacks along the storm and sanitary sewer easements at the 

eastern property line could result in a few of the houses being shifted to the west to accommodate 

final design.   

Ian Gillis, Hamilton Partners, LLC (applicant) presented overview of the proposed pocket 

neighborhood concept, simple architecture, parking separate from living areas, etc. 

 

Adam Gardner, architect, explained changes as listed in the staff report and proposed responses to 

the Design Review Commission’s workshop comments, and answered questions from the 

Commissioners. 

 

Chairman Radovanovich opened public comment. 

 

Michael Hagerty, Marin Commission on Aging, commented that this is a good project and 

applauded Novato for efforts for senior housing.  Voiced support for aging in-place design, and 

suggested a kitchen sink for food preparation in the community room. 

 

Public comment closed. 

 

Joe Farrell – Complimented the applicant on the drawings and site plan, and said that this was one 

of the best responses to a workshop the commission has ever seen.  Commented that the bio-swale 

needs to have design input from a landscape architect, and suggested the landscape architect work 

with the engineers and public works to design the bio-swale.  Would like to see details to porches, 

etc. when project comes back for final approval.  Likes new design of courtyard. 

 

Patrick MacLeamy – Commented that it was a pleasure to see responses based on workshop 

feedback, appreciates new common area design and Unit 4.  Prepared to recommend approval, but 
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___________________________ 

DESIGN REVIEW COMMISSION 

MINUTES EXCERPT 

  March 16, 2016 

 

preserves final review of common court improvements, site details, and plant/tree selection.  

Suggested not filling up courtyard too much. 

 

Marshall Balfe – Agrees with fellow commissioners. 

 

Michael Barber – Agrees that the plans are good looking.  Likes location of community room and 

garden.  Likes landscaping much better.  Suggested more trees at parking area.  Encouraged close 

attention be paid to providing an attractive trash enclosure design.  The garages have been broken 

up well, but suggested pulling back second story rooms over garages a couple feet to add relief.  

Accent pedestrian entries, possible pull trellises forward to make more prominent.  Add 

landscaping at base of garages.  Appreciates overall design. 

 

Beth Radovanovich – Well done overall concept, but has hard time with function as a senior 

housing project, with long walk from parking to houses except for the Unit 4’s with attached 

garages. 

 

Commissioners discussed further concept filling a “living” niche.    

 

M/S:  MacLeamy/Farrell 

 

Recommend approval of site plan, massing of structures on site, and conceptual landscaping to the 

Planning Commission and City Council, with project coming back to Design Review Commission 

for final approval of refined design and site elements, including the art component.  

 

Passed:  5-0-0 
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DESIGN REVIEW COMMISSION STAFF REPORT 
 

MEETING:  March 16, 2016   

 

STAFF: Brian Keefer, Planner II 

(415) 899-8941 

 

SUBJECT: HAMILTON COTTAGES  

  FILE: P2015-071; DESIGN REVIEW 

  APN 157-860-03 & -04; SENIOR HOUSING TRIANGLE, HAMILTON 

PARKWAY 

  
 

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, landscape 

plan, and public art proposed for the Hamilton Cottages Senior Housing project. 

 

SITE DESCRIPTION   

 

Please see site description provided in the Design Review Commission staff report of January 6, 

2016, which is attached for reference. 

 

DESIGN REVIEW WORKSHOP 

 

On January 6, 2016, the Design Review Commission ("DRC") conducted a public workshop to 

review the site design, architecture, and landscape plan proposed for the Hamilton Cottages Senior 

Housing project (hereafter "Hamilton Cottages Project").  At the workshop, the DRC made several 

notable comments and suggestions regarding the Hamilton Cottages Project's site design, massing, 

architecture, and landscape design, including:  

 

 The garage cluster and relation of the 4 adjacent homes is problematic – the back yards are 

too small and constrained between the buildings   

 

 Suggest utilizing a 3D model to illustrate relation of the units to the courtyard 

 

 Common area too confined, consider pushing houses back against garages 

 

 Consider a community room for socialization in inclement weather 

 

 Open up pinch points and create better space between buildings to allow all units to enjoy 

common space 

 

 Break up garages more, so they don’t appear as a wall 

 

 Make entrances to project and courtyard more prominent 

 
 

922 Machin Avenue 
Novato, CA  94945-3232 

(415) 899-8900 
FAX (415) 899-8213 
www.novato.org 
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 Refine design of interior courtyard to be more flowing and useful 

A copy of the minutes of the January 6, 2016, workshop is attached for DRC reference. 

 

REVISED PROJECT DESCRIPTION 

 

Hamilton Cottages, LLC has revised the design of the project to respond to the comments and 

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

 

 Reconfigured garages and bonus rooms and the 4 adjacent houses to open up center 

courtyard, break up garages, create useable side yards, reduce building mass, and open up 

entrances to center courtyard.   

 

 Provided single-story community room 

 

 Refined interior courtyard design to open up and create more useable space 

 

 A community garden has been added 
 

 Landscape plan further refined and details, sample feature imagery, and sample plant 

pallet illustrations included 

 

The revisions summarized above are further described in the attached letter from Keith McCoy of 

Urban Community Partners, LLC.  Revised project plans are attached for DRC review. 

 

Stormwater Treatment Concept   

 

The revised project plans show a larger bio-retention facility for stormwater treatment on the City-

owned property to the west of the project site; however, recent discussions with Planning staff, 

Public Works staff, and the applicant have resulted in an idea to use the interior courtyard for 

stormwater treatment.  With the redesign of the interior courtyard to include more “natural” 

planting areas, the courtyard itself can be designed to serve as the main stormwater treatment 

facility for the project along with a smaller bio-retention area adjacent to the guest parking spaces.  

This concept will satisfy the requirements of the BASMAA (Bay Area Stormwater Management 

Agencies Association) Post-Construction Manual for stormwater treatment and control standards.   

 

While the planting samples included in the revised drawings show the desired character of the 

courtyard, some of these plants may need to be substituted with approved plant species included 

in the BASMAA manual appropriate for bio-retention facilities.  In addition, porous paving or 

pavers may be utilized in the courtyard area to allow stormwater infiltration and treatment.  The 

reduction in size of the bio-retention facility adjacent to the parking area may also allow additional 

trees to be planted adjacent to the parking lot.  The refined design of the stormwater treatment and 

the components involved will be reviewed again by the Design Review Commission later in the 

entitlement process. 
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Public Art Component  

 

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

19.21 – Art Program.  The Design Review Commission is the review authority for the art 

component.  The proposed public art piece is centrally located within the bird and butterfly 

Audubon garden within the central courtyard.  Sample images of the proposed art component are 

attached to this staff report for reference.  Following is the applicant’s description of the public art 

component: 

 

“Description: Neighbor Guardians are three 5 ft. x 1.5 ft. metal frame free standing 

ceramic tile sculptures. The tiles, 12 in total will be hand carved double sided in 

relief using a 2 tone non glazed surface. The tiles will have narrative symbolism 

depicting home, community, love, elemental energy like the sun to create a sense 

of positive energy that emanates into the community thus being Guardians of the 

Neighborhood. Artwork by Bay Area artists Mark Lewis Wagner and Clayton Thiel 

- www.drawingonearth.org; www.claytonthiel.com” 

 

Aside from the changes noted above and within the attached applicant letter, the Hamilton Cottages 

site design, massing/scale, and architecture remain as presented to the DRC at the public workshop 

held on January 6, 2016.  A copy of the staff report prepared for the public workshop is attached 

for DRC reference.   

 

BACKGROUND 

Applicant/Owner:  Hamilton Cottages, LLC 

Assessor’s Parcel No.: 157-860-03 & -04 

Property Size:   1.5+/- acres 

General Plan Designation: Medium Density Multiple Family Residential (R10); Density 

Range:  10.1 to 20 Dwelling Units/Acre 

Zoning:    Planned District (New Hamilton Partnership Master Plan) 

Existing Use:  Vacant site 

Proposed:  16 Single Family Senior-Oriented Dwellings. 

Adjacent Zoning:  North – Planned District (PD): Single Family Dwellings 

East – Planned District (PD):  Single Family Dwellings 

South and West – Community Facilities (CF):  City of Novato 

Vacant Parcel 
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ENVIRONMENTAL ASSESSMENT 
 

The Hamilton Cottages 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. 

 

NEED FOR DESIGN REVIEW 

 

The Hamilton Cottages Project is proposed on a parcel zoned Planned District (PD).  Design 

Review is a mandatory process for any project proposed on a parcel zoned PD.  In addition to the 

need for Design Review approval, the project requires amendment of the NHP Master Plan to 

allow for a change in the housing unit assignment for the site from 25 low and very-low income, 

affordable senior rental housing units to 14 market rate and 2 affordable (one moderate and one 

low income) for-sale senior housing units and a reduction in a 150-foot setback from nearby PG&E 

powerlines.  Other required entitlements include a Precise Development Plan addressing project 

specific development standards and a Tentative Subdivision Map to create an individual parcel for 

each home.  These entitlements require an advisory review by the Planning Commission and a 

final action by the City Council.   

 

The Hamilton Partners, LLC requests the Design Review Commission provide a formal 

recommendation on the project’s conceptual design including site plan, architecture, landscaping, 

and public art, to be forwarded to the Planning Commission and ultimately to City Council for 

final action in conjunction with the Master Plan amendment, Precise Development Plan, and the 

Tentative Subdivision Map. The project will return to the DRC for approval of final architectural 

and landscape detailing assuming the City Council approves the base entitlements. 

 

STAFF ANALYSIS 

 

The DRC's recommendation regarding the Hamilton Cottages 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. 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 senior housing 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.  
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Novato 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, including policies 

to guide the design of new project proposals. These policies are used to determine whether a given 

project's design is consistent with the General Plan. A project is considered to be consistent with 

the General Plan where it is found to be in general agreement with applicable policies. A project 

need not be in exact agreement with an applicable policy to be considered consistent with the 

General Plan. The following design policies of the Novato General Plan are considered to be 

applicable to the Hamilton Cottages Project: 

Housing Policy 3.2 Design that Fits into the Neighborhood Context. It is the City’s 

intent that neighborhood identity and sense of community will be enhanced by 

designing all new housing to have a sensitive transition of scale and compatibility in 

form to the surrounding area. 

 

Discussion:  The Hamilton Cottages Project is located in the   New Hamilton Partners (NHP) 

Master Plan Area at Hamilton Field.  The adjacent neighborhood to the east and the neighborhood 

across Hamilton Parkway to the north are developed with modern homes of a Spanish architectural 

style.  Craftsman is another architectural style found at Hamilton Field.  The NHP Master Plan 

allows for a variety of architectural styles including classic Mediterranean, and makes the 

following reference to other design vernaculars, “Marin County’s early twentieth century 

neighborhoods, which are also historically and visually appropriate.  Bungalow, craftsman, early 

Victorian, farm country style are examples of architectural style prevalent in these older 

neighborhoods.”  (See further discussion below addressing compliance with NHP Master Plan and 

the Architectural Guidelines.)  The proposed California Craftsman/Cottage style homes are 

considered to be consistent with the architectural styles found in the Master Plan area. 

 

The project is being presented as a “pocket neighborhood” featuring homes clustered around a 

central courtyard with a slightly higher density of 10.7 dwelling units/acre than the adjacent 

existing, traditional single family neighborhoods to the east.  Although proposed at a higher 

density, the new homes range in size from 1,496 square feet to 2,106 square feet, and average 

1,800 square feet, which is smaller than the neighboring single-family residences averaging 

approximately 3,000 square feet.  The new homes would be two-stories, which is comparable to 

neighboring residences to the east and north.  Notably, the project site is approximately 3-feet 

lower than units to the east. Based on these observations, the proposed two-story units are not 

anticipated to be imposing from a mass and height perspective and are considered to be compatible 

with the surrounding pattern of development. 

 

Housing Policy 3.3 Housing Design Principles.  The intent in the design of new housing is 

to provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    

 

a. Reduce the perception of building bulk.  In multi-unit buildings, encourage designs that 

break up the perceived bulk and minimize the apparent height and size of new 

buildings, including, for example, the use of upper story setbacks and landscaping. 

Application of exterior finish materials, including siding, trim, windows, doors and 
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colors, are important elements of building design and an indicator of overall building 

quality. 
 

b. Recognize existing street patterns.  Where appropriate, encourage transitions in height 

and setbacks from adjacent properties to respect adjacent development character and 

privacy.  Design new housing so that, where appropriate, it relates to the existing street 

pattern. 
 

c. Enhance the “sense of place” by incorporating focal areas where appropriate. Design 

new housing around natural and/or designed focal points, emphasized through 

pedestrian/pathway or other connections.   
 

d. Minimize the visual impact of parking areas and garages.  Discourage home designs in 

which garages dominate the public façade of the home (e.g. encourage driveways and 

garages to be located to the side or rear of buildings, or recessed, or along rear 

alleyways or below the building in some higher density developments). 

 

Discussion:  The Hamilton Cottage Project includes various design elements consistent with the 

design principles of Housing Policy 3.3, including: 

 

 A mix of one- and two-story massing throughout, and the use of shed roofs over porches 

and varying exterior surface materials, textures, colors, and window and door trim to 

break up and add interest to the façades of the buildings.  

 

 Incorporating the planned stub out for the future construction of B Street, accessing the 

project from that street stub, and extending the existing stucco wall fronting Hamilton 

Parkway. 

 

 Incorporating a landscaped common area central to the neighborhood for the enjoyment 

of residences and visitors, and landscaped pedestrian pathways connecting the entrances 

of the project to the central common area and homes. 

 

 Limiting the vehicular access, parking area, and garages to the western edge of the 

property, to prevent a garage-dominated view of the fronts of the houses opening onto 

the common area. 

 

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:  See response to Housing Policy 3.2 above. 

 

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

low-maintenance landscaping responsive to fire hazards. 
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Discussion:  The proposed project includes a landscape plant palate consisting of native and 

drought-tolerant, low-maintenance landscaping, and no trees classified as pyrophytes per the 

Novato Zoning Code are proposed consistent with CI Policy 7. 

 

Community Identity Policy 9 Undergrounding Utilities. Continue to require undergrounding 

of utilities. 

 

Discussion:  The proposal does not include overhead utilities. 

 

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:  The proposal includes concentrating the parking and garages to the western edge of 

the property to de-centralize and maximize the efficiency of the parking.  Trees are introduced 

adjacent to the guest parking area to reduce the visibility of the parking area and provide shade. 

   

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

landscaped, open areas in project design. 

 

Discussion:  The project is designed as a “pocket neighborhood,” with a centralized common green 

space for the enjoyment of all the residents.  In addition, a community garden is also provided for 

the use of the residents, and each residence has a private yard area for individual use by the home 

owner.   

 

Community Identity Policy 15 Pedestrian Paths. Provide for maximum feasible pedestrian 

circulation. 

 

Discussion:  The “pocket neighborhood” concept is a pedestrian-focused design where the homes 

and common central area are accessed by a network of walkways throughout the project for free-

flowing pedestrian circulation.  The walkway network provides access to the parking area to the 

west and the sidewalk along Hamilton Parkway to the north. 

 

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

the community. 

 

Discussion:  The proposal includes an art exhibit component consisting of ceramic tile sculptures 

located in a bird and butterfly Audubon garden within the central courtyard area.  

 

Novato Zoning Ordinance 

 

The Hamilton Cottages Project is not subject to complying with the traditional site design and 

development standards of the Novato Zoning Ordinance.  In this instance, the City's Planned 

District process offers the applicant the flexibility to present a project that is designed in alternative 

manner or that relies on development standards unique to the project and its site.  This flexibility 

is offered to PD zoned sites with the caveat that a project proposing alternative development 

standards must result in a development that is compatible with surrounding structures and be of 
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superior quality to a project that might otherwise result from application of the traditional standards 

of the Zoning Ordinance.   

 

The Hamilton Cottages Project's design has been found to largely comply with the traditional 

development standards of the Novato Zoning Ordinance that would normally apply to new 

residential developments, including providing conforming parking, perimeter landscaping, and 

solid waste/recycling storage. The Hamilton Cottages Project’s most notable deviation from 

traditional zoning standards are lot sizes, lot configuration, and reduced setbacks.  These are 

considered acceptable deviations from the code,  since the “pocket neighborhood” project, is a 

more efficient cluster of small homes surrounding a landscaped central outdoor use area with an 

outdoor kitchen and social area for the common enjoyment of the residents and visitors.  Other 

factors contributing to the efficiency of the neighborhood include concentrated parking at the 

perimeter with pedestrian circulation, a community garden, and a community building.   

 

New Hamilton Partnership Master Plan 

 

The project site lies within the NHP Master Plan area.  The Master Plan contains Design Guidelines 

with general concepts to achieve an “architectural response consistent with historic Novato and 

Hamilton setting,” and then focuses on guidelines for design of different uses within the overall 

Master Plan area, such as office, retail, housing, etc.  The guidelines encourage a variety of 

compact, friendly neighborhood configurations that downplay the vehicle and create communal 

spaces where people can gather and associate, as well as semi-private and private spaces for 

individual residences. 

 

Discussion:  The Hamilton Cottages “pocket neighborhood” concept contains a central courtyard 

space to encourage interaction between the residents, as well as a semi-private entry off of the 

central courtyard and a private rear yard for each unit.  Vehicular travel is limited to a common 

access drive from Hamilton Parkway leading to garages and uncovered parking along the 

southwesterly/exterior limits of the project site. As such, parking is centralized away from the 

residences to create a clear separation between living/recreation areas and those used for parking 

and vehicle circulation.  Multiple points of pedestrian access lead into the project via walkways 

located between the new homes that connect to the central courtyard, Hamilton Parkway, and the 

proposed access drive and parking area. 

 

The Design Guidelines also encourage senior housing considerations.  The senior considerations 

applicable to this scale of project include outdoor spaces for people to gather, reduced use of stairs 

and steep walkways, transit-oriented development, and security measures such as fencing.  In 

addition, the Design Guidelines encourage special considerations for detached single family 

housing for seniors including placing the master bedroom on the ground floor. 

 

Discussion:  The Hamilton Cottages pocket neighborhood concept includes a central landscaped 

courtyard as an outdoor gathering place, handicap accessible walkways from the parking area to 

each unit, and ground floor master bedrooms and living areas in each house.  Each home also has 

a fenced rear yard for secure private use.  Regarding transportation, the site is conveniently located 

near Marin Transit bus stops located at the intersection of Hamilton Parkway, Chapel Hill Road, 

and Sunny Cove Drive, and the site is adjacent to the planned Hamilton SMART station. 
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The Design Guidelines also contain Architectural Guidelines applicable to the project.  The Design 

Guidelines can be accessed on the City website the following link:  

http://novato.org/home/showdocument?id=4111 

 

The Hamilton Cottages Project has been designed in a manner that is consistent with the applicable 

design policies of the Hamilton Design Guidelines based on the following general observations: 

 

 The project is designed as an efficient, friendly neighborhood of compact lots with reduced 

front yard setbacks clustered around a common usable outdoor space.  The concentration 

of parking on the edge of the development results in a pedestrian-focused environment, 

and each home has individual, clearly delineated, outdoor private spaces. 

 

 The project utilizes California Craftsman/Cottage style architecture, with minimal front 

yard setbacks and front porches opening onto an interior courtyard and walkways, thus 

providing opportunities for interaction with neighbors.  Garages are absent from the homes’ 

fronts opening onto the interior courtyard, and a mixed grouping of a variety of unit types 

and related styles are utilized to create visual interest. 

 

 The pedestrian entries to the neighborhood are accented with trellis archways and focus 

visitors’ attention on the central courtyard. 

 

 The project is designed with senior housing considerations, including step-free walkways, 

ground-floor master bedrooms and living areas, and shared outdoor site amenities for 

walking, socialization, gardening, and passive recreation for the residents.   

 

 The project’s architecture is consistent with other neighborhoods within the NHP Master 

Plan area and has well-articulated roof forms, appropriate building massing, interesting 

materials, details, and colors, all of which create an authentically inspired architectural 

style. 

 

 The lot sizes and dimensions are consistent with the proposed density and are appropriate 

given the creative use of common and private space in the development. 

 

Precise Development Plan  

 

The Hamilton Cottages Project includes a proposal to adopt a precise development plan reflecting 

the project's design. As such, there are no existing precise development plan policies against which 

to review the project's design.  

 

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 Hamilton Cottages Project is proposed for a vacant site, just east of the railroad 

tracks and PG&E overhead powerlines, and bordering the existing Newport neighborhood to the 

east.  As mentioned above, most traffic entering the greater neighborhood area passes along 

Hamilton Parkway to the west before crossing the SMART rail line and past the vacant project 
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site.  This project, with its pocket neighborhood design and orderly landscaping, will provide a 

suitable transition between the SMART rail line and the lower density, single family residential 

neighborhood to the east.   

 

The Hamilton Cottages Project, 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 

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

that create these positive benefits include: 

 

 the proposed vehicular circulation pattern centralizes vehicles away from the new homes 

and the common outdoor use spaces at the site, thereby making the internal areas of the 

project more inviting and pedestrian-focused; 

 

 the proposed vehicular circulation pattern  accommodates the potential future extension of 

B Street connecting Hamilton Parkway to the SMART station; 

 

 the project’s proposed streetscape treatment along Hamilton Parkway is consistent with the 

same found at the existing neighborhoods to the east and north;  

 

 a site design creating an appropriate arrangement of building, outdoor spaces, and parking, 

which recognizes the constraints of the project site, utilizes garages and parking area as a 

buffer from the SMART rail line, and respects the existing residential development to the 

east and north; 

 

 welcoming pedestrian entrances accessing the interior landscaped common courtyard for 

the enjoyment of the residences and visitors and a parking area for the use of the public 

and visitors to the site; 

 

 a well-considered mix of single and two-story elements to maximize the use of the site 

while maintaining a feel compatible with the neighboring residential development; and 

 

 a site plan and landscape plan that provide opportunities for outdoor activities and 

socialization, usable depth covered front porches, and a community room to provide 

alternatives for social activities during inclement weather. 

 

 

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 Hamilton Cottages Project is considered to better the public health, safety, and 

welfare by improving a vacant site with a well-designed senior housing neighborhood providing 

aesthetically pleasing architecture and landscaping. 

 

The Hamilton Cottages Project would involve modest improvements along Hamilton Parkway, 

including the installation of a stucco wall for neighborhood privacy and to maintain consistency 
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with the stucco wall that already exists along Hamilton Parkway, installation of new storm water 

collection and treatment facilities, upgrade of ADA ramps to current standards and the installation 

of a crosswalk at the intersection of B Street and Hamilton Parkway.  Additionally, the project 

includes construction of the stub-out of B Street to provide for future extension of this street to the 

SMART rail station to the south.  These improvements are considered to enhance the use and 

enjoyment of the project, neighboring properties, and any future development.   

The Hamilton Cottages Project has been designed to avoid potential traffic, pedestrian, or bicycle 

hazards by: 

 

 including upgraded wheelchair ramps to meet current standards and installation of a 

crosswalk at the intersection of B Street and Hamilton Parkway, thus providing a safer 

pedestrian environment;  

 

 providing an improved guest parking lot where no other formal parking alternative 

presently exists;  

 

 locating the project’s vehicular entrance off of an extension for B Street rather than on the 

more heavily travelled Hamilton Parkway; and 

 

 locating crosswalks on the entry drive at the pedestrian access points to the common open 

spaces internal to the project;  

Design Revisions 

 

Overall, the Hamilton Cottages Senior Housing project appears to be a well-designed residential 

project that would enhance the appearance of the project area and complement the existing 

neighborhoods found along Hamilton Parkway.  However, there are a few minor revisions the 

DRC may consider as it reviews the project’s design and formulates a recommendation to the 

Planning Commission and City Council.  These changes are recommended to refine the project: 

 

1. While it is understood the proposed landscape plan is preliminary, it may be appropriate to 

recommend the addition of shrubs along the exterior of the stucco wall along the Hamilton 

Parkway frontage to maintain consistency with the adjoining neighborhood to the east. 

 

2. Notwithstanding the pending re-design of the bio-retention and location of drainage pipes, 

consider requiring additional trees at the public/guest parking area.  The BASMAA Post-

Construction Manual for stormwater treatment and control contains acceptable trees for 

planting within the bio-retention facilities.  

 

ALTERNATIVES 

 

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

for the Hamilton Cottages Project as designed. 

 

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

 for the Hamilton Cottages Project with recommended revisions. 
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3. Do not recommend approval of the site design, massing/scale, architecture, and landscape 

 plan for the Hamilton Cottages 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, preliminary landscape plan, and public art concept for the 

Hamilton Cottages 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, preliminary landscape plan, and preliminary public art concept for the Hamilton 

Cottages Project as presented on the plans prepared by William Hezmalhalch Architects, Inc. 

and Carlson, Barbee & Gibson Inc., dated February 22, 2016, based on the findings below as 

more specifically discussed in the staff analysis section of this report above. 

 

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 of the Hamilton 

Cottages 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 Hamilton Cottages 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 Hamilton Cottages 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. 

  

 

FURTHER ACTION 

 

The Hamilton Cottages Project will be presented to the Planning Commission and City Council at 

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

refined design and site elements. 
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ATTACHMENTS 

 

1. Neighborhood Context Map 

2. Letter from applicant detailing revisions since DRC workshop 

3. Proposed art component sample images 

4. Plan and elevation for community room 

5. Design Review Commission staff report of January 6, 2016 

6. DRC minutes from January 6, 2016 

7. Project plans 
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DESIGN REVIEW COMMISSION 

MINUTES EXCERPT 

  January 6, 2016 

 

2. HAMILTON COTTAGES (BK) 

FILE: P2015-071; DESIGN REVIEW  

APN 157-860-03 AND -04; SENIOR HOUSING TRIANGLE, HAMILTON PARKWAY 

 

Conduct a public workshop to review and provide comments on a conceptual site design, 

circulation, building massing, and architecture for the development of 16 single family (55+) senior 

housing units on a 1.5 acre parcel known as the Senior Housing Triangle of the Hamilton Field 

Master Plan area; Assessor’s Parcel Number 157-860-03.  The project includes an access drive, 16 

public/guest parking stalls, and a bio-retention area to be constructed in an easement on an 

adjacent City-owned parcel, APN 157-860-04.   

 
 Planner II Brian Keefer provided overview of the project proposal, including site plan, building 

architecture, and traffic circulation along with applicable city processes and design 

considerations.   

Commissioner MacLeamy asked staff to review the steps the project will take towards final 

approval. 

Brian Keefer responded that the workshop was the first formal meeting by the city, and the 

proposal would then return to the Design Review Commission (DRC) for a formal 

recommendation, then move onto a Planning Commission Recommendation, then a final action 

by the City Council with a possible follow up with the DRC for final architectural details. 

Commissioner Barber expressed concern regarding the change in project scope with regards to 

affordable housing and low income units.   

Planner Grunt explained that the Regional Housing Needs Allocation (RHNA) for the current 

planning period will still be met based on the inventory of available housing sites inclusive of the 

proposed change in unit yield for this site; several years ago a non-profit low income senior 

housing developer evaluated the site for 25 affordable units and determined that they would need 

a greater number of units for a project on the site to be financially feasible.   

Community Development Director Bob Brown explained that it is the City Council’s decision on 

which affordable sites will be utilized and the City has currently met affordable housing numbers 

required by the State. The council has the flexibility to apply affordable housing to sites.  He 

added that as Planner Grunt indicate, another non-profit developer of affordable senior housing 

determined that the level of service required for low and very low income senior housing is not 

supported sufficiently by 25 units. 

Ian Gillis, representing the applicant Hamilton Cottages, LLC, introduced the developers as a 

partnership between Urban Community Partners and Ryder Homes, and gave a brief history of 

the project with their consideration of the site potential and the negotiated purchase.  He liked the 

site’s location in relation to SMART, shopping, and amenities to serve senior residents.   He 

described their approach to site design given the triangular shape of the lot, utility easements, etc.  

He showed slides of the former Mercy proposal and Oma Village, but said it was too dense.  So 

they looked at the Pocket Neighborhood concept with senior living universal design elements, 
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___________________________ 

DESIGN REVIEW COMMISSION 

MINUTES EXCERPT 

  January 6, 2016 

 

massing of garages of carriage structures, and iterations of site design/organization of parking 

structures, etc.  He referred to Ross Chapin’s book on Pocket Neighborhoods and how it 

influenced the design.  He introduced the architect, Adam Gardner from William Hezmalhalch 

Architects, Inc. 

Adam Gardner, architect, explained the overall design concept in further detail, including that the 

front porches of the homes are stepped up two or 3 steps from the common green area to provide 

a sense of privacy for the front porches.  He explained that the garages provide a separation from 

SMART, and described the home architecture and accessibility, and explained that some of the 

garages had a bonus room on the second floor above. 

Patrick McLeamy questioned how there are steps up to the front porches, but the houses are slab 

on grade. 

Gardner explained that there will be a low retaining wall at the front, but the sidewalks will slope 

up to the side and rear entrances of the homes so that the occupants never need to climb steps to 

access the front porches.   

The applicant introduced the Landscape Architect, Annika Carpenter from Ripley Design Group, 

who have a brief description of the landscape design concept, including hardscape features and 

walkways, outdoor use areas, outdoor kitchen, fire pit, etc.   

Marshall Balfe asked what kinds of trees they intend to use.  Annika said that the specific types 

of trees are not yet identified, only the basic role i.e. shade tree, accent tree, or evergreen.  

Marshall mentioned that the DRC will want to see the types of trees at the next workshop.  

Marshall also asked if the proposal meets the parking requirements of the zoning code. Staff 

affirmed. 

Michael Barber asked about density with parking/access on city property and for clarification on 

wall and fence heights.   

The applicant explained the density calculations onsite and responded to the parking design 

questions by explaining the limitation of site design due to the small triangular shape of the 

parcel and the agreement with the City to allow parking on the adjacent city owned property. 

Adam Gardner showed where the 8’ tall masonry wall occurs along North Hamilton Parkway to 

be consistent with the neighboring developments, and where the fences are located within the 

development to create security and privacy for the back yards of the residences, but the fence 

between the houses is held back to provide more visible space in the town green and in front of 

the homes.   

Michael Barber then asked about the slope/elevation change between the project and neighboring 

development, and clarifications of two-story design elements at the garages, and the architect 

showed a sample slide.   
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Patrick McLeamy asked if they had considered any common walls/duplexes at all, and if they 

had considered connecting the garages to the adjacent houses.  He pointed out the common space 

restrictions. 

Ian Gillis said that they had considered it, but preferred the 4-sided homes, and mentioned that 

the garages were exclusive use common areas. 

Aaron Roden with Ryder Homes explained the garages and bonus rooms above would be 

exclusive use common areas, maintained by the HOA. 

Commissioner Balfe then opened the project for public comment. 

Speaker 1 questioned the bathroom design and suggested that there be no step into shower/bath. 

Speaker 2 was an Ignacio resident with children that attend Novato Charter School; is concerned 

with the access to SMART train, concerned with the increase in traffic from new development 

and diminished circulation and increased congestion on Main Gate to SMART; critical that B 

Street be constructed to reduce congestion on Main Gate; this project aggravates concern over 

the cumulative effect of all projects being constructed in the area; is concerned about traffic 

safety, pedestrian conflicts, etc.; expressed that the left turns with children accessing the schools 

is a disaster; was aggravated that they had to sit through 1 ½ hours of stuff that doesn’t affect 

them. 

Speaker 3 is a member of the Hamilton community and a perspective purchaser of one of the 

units, said they could be more attractive and questioned the energy efficiency of the units.  

Would like to see 240 volt outlets in the garages for electric vehicle charging, fiber optics in the 

units, and solar stub-outs; would like to see a Title 24 for the project; suggested making the 

second story bonus rooms over the garages common use for all the residences rather than 

exclusive use spaces; said it would affect profitability, but greatly improve the quality of life; 

commended the conceivers on the nice project. 

Speaker 4 questioned the change from 25 units, need access to the SMART station from the 

north, and B Street needs to be constructed for access; questioned the City’s noticing process, 

saying only found out about the project the day before; didn’t see the senior utility in the design; 

wants one-level living for access with secure access to parking garages, and pointed out that the 

example slides show more space than the plans; was concerned that the 55 and over development 

was discriminating against children. 

Speaker 5, an adjacent neighbor, commented that the project should continue the Spanish themed 

architecture of the adjacent neighborhoods, and that there is no other architecture similar to the 

proposed style within line of sight of the project; pointed out that the project was a very tight fit 

in relation to the adjacent Newport and surrounding neighborhoods; was concerned that the 

project may be cutting off an emergency access easement onto the neighboring development 

(later addressed by the applicant that there is a public utility easement that they are respecting but 

that no such emergency access easement exists), and suggested the access drive being moved to 

be adjacent to the Newport homes. 
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Speaker 6, another neighbor from across North Hamilton Parkway commented that the site was 

challenging, complimented the pocket neighborhood concept, and suggested to consider in-law 

units in the bonus rooms to account for affordable housing. 

Speaker 7, another Hamilton resident echoed sentiment regarding the noticing process, and 

expressed concern about traffic congestion; said there is a need to connect B Street access form 

North Hamilton Parkway to the SMART station and Main Gate Road.   

Speaker 8, a resident of Marblehead Lane commented that they are less concerned about 

pedestrian/vehicular conflicts in the neighborhood; did not think it was necessary to open B 

Street through to Main Gate, agreed with moving garages adjacent to the Newport homes, and 

supported the project as a great addition to the neighborhood. 

Bob Brown addressed traffic, said he met with SMART, and SMART chose the Main Gate 

location for access, not from B Street. 

Staff explained that the affordability requirement will be subject to a Master Plan Amendment. 

Ian Gillis commented that he had met with Hamilton Forum twice regarding the project. 

Aaron Roden explained the developer’s intended accessibility within the units, energy efficiency, 

and that they are partnered with Solar City, offering solar panels as a no additional cost upgrade 

to homes in all their projects.  He mentioned that he expects that by the time the project is 

complete, electric car charging outlets will be required in all homes, but if not, may be necessary 

to satisfy market demands.  He also mentioned that they could change the bonus rooms to 

common space, but some seniors may not want this.  Also, the age restriction of 55+ does not 

preclude children from living there, only requiring one person on the title to be 55 or older to 

purchase the home.   

Ian Gillis reiterated that per Public Works requirements B Street will be stubbed out for future 

extension.   

Staff added that the SMART access off of B Street would have to be completed at the cost of the 

City. 

 

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

Commission Feedback: 

Summary of Commission Comments: 

Commissioner Farrell  

 Pocket Neighborhood is an interesting concept, and agreed that it is likely in demand.   
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 Density is appropriate for a strange shaped parcel, the project is right at the density 

requirement per the General Plan, and there are limited options to increase the density to 

achieve affordable housing.   

 

 He agreed with the breadth of Spanish style architecture in area, but that the Traditions 

neighborhood is not a Spanish style and blends nicely into the Hamilton area.  He is 

comfortable with the proposed architectural style and commends the architect and 

landscape architect for the innovation necessary to fit everything in, and that they are on 

the right track.   

 

 Courtyard is an interactive space that the people will love, and the common use site is 

charming.   

 

 Garage cluster and relation of 4 homes is problematic.  The 10’ back yards will have 2 

stories on both sides, and they will be dark holes.  He suggested to consider another plan 

type through that portion of the project, with possibly side yards instead.   

 

 Would also like to see a context map for neighborhood context and how this project 

relates to SMART. 

 

 Suggested applicant produce a computer or physical 3d model of the project to illustrate 

how the units and the courtyard work. 

 

Commissioner McLeamy  

 Commended the applicant and the city for encouraging this type of development.  He 

agreed with the reduction from the designated 25 units, as the applicant had to work hard 

to achieve 16 on this difficult site.  He thanked the city for allowing access and guest 

parking outside of the property line, and liked that there are no roads within the site.  He 

said that the idea of the common space is good.   

 

 It seems tight even at a density of only 10 units/acre, and the design of the site is driven 

by 4-sided homes.  He asked the applicant to show again the nice example picture of 

common space, and explained that the architecture was not as important as the space in 

between, and that the space should not be filled completely up with trees.   

 

 He said the commons are too confined as proposed.  He suggested pushing the houses 

along the garage cluster back to connect them to the garages, changing the private yards 

from rear to side yards.  The commons could then get bigger, and only four units would 

be different plans than what is shown.  The houses could then be partly over the attached 

garages, saving room.  The relatively worthless back yards would be gone.  This would 

help increase ability (central area) to make it work as a pocket neighborhood.  Suggested 

focusing on site design for now. 
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Commissioner Barber  

 Liked the idea of a common community room, providing indoor space for socialization in 

winter is a great idea.  

  

 Concerned with the pinch points in the design and that some units don’t open onto the 

common space.  The layout presently does not have the pocket park advantage for all 

units.   

 

 Break up the garages more, as they appear as a wall.   

 

 The entrance(s) needs to be a lot more prominent, with a gateway affect.  Entrances to the 

inner court yard should be redesigned. 

 

 He doesn’t think the fire pit will get used.  The courtyard would be used better if 

redesigned, and as it is now will not have the appeal of the cover photograph on the slide 

show. 

   

 Consider doubling up some units to get more space.  Units are not laid out to take 

advantage of the views.  Would like to create a better site plan where every unit will be 

appealing. 

 

 Architecture should respect surrounding architecture.   

 

Commissioner Balfe  

 Likes the concept, and appreciates trying to achieve a sense of community.   

 

 The courtyard is too small and could be more flowing in different ways.   

 

 Interior space could be better and larger.   

 

 He likes the recessed fencing – serves to open up common space feel.   
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DESIGN REVIEW COMMISSION STAFF REPORT 
 

MEETING:  January 6, 2016   

 

STAFF: Brian Keefer, Planner II 

(415) 899-8941 

 

SUBJECT: Hamilton Cottages 

  Design Review Workshop #1 

  File: P2015-071; Design Review 

  APN 157-860-03 and -04; Senior Housing Triangle, Hamilton Parkway 

  
 

REQUESTED ACTION 
 

Conduct a public workshop to review and provide comments on a conceptual site design, 

circulation, building massing, and architecture for the development of 16 single family senior 

housing units on a 1.5 acre parcel known as the Senior Housing Triangle of the Hamilton Field 

Master Plan area; Assessor’s Parcel Number 157-860-03.  The project includes 14 market value 

and two affordable, senior-oriented (55+) single family homes in a “pocket neighborhood,” and 

associated grounds, parking, and site improvements including an access drive, 16 public/guest 

parking stalls, and a bio-retention area to be constructed in an easement on an adjacent City-owned 

parcel, APN 157-860-04.   

 

PROJECT SETTING & SITE DESCRIPTION 

 

The vacant project site is located west of Marblehead Lane and across from Bristol Lane on the 

south side of Hamilton Parkway (See aerial image below).  This area was a portion of the Hamilton 

Army Airfield property, and is in the “Senior Triangle” of the Hamilton Field Master Plan, adopted 

by the Novato City Council in 1993.  It is bordered on the east and north across Hamilton Parkway 

by planned district single family residences, and on the south and west by city-owned vacant 

property with the SMART railroad track and planned Hamilton SMART station stop beyond.  The 

site is generally flat and lies approximately 3 feet lower than the side and rear yards of adjacent 

homes on Marblehead Lane. 

 

 

 
 

922 Machin Avenue 
Novato, CA  94945-3232 

(415) 899-8900 
FAX (415) 899-8213 
www.novato.org 
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PROJECT DESCRIPTION 

 

The applicant, Hamilton Cottages, LLC, is proposing to develop the existing 1.5 acre parcel with 

(16) detached, two-story, single-family homes ranging in size from 1,500 sf to 1,877 sf clustered 

in a “pocket neighborhood.”  Fourteen (14) homes would be market rate and two would be 

affordable.  All homes would be age restricted to 55 and over.  Each home would have a two-car 

garage, and some would have a bonus room above the garage.  The pocket neighborhood concept 

clusters homes around a central landscaped courtyard, with the parking clustered in one area.  As 

such, some of the garages would be separate from the respective houses, with pedestrian 

connections from the parking area to the homes.  Since the homes are age restricted to 55 and 

older, the applicant is proposing the walkways from the parking to the homes to be fully handicap 

accessible, and the master bedrooms and main living areas are on the main floor of each home.  

The applicant is also proposing to construct a vehicular access drive, 16 public/guest parking stalls, 

and a bio-retention area in an easement on an adjacent City-owned parcel, APN 157-860-04.  (See 

attached Preliminary Site Plan) 

 

Development Entitlements 

 

Master Plan Amendment:  The site lies within the Hamilton Field Master Plan Area, which 

designates the site for a minimum of 25 affordable senior housing rental units.  The project will 

require an amendment to the master plan to allow 14 market rate and two affordable for-sale single 

family homes for seniors (55+ years).   

 

Precise Development Plan:  Request to approve a Precise Development Plan to establish site 

planning and development standards, such as setback requirements, height limits, parking 

requirements, and landscaping.  The final design plans prepared for the Hamilton Cottages project 

should be treated as the proposed Precise Development Plan. 

 

Tentative Subdivision Map:  A subdivision will be necessary to facilitate the sales of the individual 

lots and garage buildings as approved through the Precise Development Plan process. 

 

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.   

 

Site Plan, Building Orientation, and Massing 

In addition to small private yards and semi-private front porches, the houses are clustered around 

a landscaped garden courtyard.  The private parking for the units are within individual two-car 

garages that are located along the vehicular access drive along the west/south side of the property.  

Some of the garages have bonus rooms above them.  16 guest parking spaces are located on an 

easement on a city-owned parcel across the access drive.  The parking area is connected to the 

inner courtyard and the homes via handicap accessible walkways. 

 

Staff requests that the Commission provide feedback to the applicant regarding the overall 

approach taken with the site plan, including: context with the surrounding setting, the 

arrangement/orientation/massing of buildings, and the resulting functionality of private and 
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common areas, on and off site circulation, open and covered parking and ancillary site 

improvements.  

 

Landscaping 

The landscaping plan for the project includes accent trees along the pedestrian walkways, wooden 

entry trellises at the pedestrian access points, and a landscaped inner courtyard.  The courtyard 

includes amenities for the use of the residents such as a wood trellis with café lighting, table and 

chairs, dining tables, a masonry barbecue, a table with a built-in game board, and a fire pit.   

 

Architecture 

Based on the project plans submitted to the City by Hamilton Cottages, LLC, the proposed houses 

will be California Cottage/Craftsman style with composition shingle roofs, wood/composite 

siding, front porches, and fenced rear yards.  This style is indicative of the design vernacular of 

Marin County’s early twentieth century neighborhoods, which the Hamilton Master Plan considers 

historically and visually appropriate and includes as a fitting style for residential homes.  Based on 

the conceptual architectural drawings, including dimensions, provided by the applicant, any 

Commissioner feedback regarding building architecture for the detached single-family units is 

appropriate. 

 

BACKGROUND 

Applicant/Owner:  Hamilton Cottages, LLC 

Assessor’s Parcel No.: 157-860-03 

Property Size:   1.5+/- acres 

General Plan Designation: Medium Density Multiple Family Residential (R10); Density 

Range:  10.1 to 20 Dwelling Units/Acre 

Zoning:    Planned District (Hamilton Field Master Plan) 

Existing Use:  Vacant site 

Proposed:  16 Single Family Senior-Oriented Dwellings. 

Adjacent Zoning:  North – Planned District (PD): Single Family Dwellings 

East – Planned District (PD):  Single Family Dwellings 

South and West – Community Facilities (CF):  City of Novato 

Vacant Parcel 

 

Hamilton Field was closed in 1974; approximately 450 acres were declared surplus in 1979 and 

auctioned to private sector bidders in 1984. Approximately 270 acres adjacent to San Pablo Bay 

were transferred to the State for open space preservation. In 1993 the City approved plans for a 

large mixed use project, which included the subject property and the adjacent homes in the 

Newport and Sunny Cove neighborhoods.  Construction of the Hamilton Field Master Plan area 

started in 1995. 
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The Hamilton Cottages project is located on a parcel designated by the Master Plan as Planning 

Area 19, which designates the site for a minimum of 25 low and very low -income senior rental 

units.   

 

 

ENVIRONMENTAL ASSESSMENT 
 

The Hamilton Cottages project is subject to environmental review pursuant to the California 

Environmental Quality Act (CEQA).  However, an environmental assessment is not required for a 

preliminary project review, such as a workshop conducted by the Design Review Commission.  

An assessment of the project will be conducted to determine the level of environmental review 

required for the project. 

 

 

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, the Hamilton Partners, LLC requests the Design Review Commission provide a 

recommendation to the Planning Commission and City Council regarding the entirety of the 

project's design, including site plan, architecture, and landscaping.  Therefore, the purpose of this 

design review workshop is to offer an opportunity for the Design Review Commission and 

interested members of the public to review and provide feedback to the applicant and staff 

regarding the project's site design, architecture, and landscaping prior to preparing plans for the 

Commission’s consideration and formal recommendation.   

 

This initial Design Review Commission workshop follows a neighborhood meeting that was 

conducted by Hamilton Cottages, LLC on October 29, 2015 in the Hamilton Community Room at 

503 S Palm Drive.  At this meeting representatives of Hamilton Cottages, LLC reviewed the 

project with interested members of the public and answered questions. The meeting was attended 

by nine residents of the nearby community; those residents who spoke asked general questions 

about the configuration of the parcel and how the elevation of the proposed homes relates to 

existing adjacent development. 

 

Staff notes that in addition to the need for Design Review approval, the project requires a Hamilton 

Field Master Plan amendment to allow for a change in the housing unit assignment for the site 

from 25 low and very-low income affordable senior rental housing units to 14 market rate and 2 

affordable (one moderate and one low income) for-sale senior housing units, a Precise 

Development Plan, and a Tentative Subdivision Map for the individual home sales.  These 

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, Precise Development Plan, and the Tentative Subdivision Map.   
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1996 General Plan 

 

The General Plan Land Use Designation of the property is Medium Density Multiple Family 

Residential (R10).  The R10 designation, pursuant to LU Table 2 of the General Plan, permits 

detached or attached single family dwellings at a density range of 10.1 to 20 dwelling units per 

acre, as well as multiple family dwellings, two-family dwellings, recreation, home occupations, 

community facilities, and other similar uses.  With 16 single family homes proposed for the 1.5 

acre parcel, the project would be built out with a density of 10.67 units/acre, which satisfies the 

General Plan density requirements. 

 

In addition to the base Land Use Designations and development intensity discussed above, the 

General Plan provides a framework of policies and programs that were adopted to coordinate all 

major components of Novato's physical development over a 20+/-year period, addressing such 

matters as land use, transportation and circulation, the environment, and community character. 

These policies and programs serve as a basis to assess whether public and private development 

proposals are consistent with the General Plan. In this instance, the Design Review Commission 

should consider the conceptual site design and architecture for this proposed senior-oriented single 

family home development in light of the design related policies of the Novato General Plan listed 

below. Staff will prepare a detailed analysis and recommendation regarding whether the proposal 

meets these policies when the project returns to the Commission for a formal recommendation to 

the Planning Commission and City Council.   

 

Housing Policy 1.3 Neighborhood Meetings.  Continue to require developers of any major 

project to have neighborhood meetings with residents early in the process to undertake 

problem solving and facilitate more informed, faster and constructive development review. 

 

Housing Policy 3.1 Housing Design Process. The City will review proposed new housing, 

subject to design review, to achieve excellence in development design in an efficient process. 

 

Housing Policy 3.2 Design that Fits into the Neighborhood Context.  It is the City’s intent 

that neighborhood identity and sense of community will be enhanced by designing all new 

housing to have a transition of scale and compatibility in form to the surrounding area.  

 

Housing Policy 3.3 Housing Design Principles.  The intent in the design of new housing is 

to provide stable, safe, and attractive neighborhoods through high quality architecture, site 

planning, and amenities that address the following principles:    

 

a. Reduce the perception of building bulk.  In multi-unit buildings, encourage designs that 

break up the perceived bulk and minimize the apparent height and size of new 

buildings, including, for example, the use of upper story setbacks and landscaping. 

Application of exterior finish materials, including siding, trim, windows, doors and 

colors, are important elements of building design and an indicator of overall building 

quality. 

b. Recognize existing street patterns.  Where appropriate, encourage transitions in height 

and setbacks from adjacent properties to respect adjacent development character and 

privacy.  Design new housing so that, where appropriate, it relates to the existing street 

pattern. 
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c. Enhance the “sense of place” by incorporating focal areas where appropriate. Design 

new housing around natural and/or designed focal points, emphasized through 

pedestrian/pathway or other connections.   

d. Minimize the visual impact of parking areas and garages. Discourage home designs in 

which garages dominate the public façade of the home (e.g. encourage driveways and 

garages to be located to the side or rear of buildings, or recessed, or along rear 

alleyways or below the building in some higher density developments). 

 

 

Housing Policy 4.1 Resource Conservation. The City will promote development and 

construction standards that provide resource conservation by encouraging housing types 

and designs that use renewable and/or sustainable materials, cost-effective energy 

conservation measures and fewer resources (water, electricity, etc.), and therefore cost less 

to operate over time, supporting long-term housing affordability for occupants.  

 

Housing Program 4.B Implement “Green” Building Standards and Processes. Consistently 

implement the City’s adopted “Green Building Program” to encourage the use of green 

building materials and energy conservation. 

 

Housing Policy 10.4 Long-Term Affordability of Inclusionary Units. Inclusionary units 

shall be deed-restricted to maintain affordability to the maximum extent possible (typically 

in perpetuity). 

 

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. 

 

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

tolerant, low-maintenance landscaping responsive to fire hazards. 

 

Community Identity Policy 9 Undergrounding Utilities. Continue to require 

undergrounding of utilities. 

 

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. 

 

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

adequate landscaped, open areas in project design. 

 

Community Identity Policy 15 Pedestrian Paths. Provide for maximum feasible pedestrian 

circulation. 

 

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

of the community. 
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Hamilton Field Master Plan 

 

The project site lies within the Hamilton Field Master Plan originally adopted in December 1991.  

Hamilton Central Design Concepts and Design Guidelines were developed to support the Master 

Plan, and were approved February 2, 1994, and revised on April 19, 1994 and in May 1994.  These 

Design Guidelines contain general concepts for the master plan area to achieve an “architectural 

response consistent with historic Novato and Hamilton setting,” and then focus on guidelines for 

design of different uses within the overall master plan area, such as office, retail, housing, etc.  The 

guidelines encourage a variety of compact, friendly neighborhood configurations that downplay 

the vehicle and create communal spaces where people can gather and associate, as well as semi-

private and private spaces for individual residences.  The Hamilton Cottages “pocket 

neighborhood” concept contains a central courtyard space to encourage interaction between the 

residents, as well as a semi-private entry off of the central courtyard and a private rear yard for 

each unit.  Vehicular travel is limited to a common access drive from Hamilton Parkway leading 

to garages and uncovered parking along the southwesterly/exterior limits of the project site.    

Multiple points of pedestrian access lead into the project via walkways between homes from 

Hamilton Parkway and between garages and homes from the proposed access drive. 

The Design Guidelines also encourage senior housing considerations.  Those applicable to this 

scale of project include outdoor spaces for people to gather, reduced use of stairs and steep 

walkways, transit-oriented development, and security measures such as fencing.  In addition, they 

encourage special considerations for detached single family housing for seniors including placing 

the master bedroom on the ground floor.  The Hamilton Cottages pocket neighborhood concept 

includes a central landscaped courtyard as an outdoor gathering place, handicap accessible 

walkways from the parking area to each unit, and ground floor master bedrooms and living areas 

in each house.  Each home also has a fenced rear yard for secure private use.  Regarding 

transportation, the site is conveniently located nearby Marin Transit stops at the intersection of 

Hamilton Parkway, Chapel Hill Road, and Sunny Cove Drive, and the site is in close proximity to 

the planned Hamilton SMART station.    

The Design Guidelines also contain Architectural Guidelines applicable to the project and are 

attached herewith for convenience.  The Design Guidelines can be accessed on the City website 

the following link:  http://novato.org/home/showdocument?id=4111  

 

RECOMMENDATION 

 

Conduct a workshop to receive public and Commission comments to the applicant and staff 

regarding the project’s proposed conceptual site design, building arrangement/ massing/ 

architecture, and landscape plan. 

 

FURTHER ACTION 

 

This project proposal will return to the Design Review Commission for a public hearing to prepare 

a formal recommendation to the Planning Commission and City Council regarding the project's 

detailed site design, architecture, and landscape plan. 
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ATTACHMENTS 

 

1. Applicant’s Project Description 

2. Master Plan Architectural Guidelines 

3. Project Plans – 13 sheets 
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Conceptual Site Plan

Hamilton Cottages
Novato, California

02-18-162015259

100 20 40

WILLIAM HEZMALHALCH ARCHITECTS, INC. © 2016

Notes:

1. Site plan is for conceptual purposes only.
2. Site plan must be reviewed by planning, building,

and fire departments for code compliance.
3. Base information per civil engineer.
4. Civil engineer to verify all setbacks and grading

information
5. Building Footprints might change due to the final

design elevation style.
6. Open space area is subject to change due to the

porch design of the elevation.
7. Building setbacks are measured from property lines

to building foundation lines.
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August 11, 2016

Materials List
• Composition shingle roofing
• Cementitious board and batten siding
• Cementitious horizontal siding
• Wood posts and corbels
• Wood railing
• Wood shutters
• 2x2, 2x3, 2x4, 3x4 cementitious trim
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August 11, 2016

Materials List
• Composition shingle roofing
• Cementitious board and batten siding
• Cementitious shingle siding
• Stucco
• Wood posts and corbels
• Wood railing
• 2x2, 2x3, 2x4, 2x6, 2x10, 3x4 cementitious trim
• 1x4, 2x2, 2x4 hi-density composite trim
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August 11, 2016

Materials List
• Composition shingle roofing
• Cementitious horizontal siding
• Cementitious paneling
• Wood posts
• Wood corbels
• Wood railing
• 2x2, 2x3, 2x4, 2x6 cementitious trim
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August 11, 2016

Materials List
• Composition shingle roofing
• Cementitious board and batten siding
• Cementitious horizontal siding
• Cementitious paneling
• Wood posts and corbels
• Wood railing
• 2x2, 2x3, 2x4, 2x6, 2x10, 3x4 cementitious trim
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March 10, 2016

Hamilton Cottages, LLC
A7.0

Building 19
Resident Garages

Floor PlanRoof Plan
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PLAN / ELEVATION KEY

August 11, 2016
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LANDSCAPE ARCHITECTURE
LAND PLANNING
1615 BONANZA STREET

SUITE 314

WALNUT CREEK, CA 94596

TEL:  925.938.7377

FAX:  925.9387436

 FRONT ELEVATION SIDE ELEVATION
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Preliminary Details

HAMILTON COTTAGES Hamilton Cottages
N o v a t o,   C a l i f o r n i a

AUGUST 11, 2016

L3
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Preliminary Imagery

HAMILTON COTTAGES Hamilton Cottages
N o v a t o,   C a l i f o r n i a

AUGUST 11, 2016

LANDSCAPE ARCHITECTURE
LAND PLANNING
1615 BONANZA STREET

SUITE 314

WALNUT CREEK, CA 94596

TEL:  925.938.7377

FAX:  925.9387436
L4
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Preliminary Common Space
Bird & Butterfly Garden Plant Imagery

HAMILTON COTTAGES Hamilton Cottages
N o v a t o,   C a l i f o r n i a

AUGUST 11, 2016

LANDSCAPE ARCHITECTURE
LAND PLANNING
1615 BONANZA STREET

SUITE 314

WALNUT CREEK, CA 94596

TEL:  925.938.7377

FAX:  925.9387436
L5

California native and adapted plants that attract

pollinators and require little or no summer watering
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Preliminary Plant Imagery

HAMILTON COTTAGES Hamilton Cottages
N o v a t o,   C a l i f o r n i a

AUGUST 11, 2016

LANDSCAPE ARCHITECTURE
LAND PLANNING
1615 BONANZA STREET

SUITE 314

WALNUT CREEK, CA 94596

TEL:  925.938.7377

FAX:  925.9387436
L6
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Preliminary Plant Imagery

HAMILTON COTTAGES Hamilton Cottages
N o v a t o,   C a l i f o r n i a

AUGUST 11, 2016

LANDSCAPE ARCHITECTURE
LAND PLANNING
1615 BONANZA STREET

SUITE 314

WALNUT CREEK, CA 94596

TEL:  925.938.7377

FAX:  925.9387436
L7
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September 02, 2016

Hamilton Cottages, LLC
A1.0

Plan 1
1,496 SF Total

3 Bdrm. | 2.5 Ba | Tech

First Floor
1,000 SF

Second Floor
496 SF

September 02, 2016

Ease of Maneuverability Features:

NOTE: Interior routes from flush entry to 
powder/bath, common use room, and kitchen 
(42” min. width, 32” min. at door)

Flush entry

Oversized bathroom

Shower with flush threshold

48”x60” clearance in front of stove

30”x48” clearance in front of sink

2’-8”  Wide door (usually 2’-6”)

Pocket door at Service rm.(usually swing)

Owner bdrm. downstairs, accessible 
from primary route of travel

Service room downstairs, accessible 
from primary route of travel

2’-10” Wide door at Owner bdrm.
(usually 2’-8”)

Common use room with no sunken 
or raised areas
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September 02, 2016

Hamilton Cottages, LLC
A2.0

Plan 2
1,584 SF Total

3 Bdrm. | 2.5 Ba | Loft/Opt. Den

First Floor
1,000 SF

Second Floor
584 SF

September 02, 2016

Ease of Maneuverability Features:

NOTE: Interior routes from flush entry to 
powder/bath, common use room, and kitchen 
(42” min. width, 32” min. at door)

Flush entry

Oversized bathroom

Shower with flush threshold

48”x60” clearance in front of stove

30”x48” clearance in front of sink

2’-8”  Wide door (usually 2’-6”)

Pocket door at Service rm.(usually swing)

Owner bdrm. downstairs, accessible 
from primary route of travel

Service room downstairs, accessible 
from primary route of travel

2’-10” Wide door at Owner bdrm.
(usually 2’-8”)

Common use room with no sunken 
or raised areas
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September 02, 2016

Hamilton Cottages, LLC
A3.0

Plan 3
1,890 SF Total

3 Bdrm. | 3 Ba | Office (Opt. Bdrm.4)| Loft/Opt. Den

First Floor
1,168 SF

Second Floor
722 SF

September 02, 2016

Ease of Maneuverability Features:

NOTE: Interior routes from flush entry to 
powder/bath, common use room, and kitchen 
(42” min. width, 32” min. at door)

Flush entry

Oversized bathroom

Shower with flush threshold

48”x60” clearance in front of stove

30”x48” clearance in front of sink

2’-8”  Wide door (usually 2’-6”)

Pocket door at Service rm.(usually swing)

Owner bdrm. downstairs, accessible 
from primary route of travel

Service room downstairs, accessible 
from primary route of travel

2’-10” Wide door at Owner bdrm.
(usually 2’-8”)

Common use room with no sunken 
or raised areas
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September 02, 2016

Hamilton Cottages, LLC
A4.0

Plan 4
2,106 SF

+ 474 SF Bonus (2,580 SF Total)
3 Bdrm. | 2.5 Ba

Study/Office | Bonus Room

First Floor
1,214 SF

Second Floor
892 SF

+474 SF Bonus
(1,366 Total)

September 02, 2016

Ease of Maneuverability Features:

NOTE: Interior routes from flush entry to 
powder/bath, common use room, and kitchen 
(42” min. width, 32” min. at door)

Flush entry

Oversized bathroom

Shower with flush threshold

48”x60” clearance in front of stove

30”x48” clearance in front of sink

2’-8”  Wide door (usually 2’-6”)

Pocket door at Service rm.(usually swing)

Elevator option. If chosen, second floor 
doors will be 2’-8” where necessary.

Owner bdrm. downstairs, accessible 
from primary route of travel

Service room downstairs, accessible 
from primary route of travel

2’-10” Wide door at Owner bdrm.
(usually 2’-8”)

Common use room with no sunken 
or raised areas
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