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1. ProjectTitle

Village at Novato Mixed-Use Project

2. Lead Agency Name and Address

City of Novato

Community Development Department
922 Machin Avenue

Novato, California 94945

3. Contact Person and Phone Number

Vivek Damodaran, Senior Planner
City of Novato
(415) 899-8939

4. Project Location

The approximately 5.85-acre project site is located northeast of the intersection of Redwood
Boulevard and Olive Avenue at 7530 and 7506 Redwood Boulevard (Assessor Parcel Numbers
[APNs] 143-011-05 and 143-011-08) in the City of Novato, Marin County, California. The project site
is currently vacant, although approximately 0.25 acres of the site along Redwood Blvd has a paved
parking lot. Figure 1 shows the regional location of the project area, and Figure 2 shows the project
site and surrounding uses.

5. Project Sponsor’'s Name and Address

Robert Doran

Retail Opportunity Investments Corporation
11250 El Camino Real

San Diego, California 92130

6. General Plan Designation

The project site is currently designated as General Commercial (CG) in the City’s 2035 General Plan.
The southern parcel is also designated Affordable Housing Opportunity (AHO) Overlay.

Initial Study — Mitigated Negative Declaration 1
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Figure 1 Regional Location
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Figure 2 Project Site Location
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/. Zoning

The northern parcel of the project site is designated as General Commercial: (CG). The southern
parcel of the project site is zoned General Commercial: Affordable Housing Opportunity Combining
Designation (CG:AHO).

8. Project Description

The project would involve the construction of a mixed-use development with 178 residential units
and 14,000 square feet of commercial/retail use on an approximately 5.85-acre infill site. The
northern parcel is approximately 4.07 acres, and the southern parcel is approximately 1.71 acres.
Project development would consist of three buildings (Buildings A, B, and C) with Buildings A and B
located on the northern parcel and Building C located on the southern parcel.

= Building A would be located in the site’s northwestern corner adjacent to Redwood Boulevard
and would consist of three stories with 46,250 gross square feet. The ground floor would
include 14,000 square feet of retail and 4,848 square feet of residential amenities, such as a
lounge, bike parking, and mail room. The second and third floors would include residences with
14 units on each floor for a total of 28 units.

= Building B would be a four-story residential building with approximately 92 units located in the
northeastern section of the project site. The ground floor would include a gym, leasing office,
lounge, lobby, mail room, and bike parking with 19 residential units. The second and third floors
would include 25 residential units each, while the fourth floor would include 23 residential
units.

= Building C would be located directly east of the existing retail development and would include
four stories with 58 residential units. Similar residential amenities, including a lounge, lobby,
mail room, and bike parking would be available on the ground level. The first floor would
include 12 residential units, while the second and third floors would include 16 residential units
per floor. On the fourth floor, there would be 14 residential units.

Each building would include mix of studio, one-bedroom, and two-bedroom units. In addition, 25 of
the total 178 residential units (14 percent) would be below-market-rate housing. Table 1 and

Table 2 include the proposed unit count for each building and size for each unit. The project site
would be designed to have retail development facing Redwood Boulevard and the residential units
would face a common central green space. The 42,750 square feet of private open space in the
center of the site would include courtyards for resident use with firepit lounges, barbeques,
community garden, dining areas, and a bocce ball court.

Table 1 Proposed Building and Unit Summary

Building Type Total Units Total Residential SF Total Retail SF Total Gross SF
Building A 28 32,250 14,000 46,250
Building B 92 110,356 N/A 110,056
Building C 58 73,226 N/A 72,426
Total 178 215,832 14,000 228,732

SF = square feet; N/A = not applicable
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Table 2 Proposed Unit Size Summary

Unit Type Total Units Average SF
Studio 21 548

1 Bedroom 80 782

2 Bedroom 77 1,196
Total 178

Commercial/Retail Use

It is anticipated that the 14,000 square feet of commercial space would be occupied by multiple
tenants, although the exact mix of tenant uses, and size of tenant spaces are currently unknown.
Anticipated uses, based on the proposed Mixed-Use land use designation and zoning classification
includes retail and service uses, and restaurants. Other potential uses, based on zoning, include
banks and financial institutions, massage establishments, and offices. Other potential uses requiring
discretionary use permit approval include convenient stores, grocery stores, medical clinics, and
personal service uses?.

The project would require a General Plan Amendment to Mixed-Use (MU), Zoning Map Amendment
(AKA Rezone) to Mixed Use (MU),Use Permit, and Design Review for the development. Additionally,
the project proposes to include below-market-rate units affordable to Low-Income and Very Low-
Income households, which would qualify the project for a density bonus. The base density number
of units is 124, and with the density bonus the total unit count is 178.

The proposed site plan is shown Figure 3.

1For a complete list of permitted and conditionally permit uses, refer to the Novato Municipal Code, Mixed Use Zoning Classification,
accessible at NMC Section 19.14.040, including Table 2-9.

Initial Study — Mitigated Negative Declaration 5


https://library.municode.com/ca/novato/codes/code_of_ordinances?nodeId=CHXIXZO_ART2ZODIALLAUSZOECST_DIV19.14SPPUZODI_19.14.040SPPUDIGEDEST

City of Novato
Village at Novato Mixed-Use Project

Figure 3 Proposed Project Site Plan
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Access and Circulation

The project site would be accessed via two driveways on Redwood Boulevard and two driveways on
Olive Avenue, as well as through the parking lots for the adjacent retail development on the
northeast corner of Redwood Boulevard/Olive Avenue and the approved hotel development north
of the site. The existing western Olive Avenue driveway (at the northeast corner of the Redwood
Boulevard/Olive Avenue intersection) also provides access to the existing retail development
adjacent to the site. Both the northern and southern parcels would be interconnected via onsite
pedestrian paths and would be connected to the approved hotel development (currently under
construction) to the north.

A total of 471 new parking spaces would be spread throughout the site in parking lots and as on-
street parking along Redwood Boulevard. Of the 471 parking spaces, 263 parking spaces would be
provided on-site for residents with most of the parking spaces located on the southern parcel and
along the eastern edge of the project site as shown in Figure 3. For the proposed retail
development, 183 new onsite parking spaces would be provided and an additional 25 parking
spaces would be provided on-street. There are six existing on-street parking spaces on Redwood
Boulevard parallel to the existing retail development.

The project would also include 202 bicycle parking spaces throughout the site and indoor bicycle
parking rooms. Approximately 192 bicycle parking spaces would be for residents and the remaining
10 spaces would be for the commercial/retail uses. Sidewalks would be added along the project
frontage on Redwood Boulevard and Olive Avenue. However, the sidewalk improvements along
Olive Avenue would be completed by the City as part of a City-sponsored Capital Improvement
Program (CIP). The City’s road widening and streetscape improvement work proposed for Olive
Avenue are not included as part of the project but shown for context and to depict the Olive Avenue
frontage improvements once completed.? As part of the project, sidewalks and pedestrian crossings
would also be included on-site to facilitate pedestrian access to the site.

Stormwater Management

The project would include a stormwater system designed to maintain historical flows on the project
site. The project proposes to construct 15 drainage management areas and bioretention facilities
throughout the site. Stormwater from the buildings’ roofs would be directed toward bioretention
facilities via downspouts and a series of storm drain networks. The stormwater from the parking lots
and other hardscaped areas would be directed toward bioretention facilities via storm drain
networks. The bioretention facilities would provide retention and treatment to control the excess
runoff. Figure 4 shows the proposed drainage and stormwater control plan.

2The City of Novato is completing a separate CEQA analysis for the Olive Avenue improvements.
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City of Novato
Village at Novato Mixed-Use Project

Figure 4 Proposed Drainage and Stormwater Control Plan
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Landscape Design

The project site would be landscaped with landscape trees, fruit trees, shrubs, grasses, and
perennials. Landscape trees, small shrubs, grasses and perennials would be planted along Redwood
Boulevard adjacent to Building A. The project would require removal of a total of 47 trees located
along the southern, eastern, and western perimeter of the northern parcel (trees to be removed
would include valley oak, coast live oak, coast redwood, and silver wattle). Of these 47 trees, 11
were identified as heritage trees (Appendix A). Figure 5 shows the proposed landscape plan. The
vegetation selected for the project’s landscaping are designated as medium to low water use plants.
Note that landscaping would occur along Olive Avenue, but landscaping improvements are part of
the City of Novato CIP project and were not analyzed as part of this Initial Study.

Construction

Construction of the proposed project is anticipated to commence in September 2024 and be
completed by January 2027. Construction would involve demolition of the existing surface parking
lot, site preparation, grading, building construction, paving, and architectural coating. Table 3
summarizes the estimated duration of construction phases.

Table 3 Project Construction Phases

Construction Phase ‘ Duration ‘ Corresponding Date

Demolition 1 month September 2024

Site Preparation 1 month October 2024

Grading 1 month November 2024

Building Construction 23 months December 2024 — November 2026
Paving 2 weeks November/December 2026
Architectural Coating 2 months January 2027

Construction would occur between 7:00 a.m. and 3:30 p.m., Monday through Friday. Nighttime
construction is not anticipated to be necessary. Construction equipment would be staged on site,
and construction worker vehicles would be parked on site or in off-street private parking lots.

Debris and cut soil generated during demolition, site preparation, and grading phases would be
disposed of approximately 13 miles from the project site at the Marin Resource Recovery Center.

Initial Study — Mitigated Negative Declaration 9
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Figure 5 Proposed Landscape Plan
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Sustainability

Project construction equipment would meet or exceed minimum emissions standards for Marin
County and Novato and would include the use of Tier 3/Tier 4 engines. In operation, the project
would include green building features such as energy-efficient appliances and lighting; water-
efficient appliances and fixtures; and electric vehicle charging spaces. The project would also be
required to be solar-ready or include the installation of photovoltaic systems on all low-rise
residential buildings of three stories or less, equal to the expected electricity usage, in accordance
with Section 110.10 of the current Building Energy Efficiency Standards. The project would meet the
requirements of the current California Energy Code. The project will be all electric, and natural gas
will not be included as an energy source. Additionally, the project will comply with the off-street
electric vehicle requirements in the most recent version of the 2022 California Building Code
CALGreen Tier 2 requirements, which states that 40 percent of the total number of parking spaces
be electric vehicle ready (EV ready) with low power Level 2 EV charging receptables, and 15 percent
of the total number of parking spaces will be equipped with Level 2 electric vehicle supply
equipment (EVSE).

9. Surrounding Land Uses and Setting

Land uses surrounding the project site include commercial structures to the north, which is an
approved hotel with retail uses currently under construction; industrial uses to the northeast and
single-family residences to the southeast; commercial and retail development to the south; and
retail to the southwest and multi-family residences to the northwest. Sonoma-Marin Area Rail
Transit (SMART) railroad tracks abut the project site to the east.

The site is also located within the Gnoss Field Aviation Safety Zone 5, specifically in the Referral Area
Boundary and is two miles from the future airport property line based on the Gnoss Field Airport
Land Use Plan (Marin County Airport Land Use Commission 1991).

Regional access to the site is available via Highway 101, and local access to the site is available via
Olive Avenue and Redwood Boulevard. Bus stops within % mile of the site are served by Marin
Transit lines 35, 57, 71, and 654 and Golden Gate Transit line 101 is located at the intersection of
Redwood Boulevard and Olive Avenue adjacent to the site. Additionally, SMART’s Novato-
Downtown stop is located approximately 0.3 mile south.

Initial Study — Mitigated Negative Declaration 11
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10. Ofther Public Agencies Whose Approval is Required

The City of Novato has the authority to approve the proposed project’s land use entitlements,

including:

=  General Plan land use amendment from CG to MU

= Zoning amendment from CG (APN 143-011-05) and CG:AHO (APN 143-011-08) to MU, with the
southern parcel retaining the AHO designation.

= Use Permit

= Design Review

In addition, because the project site is located in the Gnoss Field Aviation Safety Zone 5 the Marin
County Airport Land Use Commission has the authority make a finding that the project is consistent
with the adopted Airport Land Use Plan.

The following service districts require their own permits to approve various aspects of project
construction and various project-serving utilities:

= Novato Fire Protection District (NFPD) would determine compliance with local fire code
requirements for emergency access, life safety systems (e.g., fire sprinklers), and Wildland
Urban Interface (WUI) building standards.

= Novato Sanitary District (NSD) is the wastewater utility at the project site. The sanitary district
will review the project design and construction of new wastewater infrastructure associated
with the project.

= North Marin Water District (NMWD) is the domestic and recycled water provider at the site.
New domestic and recycled water connections will need to be designed to NMWD standards
and approved by NMWD.

The following regional, state, and federal agencies may require their own permits, inspections,
reporting and/or certifications prior to construction and/or completion of the project:

= Regional Water Quality Control Board. A waste discharge requirement permit (NPDES
Construction General Permit) may be required.

= California Department of Fish and Wildlife (CDFW). A Fish and Game Code Section 1602 Lake
and Streambed Alteration Permit may be required.

11. Have California Native American Tribes Traditionally
and Culturally Affiliated with the Project Area
Requested Consultation Pursuant to Public Resources
Code Section 21080.3.17¢

On July 9, 2020, the City of Novato emailed consultation letters to the Federated Indians of Graton
Rancheria (FIGR) and the Guidiville Indian Rancheria (GIR) Native American tribes under the
provisions of Assembly Bill 52. The City received a response requesting consultation from the FIGR
on August 12, 2020. Consultation with local tribes is further detailed in Section 18, Tribal Cultural
Resources.
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12. Project Consistency with General Plan 2035
Mitigation Measures

Mitigation measures from General Plan 2035 would be conditions of approval for the project.
Table 4 outlines the project’s consistency with mitigation measures included in General Plan 2035
and outlines where applicable mitigation measures are discussed in the IS-MND and the project’s

consistency with the mitigation measure.

Initial Study — Mitigated Negative Declaration
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Table 4 General Plan 2035 Mitigation Consistency

General Plan 2035 Mitigation Measure

IS-MND Section

Project Consistency and Page Number

MM AQ-1 Construction Emissions Measures. New discretionary projects in the Plan Area that exceed the
construction screening criteria of the Bay Area Air Quality Management District (BAAQMD) shall be conditioned
to reduce construction emissions of reactive organic gases, nitrogen oxides, and particulate matter (PMyo and
PM,s) by implementing the BAAQMD's Basic Construction Mitigation Measures (described below) or
equivalent, expanded, or modified measures based on project and site-specific conditions.

Basic Construction Mitigation Measures

1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved access roads)
shall be watered two times per day, with priority given to the use of recycled water for this activity when
feasible.

2. All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

3. 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.

4. All vehicle speeds on unpaved roads shall be limited to 15 mph.

5. All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible. Building pads
shall be laid as soon as possible after grading unless seeding or soil binders are used.

6. Idling times shall be minimized either by shutting equipment off when not in use or reducing the maximum
idling time to 5 minutes (as required by the California airborne toxics control measure Title 13, Section 2485
of California Code of Regulations [CCR]). Clear signage shall be provided for construction workers at all
access points.

7. All construction equipment shall be maintained and properly tuned in accordance with manufacturer’s
specifications. All equipment shall be checked by a certified visible emissions evaluator.

8. A publicly visible sign shall be posted with the telephone number and person to contact at the lead agency
regarding dust complaints. This person shall respond and take corrective action within 48 hours. The Air
District’s phone number shall also be visible to ensure compliance with applicable regulations.

Mitigation Measure AQ-2 Health Risk Assessments. Projects that may result in additional toxic air
contaminants that are located within 1,000 feet of a sensitive receptors(s) or would place sensitive receptors
within 1,000 feet of uses generating toxic air contaminants, such as roadways with volumes of 10,000 average
annual daily trips or greater, shall implement Bay Area Air Quality Management District Guidelines and State
Office of Environmental Health Hazard Assessment policies and procedures requiring health risk assessments
(HRAs) for residential development and other sensitive receptors; screening area distances may be increased
on a case-by-case basis if an unusually large source or sources of hazardous emissions are proposed or
currently exist. Based on the results of the HRA, identify and implement measures (such as air filtration
systems) to reduce potential exposure to particulate matter, carbon monoxide, diesel fumes, and other
potential health hazards. Measures identified in HRAs shall be included into the site development plan as a
component of a proposed project.

During the construction phase, the 3 —Air Quality,
proposed project would implement pages 24 through
all listed basic construction 34

mitigation measures as a condition

of approval for the project.

CALEEMOD emission estimates can

be found in Appendix C, which

includes the construction emissions

measures and shows that the

project would not exceed BAAQMD

thresholds. Therefore, the project is

consistent with Mitigation Measure

AQ-1.

The closest sensitive receptors to 3 — Air Quality,
the project site are single-family pages 24 through
residences located approximately 34

120 feet east across the railroad

tracks. As discussed within Section

3, health risk assessments should be

based on a 70-year exposure period;

however, such assessments should

be limited to the period/duration of

activities associated with the

project. BAAQMD recommends an
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exposure duration of 30-years. Thus,
the duration of proposed
construction activities (i.e.,

28 months) is approximately eight
percent of the total exposure period
used for 30-year health risk
calculations. While the maximum
DPM emissions associated with
demolition, site preparation, and
grading activities would only occur
for a portion of the overall
construction period, these activities
represent the worst-case condition
for the total construction period.
This would represent less than one
percent of the total 30-year
exposure period for health risk
calculation. Therefore, the project
would not expose sensitive
receptors to substantial TAC
concentrations, and impacts would
be consistent with Mitigation
Measure AQ-2.

AQ-3 Odor Reduction. Require new manufacturing and laboratory development to be designed and The project would not generate 3 — Air Quality,
constructed in a way that reduces the potential for future odors. Ensure prompt response to complaints about substantial operational odors. As a pages 24 through
odors reported by residences and businesses by developing a website link that directs users to BAAQMD’s odor  residential development, Mitigation 34

reporting and inspection program. Measure AQ-3 does not apply to the

proposed project.
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IS-MND Section

General Plan 2035 Mitigation Measure

BIO-2 Biological Studies for New Development. Project applicants shall be required to provide a biological
resources assessment for projects on parcels with potentially suitable habitat or potential for the occurrence of
special status species. The biological resources assessment shall be conducted by a qualified biologist and will
include a data review and habitat assessment prior to project activities to identify whether any special-status
plant or animal species habitat or sensitive natural communities occur on-site. The data reviewed shall include
the biological resources setting, Appendix C species list, and best available, current data for the area, including
current review of the California Natural Diversity Database. Habitat assessments shall be completed at an
appropriate time of year for identifying potential habitat and no more than one year prior to commencement
of project activity. The purpose of these biological resources assessments is to identify appropriate measures to
avoid or minimize harm to sensitive biological resources and to incorporate the recommended measures as
conditions of approval for the project. Based on the results of the biological resources assessment, the qualified
biologist will provide site-specific mitigation measures to avoid special status species or reduce impacts to a
less than significant level.

BIO-3 Biological Resources Inventory for New Development. A detailed inventory of biological resources
conducted by an independent, professionally qualified biologist, as identified in Mitigation Measure BIO-2. If
there are seasonal constraints with performing surveys, presence of such special status species shall be
assumed and measures to reduce impacts to special status species and avoidance shall be implemented in
accordance with a biological resources assessment and/or project specific California Environmental Quality Act
documentation. If sensitive resources are identified on the project site, recommendations to protect the
sensitive resources shall conform with applicable State and federal regulations regarding their protection and
may include avoidance of the resource, providing setbacks, clustering development onto less sensitive areas,
preparing restoration plans, off-site mitigation, and/or other similar measures as determined on a project
specific basis.

BIO-4 Nesting Bird Protection. All discretionary projects shall retain the services of a qualified biologist(s) to
conduct a pre-construction nesting bird survey during the nesting season (February 1 through August 31) at
most 14 days_prior to any and all development that may remove trees or vegetation that may provide suitable
nesting habitat for migratory birds or other special-status bird species. If nests are found the qualified
biologist(s) shall identify and the project sponsor shall implement appropriate avoidance measures, such as
fenced buffer areas or staged tree removal periods.

BIO-6 Biological Studies for Wildlife Movement Corridors. All discretionary projects on parcels with indicators
of wildlife movement corridors shall retain the services of a qualified biologist(s) to conduct a biological
assessment prior to any and all development that may impact wildlife movement. If movement corridors are
potentially impacted by the proposed project, the qualified biologist(s) shall identify appropriate mitigation
measures to avoid or minimize the impact. Such measures shall be a condition of approval and implemented by
the project sponsor.

Project Consistency

A biological resources assessment
(BRA) was prepared by WRA, Inc. in
May 2020, please see Appendix D.
The assessment identifies three

mitigation measures included in the

IS-MND, Mitigation Measure BIO-1,

to mitigate impacts to nesting birds.

Therefore, the project is consistent
with Mitigation Measure BIO-2.

The BRA prepared by WRA, Inc.
Biological Constraints Assessment,
Jurisdictional Delineation Report
and a Tree Survey Report did not

document any special status species

present on the project site.
Mitigation Measure BIO-1, outlined

in the biological resources section of
the IS-MND, would be implemented

to protect nesting birds. Therefore,
the project is consistent with
Mitigation Measure BIO-3.

Mitigation Measures BIO-1 avian
species during nesting. Therefore,
the project is consistent with
Mitigation Measure BIO-4.

The project is not located within a
designated wildlife corridor, nor
would it constrain wildlife
movement. Therefore, Mitigation
Measure BIO-6 does not apply to
the project.

and Page Number
4 — Biological
Resources, pages
34 through 40

4 — Biological
Resources, pages
34 through 40

4 — Biological
Resources, pages
34 through 40

4 — Biological
Resources, pages
34 through 40




Initial Study

IS-MND Section
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CUL-1 Historical Resources Study Program. All discretionary projects shall investigate the potential to impact
historical resources. A historical resources evaluation shall be performed to confirm the presence of historical
resources within the project site when there is a structure(s) or feature of a type, period, and/or method of
construction that could be qualified as having historic status. The study shall, at a minimum, be conducted by a
qualified professional meeting the Secretary of the Interior’s (SOI) Professional Qualification Standard (PQS) for
architectural history (NPS 1983). The study shall include a pedestrian survey of the project site and background
research including a records search at the Northwest Information Center (NWIC), building permit research,
and/or research with the local historical society(ies). The subject property(ies) shall be evaluated for federal,
state, and local designation on California Department of Parks and Recreation 523 series forms, included as an
appendix to the study. If historical impacts are identified, the study shall include recommendations to avoid or
reduce impacts on historical resources and the project sponsor shall implement the recommendations or
conduct additional environmental review.

CUL-2 Archaeological Resources Study Program. All discretionary projects shall investigate the potential to
disturb archaeological resources. If preliminary reconnaissance suggests that cultural resources may exist, a
Phase | cultural resources study shall be performed by a qualified professional meeting the Secretary of the
Interior’s (SOI) Professional Qualification Standard (PQS) for archaeology (NPS 1983). A Phase | cultural
resources study shall include a pedestrian survey of the project site and sufficient background research and, as
necessary, field sampling to determine whether archaeological resources may be present. Archival research
shall include a records search at the Northwest Information Center (NWIC) and a Sacred Lands File (SLF) search
with the Native American Heritage Commission (NAHC), and coordination with Native American tribes listed by
the NAHC. The Phase | technical report documenting the study shall include recommendations to avoid or
reduce impacts on archaeological resources. The project sponsor shall implement the recommendations.

Project Consistency and Page Number

5 — Cultural
Resources, pages
41 through 46

A Cultural Resources Assessment
prepared for the Village at Novato
Project by Rincon in June 2023. The
study consisted of background and
archival research, a California
Historical Resources Information
System (CHRIS) records search at
the Northwest Information Center
(NWIC) of the project site as well as
a 0.5-mile radius around the project
site, a search of the Sacred Lands
File (SLF) with the Native American
Heritage Commission (NAHC), and a
pedestrian field survey conducted
on October 19, 2021. Following
consultation with the Federated
Indians of Graton Rancheria, a
canine detection survey was also
completed as part of the study. No
historical impacts were identified on
the site. Therefore, the project is
consistent with Mitigation Measure
CUL-1.

5 — Cultural
Resources, pages
41 through 46

The cultural resources study
conducted for the project concluded
that cultural resources are likely to
exist on the project site and the
project site is considered sensitive
for containing subsurface
archaeological resources. To address
impacts to archeological resources
Mitigation Measures CUL-1 through
CUL-4 in the IS-MND would be
implemented. Therefore, the
project is consistent with Mitigation
Measure CUL-2.
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IS-MND Section

General Plan 2035 Mitigation Measure

CUL-3 Paleontological Resource Studies. Avoidance and/or mitigation for potential impacts to paleontological
resources shall be required for any development in Novato that occurs within high sensitivity geologic units
(Pleistocene alluvium [Qpa] and Pleistocene alluvium [Qoa] deposits), whether they are mapped at the surface
or occur at the subsurface. When paleontological resources are uncovered during site excavation, grading, or
construction activities, work on the site will be suspended until the significance of the fossils can be determined
by a qualified paleontologist. If significant resources are determined to exist, the paleontologist shall make
recommendations for protection or recovery of the resource.
The City shall require the following specific measures for projects that could disturb geologic units with high
paleontological sensitivity:
= Retain a Qualified Paleontologist to Prepare a PMMP. Prior to initial ground disturbance, the project
applicant shall retain a Qualified Paleontologist, as defined by the SVP (2010), to direct all mitigation
measures related to paleontological resources and design a Paleontological Mitigation and Monitoring
Program (PMMP) for the project. The PMMP shall include measures for a preconstruction survey, a training
program for construction personnel, paleontological monitoring, fossil salvage, curation, and final reporting,
as applicable.

GEO-1 Soil Investigation Report. New development projects not connected to the municipal sewer system and
requiring the use of septic tanks or alternative wastewater disposal systems shall complete a soil investigation
report to be submitted to the City of Novato for review and approval prior to issuance of grading and building
permits. The study shall demonstrate the capability of the underlying soils to support the use of septic tanks or
alternative wastewater disposal systems. Such report shall be prepared by a registered professional geologist
and shall include soil type characteristics, percolation rates, and design recommendations.

N-1 Construction Noise Reduction Measures. The following measures to minimize exposure to construction

noise shall be included as standard conditions of approval for applicable projects involving construction:

1. Mufflers. During excavation and grading construction phases, all construction equipment, fixed or mobile,
shall be operated with closed engine doors and shall be equipped with properly operating and maintained
mufflers consistent with manufacturers’ standards.

2. Stationary Equipment. All stationary construction equipment shall be placed so that emitted noise is
directed away from the nearest sensitive receptors.

3. Equipment Staging Areas. Equipment staging shall be located in areas that will create the greatest distance
feasible between construction-related noise sources and noise-sensitive receptors.

4. Smart Back-up Alarms. Mobile construction equipment shall have smart back-up alarms that automatically
adjust the sound level of the alarm in response to ambient noise levels. Alternatively, back-up alarms shall
be disabled and replaced with human spotters to ensure safety when mobile construction equipment is
moving in the reverse direction.

Project Consistency and Page Number

The project site is in an area of low 5 — Cultural
paleontological sensitivity (City of Resources, pages
Novato 2020b). As the project siteis 41 through 46

located in a low sensitivity geologic
unit, the project is unlikely to
encounter paleontological
resources. However, the possibility
exists that construction may
uncover previously undiscovered
paleontological resources. Impacts
would be less than significant with
incorporation of Mitigation Measure
GEO-1. Therefore, the project is
consistent with Mitigation Measure
CUL-3.

The proposed project would be
connected to the municipal sewer
system and does not require the use
of a septic tank or alternative
wastewater disposal system.
Therefore, Mitigation Measure GEO-
1 does not apply to the project.

7 — Geology and
Soils, pages 54
through 59

All construction equipment used for
the project would be operated in
accordance with manufacturer’s
standards and noise impacts would
be less than significant. Maximum
hourly construction noise levels
were estimated to be 75.6 dBA Leq
at a distance of 120 feet (see
Appendix H). Therefore, the
proposed project is consistent with
Mitigation Measure N-1 and would
implement construction noise
reduction measures as a condition
of approval for the project to further
reduce construction noise.

13 - Noise, pages
82 through 95
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N-2 Construction Vibration Reduction Measures. The following measures to minimize exposure to
construction vibration shall be included as standard conditions of approval for applicable projects involving
construction:

1. Building Examination. The pre-existing condition of any buildings within 25 feet of any construction activities
shall be recorded in order to evaluate damage from project-related construction. Fixtures and finishes
within a 25-foot radius of construction activities susceptible to damage will be documented
(photographically and in writing) prior to construction. All damage will be repaired back to its pre-existing
condition.

2. Stationary Equipment. All vibratory stationary construction equipment shall be placed as far as possible from
the nearest sensitive receptors.

3. Equipment Staging Areas. Equipment staging shall be located in areas that will create the greatest distance
feasible between construction-related vibration sources and noise-sensitive receptors.

T-1 Intersection Delay Mitigations. The following additional intersection improvements are necessary to
maintain acceptable operation under Existing plus Project and Cumulative conditions with the proposed
project.

= San Marin Drive/Simmons Lane (Intersection #1)

o Signalize the intersection; restripe both San Marin Drive approaches to include separate left-turn,
through, and right-turn lanes.

o Alternative Mitigation: install a roundabout; the westbound approach would have two lanes, one
serving through/right movements and one serving left-turn movements, and the remaining three
approaches would have single lanes.

o The alternative roundabout mitigation may require minor right-of-way acquisitions on one or more
intersection corners.

= Redwood Boulevard/San Marin Drive (Intersection #4)

Project Consistency

Project construction would not
involve activities typically associated
with excessive groundborne
vibration such as pile driving or
blasting. The equipment utilized
during project construction that
would generate the highest levels of
vibration would include rollers,
loaded trucks, and bulldozers. The
City of Novato has not adopted
standards to assess vibration
impacts during construction and
operation. Vibration levels from
individual pieces of construction
equipment would not exceed the
threshold at which damage can
occur to residential structures, 0.20
PPV, or the threshold at which
transient vibration sources would be
distinctly perceptible to 0.25 PPV.
Therefore, the proposed project
would be consistent with Mitigation
Measure N-2.

Since adoption of the General Plan
2035 Environmental Impact Report
vehicle miles traveled has replaced
level of service as the metric to
determine a transportation impact
under CEQA pursuant to Senate Bill
743. Therefore, Mitigation Measure
T-1 from the General Plan EIR would
no longer apply to the project under
CEQA.

and Page Number

13 - Noise, pages
82 through 95

17 -
Transportation,
pages 104 through
108
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General Plan 2035 Mitigation Measure Project Consistency

Widen the SMART railroad overpass to provide space on the westbound approach for two left-turn
lanes, two through lanes, and one right-turn lane, as well as bike lanes and a widened sidewalk on the
south side of the overpass.

Widen the southbound Redwood Boulevard approach to include a left-turn lane, shared left-
turn/through lane, and right-turn lane.

Restripe the northbound Redwood Boulevard to include a left-turn lane, left-turn/through lane, and two
right-turn lanes.

Add right-turn overlap signal phasing on the northbound and westbound approaches.

This mitigation would entail roadway and overpass widening that could require right-of-way acquisition.

To make this intersection function acceptably, additional improvements would be needed at the
Highway 101 South Ramps/San Marin Drive intersection, as described in the next bullet.

Highway 101 South Ramps/San Marin Drive (Intersection #5)

o

Modify the eastbound San Marin Drive approach (the SMART railroad overpass) to include a through
lane, a shared through/right-turn lane, and a right-turn lane.

Provide an enhanced bicycle-pedestrian crossing at the on-ramp entrance, including modified signal
phasing to include protected pedestrian and bicyclist movements across the ramp.

This mitigation would entail roadway and overpass widening that could require right-of-way acquisition,
and potentially affect areas that appear to be wetlands between the SMART rail corridor and the off-
ramp.

Highway 101 North Ramps/Atherton Avenue (Intersection #6)

o

Widen the northbound off-ramp to include two left-turn lanes and a shared through/right-turn lane.

Novato Boulevard/San Marin Drive-Sutro Avenue (Intersection #9)

o

o

o

Signalize the intersection.
Alternative Mitigation: install a single-lane roundabout with a southbound right-turn “slip” lane.

The alternative roundabout mitigation may require minor right-of-way acquisition on one or more
intersection corners.

Diablo Avenue/Novato Boulevard (Intersection #14)

o

Restripe the eastbound and westbound Diablo Avenue approaches to include separate left-turn,
through, and right-turn lanes.

Restripe the northbound Novato Boulevard Approach to include a left-turn lane, through lane, and
through/right-turn lane.

Widen and modify southbound Novato Boulevard to include dual left-turn lanes and a shared
through/right-turn lane.

Modify the signal phasing to protected left-turns on all approaches plus a westbound right-turn overlap
phase.

IS-MND Section
and Page Number
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General Plan 2035 Mitigation Measure

o

The mitigation may require minor right-of-way acquisition on Novato Boulevard to the northwest of the
intersection.
= South Novato Boulevard/Redwood Boulevard (Intersection #30)

o Signalize the intersection.

a

Alternative Mitigation: install a single-lane roundabout with an eastbound right-turn “slip” lane.

The alternative roundabout mitigation may require minor right-of-way acquisition on one or more
intersection corners.

= Highway 101 South Ramps/Ignacio Boulevard-Enfrente Road (Intersection #32)

o On the southbound Highway 101 “loop” off-ramp, extend the length of the dual right-turn pockets to
500 feet.

o QOptimize signal timing on the coordinated Ignacio Boulevard-Bel Marin Keys Boulevard corridor.
= Bel Marin Keys Boulevard/Digital Drive (Intersection #35)

o Restripe the westbound approach to include a left-turn lane and a left-turn/through/right-turn lane, and
modify the signal to operate with split phasing in the eastbound and westbound directions.

o
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Environmental Factors Potentially Affected

Environmental Factors Potentially Affected

This project would potentially affect the environmental factors checked below, involving at least
one impact that is “Potentially Significant” or “Less than Significant with Mitigation Incorporated” as
indicated by the checklist on the following pages.

O Aesthetics O  Agriculture and O  Air Quality
Forestry Resources

[ | Biological Resources B Cultural Resources O  Energy

[ | Geology and Soils O  Greenhouse Gas O  Hazards and Hazardous
Emissions Materials

O Hydrology and Water O Land Use and Planning O  Mineral Resources

Quality

[ | Noise O  Population/Housing O  Public Services

O Recreation O  Transportation B Tribal Cultural Resources

O Utilities/Service Systems O  Wildfire B Mandatory Findings

of Significance

Determination

Based on this initial evaluation:

O | find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION will be prepared.

| | find that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions to the project have been
made by or agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will
be prepared.

O | find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

O | find that the proposed project MAY have a “potentially significant impact” or “less than
significant with mitigation incorporated” impact on the environment, but at least one effect
(1) has been adequately analyzed in an earlier document pursuant to applicable legal
standards, and (2) has been addressed by mitigation measures based on the earlier analysis
as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it
must analyze only the effects that remain to be addressed.
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O | find that although the proposed project could have a significant effect on the environment,
because all potential significant effects (a) have been analyzed adequately in an earlier EIR
or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is
required. -

e i "y )
i
11/3/2023
Signature Date
Vivek Damodaran Senior Planner
Printed Name Title
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Environmental Checklist

1 Aesthefics

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Except as provided in Public Resources Code
Section 21099, would the project:
a. Have asubstantial adverse effect on a

scenic vista? O O [ | O
b. Substantially damage scenic resources,

including but not limited to, trees, rock

outcroppings, and historic buildings

within a state scenic highway? O O O [ |
c. Innon-urbanized areas, substantially

degrade the existing visual character or

quality of public views of the site and its

surroundings? (Public views are those

that are experienced from a publicly

accessible vantage point). If the project is

in an urbanized area, would the project

conflict with applicable zoning and other

regulations governing scenic quality? O O [ | O
d. Create a new source of substantial light

or glare that would adversely affect

daytime or nighttime views in the area? O O [ | O

a. Would the project have a substantial adverse effect on a scenic vista?

A scenic vista can generally be defined as a public viewpoint that provides expansive views of a
highly valued landscape for the benefit of the public. The City of Novato’s General Plan 2035
identifies hillsides and ridgelines surrounding the city as scenic resources that generally enhance the
community’s visual character, including views of Mount Burdell. Other scenic resources the City has
identified include Little Mountain and Verissimo Hills, the hills of Indian Valley and Ignacio Valley,
the Bay plains and Bay shorelines, the Rush Creek preserve, and Petaluma Marsh(City of Novato
2020a).

The City of Novato’s General Plan 2035 identifies scenic resources under Environmental Stewardship
policy ES-15 (Scenic Resources) and programs ES-15a (Hillside and Ridgeline Protection), ES-15b
(Ridgeline Map), and ES-15c¢ (Allowances for Pre-Existing Homes). Policy ES-15 and its accompanying
programs are intended to protect visual values on hillsides, ridgelines, and other scenic resources.
The General Plan includes a designation for “Scenic Hills and Ridges” (see General Plan Figure ES-5,
Ridgelines and Scenic Resources, City of Novato 2020a); however, the project site is not located
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within that zone. Limited views of surrounding hillsides and Mount Burdell are visible from the
project site, but long-range or panoramic views are obscured by vegetation and intervening
development.

The project would obstruct some views of the hillsides and Mount Burdell to the northwest of the
site from the rail line and existing single-family homes to the east of the project site. However,
visibility of the hillsides is already partially obscured due to the existing vegetation and intervening
development along Redwood Boulevard, including the 3 to 4-story hotel building immediately north
of the project site, and the Atherton Place residential development across Redwood Blvd. to the
west. The buildings that would be constructed as part of the project would not break a substantial
portion of the ridgeline from most of these viewpoints and views of hillsides would still be visible
over and between buildings. Since the project would only partially block some views of hillsides
from developments and residences east of the site, impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

b.  Would the project substantially damage scenic resources, including but not limited to, trees,
rock outcroppings, and historic buildings within a state scenic highway?

There are no officially designated State Scenic Highways in Marin County (California Department of
Transportation [Caltrans] 2019). Highway 101 is eligible for State designation for a four-mile stretch
in Marin City, nearly 4.3 miles away from the project site near SR 37 where it terminates at the
transition to Highway 101. These eligible stretches of highway are too distant from the project site
to be affected by project implementation. Additionally, no trees, buildings or rock outcroppings
would be damaged or removed from within a state scenic highway due to the construction or
operation of the project. Therefore, the project would not damage scenic resources within a state
scenic highway. There would be no impact.

NO IMPACT

c. Would the project, in non-urbanized areas, substantially degrade the existing visual character
or quality of public views of the site and its surroundings? (Public views are those that are
experienced from a publicly accessible vantage point). If the project is in an urbanized area,
would the project conflict with applicable zoning and other regulations governing scenic
quality?

Per PRC Section 21071 (Urbanized Area; Definition) Novato is not considered an urbanized area as
the population is less than 100,000 and not contiguous with San Rafael. The proposed project site is
adjacent to single-story strip mall development to the west, an approved hotel development
currently under construction to the north, and northeast of the Redwood Boulevard and Olive
Avenue intersection. The Novato General Plan states that “ridgelines and hillsides contribute to
Novato’s identity by creating a sense of separation for developed areas. These natural features
establish physical boundaries for the community that are more recognizable than the jurisdictional
boundaries created by the city limit” (City of Novato 2020a). Hillsides and ridgelines visible across
the project site contribute to the sense of place in Novato. The implementation of the proposed
project would change the existing visual charter of the project site as the project site is currently
vacant. Existing nearby development, however, already contrasts with the natural landscape,
integrating to varying degrees based on design and allowing those natural features to be seen by
virtue of their low heights. As discussed above under Threshold a, the project site is not located
within a scenic area according to the General Plan.
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The General Plan anticipates increased commercial development in this area; the site is located
within the North Redwood Corridor focus area. Development within the North Redwood Corridor,
which is concentrated along Redwood Boulevard north of Olive Avenue is guided by Policy LU-26,
which includes design guidelines (City of Novato 2020a). These guidelines include the following:

=  Provide for public gathering places and ample outdoor seating throughout the area.
® |ncorporate extensive landscaping with shade trees.

=  Provide pedestrian and bicycle connections between retailers and public spaces to the
bicycle/pedestrian facilities along the SMART corridor and along Redwood Boulevard

= Explore incorporating design features or portions of the Dairymen’s Milling building into the
retail development.

= Create wide pedestrian sidewalks and a bicycle path along the Redwood Boulevard frontage.

»  Locate buildings near the Redwood Boulevard frontage, with shop entries and/or display
windows facing the street and gathering places.

=  Minimize views of parking areas from Redwood Boulevard, typically by locating parking behind
buildings.

Policy LU-26 additionally lays out preferred land use concept as retail development composed of
smaller shops and medium-sized retailers of 20,000-30,000 square feet each along with restaurants
and entertainment facilities and second and/or third story office or recreational space.

The project would change the visual character of the site from an undeveloped vacant lot to mixed
use commercial and residential development. However, a change in landscape does not necessarily
create a substantial degradation of the visual quality on the site. The proposed design for the
project would align with the North Redwood Corridor by including landscaping with trees, shrubs,
and small grassy areas in between the buildings in a common area and trees along Redwood
Boulevard frontage. These features would be consistent with the North Redwood Corridor Design
Guidelines .

While the project would change the visual character of the site, this change would not substantially
degrade the visual character of the site or its surroundings. Although increased development is
anticipated in this area by the General Plan, design review during the permitting process would
ensure impacts would be less than significant. Adherence to City of Novato regulations that govern
visual quality, including the City’s General Plan, the North Redwood Corridor Design Guidelines, and
the City’s zoning code (Chapter XIX of Novato Municipal Code), as well as design review of the
project would ensure that the project would not degrade the visual quality on the site substantially.
Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

d. Would the project create a new source of substantial light or glare that would adversely affect
daytime or nighttime views in the area?

For the purposes of this analysis, light refers to light emissions (brightness) generated by a source of
light. Stationary sources of light include exterior parking lot and building security lighting, and
interior lights emanating through windows. Moving sources of light include the headlights of
vehicles driving on roadways within the project site. Streetlights and other security lighting also
serve as sources of light in the evening hours.
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Glare is defined as focused, intense light emanated directly from a source or indirectly when light
reflects from a surface. Daytime glare is caused in large part by sunlight shining on highly reflective
surfaces at or above eye level. Reflective surfaces area associated with buildings that have expanses
of polished or glass surfaces, light-colored pavement, and the windshields of parked cars.

The project site is located within downtown Novato, an urban and developed part of the city, with
numerous existing sources of light and glare. Existing light sources in the immediate area include
lighting from the adjacent strip mall development and the hotel currently under construction
immediately north of the site. Streetlights and headlights from vehicles traveling along Redwood
Boulevard and Olive Avenue at night also contribute to the existing light environment. The primary
source of glare in the project area is from the sun reflecting from light colored building materials
and finishes and metallic and glass surfaces of parked vehicles at adjacent uses.

The project would generate new sources of light from windows associated with the residential and
commercial/retail buildings, exterior safety lighting, and parking area lights. Cars entering and
exiting the site at night would also temporarily increase light. When implemented, the project could
generate glare from sunlight reflected on east- and west-facing windows during certain times of the
day. Light-colored or reflective exterior finishes could generate glare, as could the sun’s reflection
on the windshields of cars parked on site.

Lighting installed on the project site would be required to comply with City of Novato regulations
that include shielding or modification on outdoor lighting to prevent emission of light or glare
beyond the property line and requirements to direct light sources to prevent lighting adjacent
streets and shielding light sources (Novato Municipal Code Section 19.22.060). The project would be
designed with a brick veneer and earth tone color schemes, which would limit glare off the sides of
buildings. Headlights of vehicles entering and exiting the project site at night would be shielded by
both existing and proposed buildings, fencing, and vegetation.

The project would generate more light and glare than what currently exists on the undeveloped site,
but with compliance with the City ordinances that regulate light and glare, the project would not
introduce substantial light or glare that would adversely affect daytime or nighttime views in the
area. Therefore, impacts related to light and glare would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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2  Agriculture and Forestry Resources

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Would the project:

a. Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide
Importance (Farmland), as shown on maps
prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to non-
agricultural use? O O O [ |

b. Conflict with existing zoning for
agricultural use or a Williamson Act
contract? O O O [ ]

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))? O O O [ |

d. Resultin the loss of forest land or
conversion of forest land to non-forest
use? d O | [ |

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? O O O [ |

a. Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance (Farmland), as shown on maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use?

b.  Would the project conflict with existing zoning for agricultural use or a Williamson Act
contract?
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c. Would the project 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))?

d. Would the project result in the loss of forest land or conversion of forest land to non-forest use?

e. Would the project 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?

There are no areas of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
within Novato (California Department of Conservation 2021), and the project site is not under a
Williamson Act contract (County of Marin 2021). The site is designated CG in the Novato General
Plan and zoned CG and CG:AHO. The site does not contain forestland or timberland. Therefore, the
project would not result in the conversion of agriculture use to non-agriculture uses, conflict with a
Williamson Act contract, or existing zoning for agriculture, forest or timberland or result in the loss
of such lands and there would be no impact on agricultural and forestry resources.

NO IMPACT
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Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
a. Conflict with or obstruct implementation
of the applicable air quality plan? O O [ | O
b. 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? O O [ | O
c. Expose sensitive receptors to substantial
pollutant concentrations? O O [ | O
d. Result in other emissions (such as those
leading to odors) adversely affecting a
substantial number of people? O O [ | O

Overview of Air Pollution

The federal and State Clean Air Acts (CAA) mandate the control and reduction of certain air
pollutants. Under these laws, the U.S. Environmental Protection Agency (U.S. EPA) and the
California Air Resources Board (CARB) have established the National Ambient Air Quality Standards
(NAAQS) and the California Ambient Air Quality Standards (CAAQS) for “criteria pollutants” and
other pollutants. Some pollutants are emitted directly from a source (e.g., vehicle tailpipe, an
exhaust stack of a factory, etc.) into the atmosphere, including carbon monoxide, volatile organic
compounds (VOC)/reactive organic gases (ROG),? nitrogen oxides (NOx), particulate matter with
diameters of ten microns or less (PM1o) and 2.5 microns or less (PM5s), sulfur dioxide, and lead.
Other pollutants are created indirectly through chemical reactions in the atmosphere, such as
ozone, which is created by atmospheric chemical and photochemical reactions primarily between
ROG and NOx. Secondary pollutants include oxidants, ozone, and sulfate and nitrate particulates
(smog).

Air pollutant emissions are generated primarily by stationary and mobile sources. Stationary sources
can be divided into two major subcategories:

=  Point sources occur at a specific location and are often identified by an exhaust vent or stack.
Examples include boilers or combustion equipment that produce electricity or generate heat.

3 CARB defines VOC and ROG similarly as, “any compound of carbon excluding carbon monoxide, carbon dioxide, carbonic acid, metallic
carbides or carbonates, and ammonium carbonate,” with the exception that VOC are compounds that participate in atmospheric
photochemical reactions. For the purposes of this analysis, ROG and VOC are considered comparable in terms of mass emissions, and the
term ROG is used in this IS-MND.
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= Area sources are widely distributed and include such sources as residential and commercial
water heaters, painting operations, lawn mowers, agricultural fields, landfills, and some
consumer products.

Mobile sources refer to emissions from motor vehicles, including tailpipe and evaporative
emissions, and can also be divided into two major subcategories:

=  On-road sources that may be legally operated on roadways and highways.
= Off-road sources include aircraft, ships, trains, and self-propelled construction equipment.

Air Quality Standards and Attainment

The project site is located in the San Francisco Bay Area Air Basin, which is under the jurisdiction of
the Bay Area Air Quality Management District (BAAQMD). BAAQMD has jurisdiction over much of
the nine-county Bay Area, including Marin County. As the local air quality management agency, the
BAAQMD is required to monitor air pollutant levels to ensure that the NAAQS and CAAQS are met
and, if they are not met, to develop strategies to meet the standards. Depending on whether the
standards are met or exceeded, the San Francisco Bay Area Air Basin is classified as being in
“attainment” or “nonattainment.” In areas designated as non-attainment for one or more air
pollutants, a cumulative air quality impact exists for those air pollutants, and the human health
impacts associated with these criteria pollutants, presented in Table 5, are already occurring in that
area as part of the environmental baseline condition. Under state law, air districts are required to
prepare a plan for air quality improvement for pollutants for which the district is in non-compliance.
The San Francisco Bay Area Air Basin is designated a nonattainment area for the federal 8-hour
ozone standard, federal PM.s 24-hour standard, state 8-hour and 1-hour ozone standards, state
PM1o annual and 24-hour standards, and the state PM,s 24-hour standard. (BAAQMD 2017a). This
nonattainment status is a result of several factors, such as mobile sources, wood burning, industrial
combustion, and dust, in the San Francisco Bay Area Air Basin.

Table 5 Health Effects Associated with Non-Attainment Criteria Pollutants

Pollutant Adverse Effects

Ozone (1) Short-term exposures: (a) pulmonary function decrements and localized lung edema in
humans and animals and (b) risk to public health implied by alterations in pulmonary
morphology and host defense in animals; (2) long-term exposures: risk to public health
implied by altered connective tissue metabolism and altered pulmonary morphology in
animals after long-term exposures and pulmonary function decrements in chronically
exposed humans; (3) vegetation damage; and (4) property damage.

Suspended particulate (1) Excess deaths from short-term and long-term exposures; (2) excess seasonal declines in

matter (PMyo) pulmonary function, especially in children; (3) asthma exacerbation and possibly induction;
(4) adverse birth outcomes including low birth weight; (5) increased infant mortality; (6)
increased respiratory symptoms in children such as cough and bronchitis; and (7) increased
hospitalization for both cardiovascular and respiratory disease (including asthma).?

Suspended particulate (1) Excess deaths from short- and long-term exposures; (2) excess seasonal declines in

matter (PMys) pulmonary function, especially in children; (3) asthma exacerbation and possibly induction;
(4) adverse birth outcomes, including low birth weight; (5) increased infant mortality; (6)
increased respiratory symptoms in children, such as cough and bronchitis; and (7) increased
hospitalization for both cardiovascular and respiratory disease, including asthma.

Source: United States Environmental Protection Agency 2018
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Air Quality Management

The BAAQMD is required to implement strategies to reduce pollutant levels to achieve attainment
of the NAAQS and CAAQS because the San Francisco Bay Area Air Basin currently exceeds the
federal ozone and PM; s standards and the state ozone, PM1o, and PM, s standards. BAAQMD
adopted the 2017 Clean Air Plan (2017 Plan) as an update to the 2010 Clean Air Plan. The 2017 Plan
provides a regional strategy to protect public health and the climate. Consistent with the
greenhouse gas (GHG) reduction targets adopted by the state, the 2017 Plan lays the groundwork
for a long-term effort to reduce Bay Area GHG emissions to 40 percent below 1990 levels by 2030
and 80 percent below 1990 levels by 2050. To fulfill state ozone planning requirements, the 2017
control strategy includes all feasible measures to reduce emissions of ozone precursors (ROG and
NOx) and reduce transport of ozone and its precursors to neighboring air basins. In addition, the
2017 Plan builds upon and enhances the BAAQMD’s efforts to reduce emissions of fine particulate
matter and toxic air contaminants (TAC) (BAAQMD 2017a).

Air Pollutant Emission Thresholds

The BAAQMD has adopted guidelines for quantifying and determining the significance of air quality
emissions in its California Environmental Quality Act Air Quality Guidelines (BAAQMD 2020).
BAAQMD recommends that lead agencies determine appropriate air quality emissions thresholds of
significance based on substantial evidence in the record. The BAAQMD'’s significance thresholds in
the updated April 2022 CEQA Air Quality Guidelines for project operations within the San Francisco
Bay Area Air Basin are the most appropriate thresholds for use in determining air quality impacts of
the project. BAAQMD developed screening criteria to provide lead agencies and project applicants
with a conservative indication of whether a project could result in potentially significant air quality
impacts.

Table 6 presents the significance thresholds for construction and operational-related criteria air
pollutant and precursor emissions used for the purposes of this analysis. These represent the levels
at which a project’s individual emissions of criteria air pollutants or precursors would result in a
cumulatively considerable contribution to the San Francisco Bay Area Air Basin’s existing air quality
conditions. For the purposes of this analysis, the project would result in a significant impact if
construction or operational emissions would exceed any of the thresholds shown in Table 6.

Table 6 BAAQMD Air Quality Thresholds of Significance

Construction: Average Daily Operation: Maximum Operation: Average Daily
Pollutant/Precursor Emissions (lbs/day) Annual Emissions (tpy) Emissions (lbs/day)
ROG 54 10 54
NOx 54 10 54
PM1o 82 (exhaust) 15 82
PMys 54 (exhaust) 10 54

Ibs/day = pounds per day; tpy = tons per year; ROG = reactive organic gases; NOx = oxides of nitrogen; PMxo = respirable particulate
matter with an aerodynamic resistance diameter of 10 micrometers or less.; PM,s = fine particulate matter with an aerodynamic
resistance diameter of 2.5 micrometers or less

Source: BAAQMD 2022, Table 3-1.
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The BAAQMD does not have quantitative thresholds for fugitive dust emissions during construction.
Instead, the BAAQMD recommends Best Management Practices (BMPs) be implemented to reduce
fugitive dust emissions. The project would implement the BAAQMD Basic Construction Mitigation
Measures as a project design feature. The best management practices include the following:

1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved
access roads) shall be watered two times per day.

2. All haul trucks transporting soil, sand, or other loose material off-site shall be covered or
maintain at least two feet of freeboard.

3. Allvisible 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.

All vehicle speeds on unpaved roads shall be limited to 15 mph.
Enclose, cover, water daily or apply non-toxic soil binders to exposed stockpiles (dirt, sand, etc.)

All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible.
Building pads shall be laid as soon as possible after grading unless seeding or soil binders are
used.

Install sandbags or other erosion control measures to prevent silt runoff to public roadways.

Idling times shall be minimized either by shutting equipment off when not in use or reducing the
maximum idling time to 5 minutes (as required by the California airborne toxics control measure
Title 13, Section 2485 of California Code of Regulations). Clear signage shall be provided for
construction workers at all access points.

9. All construction equipment shall be maintained and properly tuned in accordance with
manufacturer’s specifications. All equipment shall be checked by a certified visible emissions
evaluator.

10. Post a publicly visible sign with the telephone number and person to contact at the lead agency
regarding dust complaints. This person shall respond and take corrective action within 48 hours.
The air district’s phone number shall also be visible to ensure compliance with applicable
regulations.

In the absence of a qualified Community Risk Reduction Plan, BAAQMD has established the
following Thresholds of Significance for local community risks and hazards associated with TACs and
PM s for assessing individual source impacts at a local level. Impacts would be significant if:

= The project would result in an increased cancer risk of > 10 in one million

= The project would result in an increased non-cancer (i.e., Chronic or Acute) risk of > 1.0 Hazard
Index

* The project would result in an ambient PM, s concentration increase of > 0.3 pg/m? annual
average

A project would be considered to have a cumulatively considerable impact if the aggregate total of
current and proposed TAC sources within a 1,000 feet radius of the project fence-line in addition to
the project would exceed the Cumulative Thresholds of Significance. Impacts would be significant if:

= The project would result in an increased cancer risk of > 100 in one million

= The project would result in an increased non-cancer (i.e., Chronic or Acute) risk of > 10 Hazard
Index
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* The project would result in an ambient PM, s concentration increase of > 0.8 pg/m? annual
average

Excess cancer risks are defined as those occurring in excess of or above and beyond those risks that
would normally be associated with a location or activity if toxic pollutants were not present. Non-
carcinogenic health effects are expressed as a hazard index, which is the ratio of expected exposure
levels to an acceptable reference exposure level.

BAAQMD 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 the chronically ill. These facilities include residences, school playgrounds, child-care
centers, retirement homes, and convalescent homes.

Methodology

Air pollutant emissions generated by project construction and operation were estimated using the
California Emissions Estimator Model (CalEEMod), version 2020.4.0. CalEEMod uses project-specific
information, including the project’s land uses, areas for different uses (e.g., mid-rise apartments and
strip mall retail), and location, to model a project’s construction and operational emissions. The
analysis reflects the construction and operation of the project as described under the Project
Description.

Construction emissions modeled include emissions generated by construction equipment used on-
site and emissions generated by vehicle trips associated with construction, such as worker and
vendor trips. CalEEMod estimates construction emissions by multiplying the amount of time
equipment is in operation by emission factors. Construction of the proposed project was analyzed
based on the applicant-provided construction schedule and construction equipment list.
Construction would occur over approximately 28 months from September 2024 through January
2027. During demolition, approximately 64,547 square feet of existing asphalt and concrete would
be removed in addition to 40 cubic yards of material removed from onsite. Also, approximately 100
cubic yards of material would be exported from the site and imported to the site. It is assumed that
all construction equipment used would be diesel-powered. This analysis assumes that the project
would comply with all applicable regulatory standards. In particular, the project would comply with
BAAQMD Regulation 8, Rule 3 Architectural Coatings, and would implement recommended BMPs
included in BAAQMD Basic Construction Mitigation.

Operational emissions modeled include mobile source emissions (i.e., vehicle emissions), energy
emissions, and area source emissions. Mobile source emissions are generated by vehicle trips to and
from the project site. The daily trip generation rates were sourced from the project Traffic Impact
Study (Appendix B). Area source emissions are generated by landscape maintenance equipment,
consumer products and architectural coatings.

a. Would the project conflict with or obstruct implementation of the applicable air quality plan?

Project Consistency

The California Clean Air Act requires that air districts create a Clean Air Plan that describes how the
jurisdiction will meet air quality standards. The most recently adopted air quality plan is the
BAAQMD 2017 Plan. The 2017 Plan updates the most recent Bay Area plan, the 2010 Clean Air Plan,
pursuant to air quality planning requirements defined in the California Health and Safety Code. To
fulfill state ozone planning requirements, the 2017 control strategy includes all feasible measures to
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reduce emissions of ozone precursors—ROG and NOx—and reduce transport of ozone and its
precursors to neighboring air basins. The CAP builds upon and enhances the BAAQMD’s efforts to
reduce emissions of fine particulate matter and TACs. The 2017 Plan does not include control
measures that apply directly to individual development projects. Instead, the control strategy
includes control measures related to stationary sources, transportation, energy, buildings,
agriculture, natural and working lands, waste management, water, and super-GHG pollutants.

The 2017 CAP focuses on two paramount goals:

=  Protect air quality and health at the regional and local scale by attaining all national and state air
quality standards and eliminating disparities among Bay Area communities in cancer health risk
from TACs

= Protect the climate by reducing Bay Area GHG emissions to 40 percent below 1990 levels by
2030, and 80 percent below 1990 levels by 2050

Under BAAQMD’s methodology, a determination of consistency with the 2017 Plan should
demonstrate that a project:

= Supports the primary goals of the air quality plan
= Includes applicable control measures from the air quality plan
= Does not disrupt or hinder implementation of any air quality plan control measures

A project that would not support the 2017 Plan’s goals would not be considered consistent with the
2017 Plan. On an individual project basis, consistency with BAAQMD quantitative thresholds is
interpreted as demonstrating support for the clean air plan’s goals. As discussed under criterion (b)
below, the project would not exceed BAAQMD significance thresholds related to air quality
emission), the project would not result in exceedances of BAAQMD thresholds for criteria air
pollutants and thus would not conflict with the 2017 Plan’s goal to attain air quality standards. The
2017 Clean Air Plan includes goals and measures to increase the use of electric vehicles, promote
the use of on-site renewable energy, and encourage energy efficiency. The project includes features
that are consistent with these goals and measures, including meeting California Green Building
Standards, providing electric vehicle parking spaces, and supplying 202 spaces of bicycle parking.
Therefore, the project would not conflict with or obstruct the implementation of an applicable air
quality plan and the project would have a less than significant impact.

LESS THAN SIGNIFICANT IMPACT

b.  Would the project 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?

The San Francisco Bay Area Air Basin is designated nonattainment for the NAAQS for ozone and
PM,.s and the CAAQS for ozone, PM; s, and PMjo. The following subsections discuss emissions
associated with construction and operation of the project.

Construction Emissions

Project construction would generate temporary air pollutant emissions associated with fugitive dust
(PM31o and PM55) and exhaust emissions from heavy construction equipment and construction
vehicles in addition to ROG emissions that would be released during the drying phase of
architectural coating. Table 7 summarizes the estimated maximum daily emissions of pollutants
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during project construction. As shown therein, construction-related emissions would not exceed
BAAQMD thresholds. Therefore, project construction would not result in a cumulatively
considerable net increase of any criteria pollutant for which the project region is non-attainment
under an applicable federal or state ambient air quality standard. Impacts would be less than
significant.

Table 7 Maximum Daily Construction Emissions (Ibs/day)

Construction Year {e]c} NO PMyo Exhaust PM; 5 Exhaust
Year 1 2 13 <1 1
Year 2 2 11 1 <1
Year 3 38 12 1 1
Year 4 38 1 <1 <1
Maximum Daily Emissions (Ibs/day) 38 13 1 1
BAAQMD Thresholds 54 54 82 54
Threshold Exceeded? No No No No

Ibs/day = pounds per day; ROG = reactive organic gases, NOx = nitrogen oxides, PMio = particulate matter 10 microns in diameter or
less, PMys = particulate matter 2.5 microns or less in diameter

Notes: All emissions modeling was completed made using CalEEMod. See Appendix C for modeling results. Some numbers may not add
up due to rounding. Emission data is pulled from “mitigated” results, which account for compliance with regulations (including
BAAQMD Regulation 8, Rule 3) and project design features. Emissions presented are the highest of the winter and summer modeled
emissions.

Operational Emissions

Operation of the project would generate criteria air pollutant emissions associated with area
sources (e.g., fireplaces, architectural coatings, consumer products, and landscaping equipment),
and mobile sources (i.e., vehicle trips to and from the project site). The project would not include
natural gas as an energy source; energy would be provided by electricity. Table 8 summarizes the
project’s annual and average daily emissions. As shown therein, operational emissions would not
exceed BAAQMD regional thresholds for criteria pollutants. Therefore, project operation would not
result in a cumulatively considerable net increase of any criteria pollutant for which the project
region is in non-attainment, and impacts would be less than significant.
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Table 8 Maximum Daily and Annual Operational Period Emissions

Emissions Source {o]¢] NOx PMjo PMys
2026 Annual Emissions (tons/year) 2 1 1 <1
BAAQMD Threshold (tons/year) 10 10 15 10
Threshold Exceeded? No No No No
2026 Average Daily Emissions (Ibs/day) 9 4 6 2
BAAQMD Thresholds (Ibs/day) 54 54 82 54
Threshold Exceeded? No No No No

Ibs/day = pounds per day; ROG = reactive organic gases, NOx = nitrogen oxides, PM1o = particulate matter 10 microns in diameter or
less, PMy s = particulate matter 2.5 microns or less in diameter

Notes: All emissions modeling was completed made using CalEEMod. See Appendix C for modeling results. Some numbers may not
add up due to rounding. Emission data is pulled from “mitigated” results, which account for compliance with regulations (including
BAAQMD Regulation 8, Rule 3) and project design features. Emissions presented are the highest of the winter and summer
modeled emissions.

LESS THAN SIGNIFICANT IMPACT

c. Would the project expose sensitive receptors to substantial pollutant concentrations?

Certain population groups, such as children, the elderly, and people with health problems, are
particularly sensitive to air pollution. Therefore, the majority of sensitive receptor locations are
schools, hospitals, and residences. The closest sensitive receptors to the project site are single-
family residences located approximately 120 feet east across the railroad tracks. The project also
includes the construction of new residences, and as a result, the siting of new sensitive receptors.
Localized air quality impacts to sensitive receptors typically result from CO hotspots and TACs, which
are discussed in the following subsections.

Carbon Monoxide Hotspots

A CO hotspot is a localized concentration of CO that is above a CO ambient air quality standard.
Localized CO hotspots can occur at intersections with heavy peak hour traffic. Specifically, hotspots
can be created at intersections where traffic levels are sufficiently high such that the local CO
concentration exceeds the federal one-hour standard of 35.0 ppm or the federal and state eight-
hour standard of 9.0 ppm (CARB 2016).

BAAQMD recommends comparing project’s attributes with the following screening criteria as a first
step to evaluating whether the project would result in the generation of CO concentrations that
would substantially contribute to an exceedance of the Thresholds of Significance. The project
would result in a less than significant impact to localized CO concentrations if:

1. The project is consistent with an applicable congestion management program for designated
roads or highways, regional transportation plan, and local congestion management agency plans

2. The project would not increase traffic volumes at affected intersections to more than 44, 000
vehicles per hour

3. the project traffic would not increase traffic volumes at the affected intersections to more than
24,000 vehicles per hour where vertical and/or horizontal mixing is substantially limited (e.g.,
tunnel, parking garage).
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Based on the project Traffic Impact Study, the residences would generate 564 trips and the retail
use would generate 35 trips for a total of 599 trips (Appendix B). The project trip generation is far
below the screening thresholds listed above. Therefore, the impact of localized CO emissions would
not be significant.

Toxic Air Contaminants

TACs are defined by California law as air pollutants that may cause or contribute to an increase in
mortality or an increase in serious illness, or which may pose a present or potential hazard to
human health. The following subsections discuss the project’s potential to result in impacts related
to TAC emissions during construction and operation.

Construction

Construction-related activities would result in temporary project-generated emissions of diesel
particulate matter (DPM) exhaust emissions from off-road, heavy-duty diesel equipment for site
preparation, grading, building construction, and other construction activities. DPM was identified as
a TAC by CARB in 1998. The potential cancer risk from the inhalation of DPM (discussed in the
following paragraphs) outweighs the potential non-cancer health impacts (CARB 2020) and is
therefore the focus of this analysis.

Generation of DPM from construction projects typically occurs in a single area for a short period.
Construction of the proposed project would occur over approximately 28 months. The dose to
which the receptors are exposed is the primary factor used to determine health risk. Dose is a
function of the concentration of a substance or substances in the environment and the extent of
exposure that a person has with the substance. Dose is positively correlated with time, meaning
that a longer exposure period would result in a higher exposure level for the Maximally Exposed
Individual. The risks estimated for a Maximally Exposed Individual are higher if a fixed exposure
occurs over a longer period of time. According to the California Office of Environmental Health
Hazard Assessment, health risk assessments, which determine the exposure of sensitive receptors
to toxic emissions, should be based on a 70-year exposure period; however, such assessments
should be limited to the period/duration of activities associated with the project. BAAQMD
recommends an exposure duration of 30-years. Thus, the duration of proposed construction
activities (i.e., 28 months) is approximately eight percent of the total exposure period used for 30-
year health risk calculations. Current models and methodologies for conducting health-risk
assessments are associated with longer-term exposure periods of 9, 30, and 70 years, which do not
correlate well with the temporary and highly variable nature of construction activities, resulting in
difficulties in producing accurate estimates of health risk (BAAQMD 2017b).

The maximum PMjo and PM, s emissions would occur during site preparation activities. These
activities would last for approximately 20 days. PM emissions would decrease for the remaining
construction period because construction activities such as building construction and architectural
coating would require less intensive construction equipment. While the maximum DPM emissions
associated with demolition, site preparation, and grading activities would only occur for a portion of
the overall construction period, these activities represent the worst-case condition for the total
construction period. This would represent less than one percent of the total 30-year exposure
period for health risk calculation. Given the aforementioned discussion, DPM generated by project
construction would not create conditions where the probability is greater than one in one million of
contracting cancer for the Maximally Exposed Individual or to generate ground-level concentrations
of non-carcinogenic TACs that exceed a Hazard Index greater than one for the Maximally Exposed
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Individual. Therefore, project construction would not expose sensitive receptors to substantial TAC
concentrations, and impacts would be less than significant.

Operation

Sources of operational TACs include, but are not limited to, land uses such as freeways and high-
volume roadways, truck distribution centers, ports, rail yards, refineries, chrome plating facilities,
dry cleaners using perchloroethylene, and gasoline dispensing facilities. The project would not
include construction of new gas stations, dry cleaners, highways, roadways, or other sources that
could be considered new permitted or non-permitted source of TAC or PM3 s in proximity to
receivers. In addition, the project would not introduce a new stationary source of emissions and the
mobile emissions generated from the project would be minimal and spread over a broad
geographical area. Therefore, the operation of the project would not expose nearby sensitive
receivers to substantial pollutant concentrations. Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

d. Would the project result in other emissions (such as those leading to odors) adversely affecting a
substantial number of people?

During construction activities, heavy equipment and vehicles would emit odors associated with
vehicle and engine exhaust and during idling. However, these odors would be intermittent and
temporary and would cease upon completion, and odors would disperse with distance. Overall,
project construction would not generate other emissions, such as those leading to odors, affecting a
substantial number of people. Construction-related impacts would be less than significant.

Table 3-3 in the BAAQMD 2017 CEQA Air Quality Guidelines provides screening distances for land
uses that have the potential to generate substantial odor complaints. The uses in the table include
wastewater treatment plants, landfills or transfer stations, refineries, composting facilities, confined
animal facilities, food manufacturing, smelting plants, and chemical plants (BAAQMD 2017b). Multi-
family residential development and retail uses are not included in this list, and operation of the
project would not generate other emissions, such as those leading to odors, that would affect a
substantial number of people. No operational impacts would occur.

LESS THAN SIGNIFICANT IMPACT
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4 Biological Resources

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

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
Wildlife or U.S. Fish and Wildlife Service? O [ ] O O

b. Have a substantial adverse effect on any
riparian habitat or other sensitive natural
community identified in local or regional
plans, policies, or regulations, or by the
California Department of Fish and Wildlife
or U.S. Fish and Wildlife Service? O O O [ |

c. Have asubstantial adverse effect on state
or federally protected wetlands (including,
but not limited to, marsh, vernal pool,
coastal, etc.) through direct removal, filling,
hydrological interruption, or other means? O [ | O O

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? O O [ ] O

e. Conflict with any local policies or
ordinances protecting biological resources,
such as a tree preservation policy or
ordinance? O [ | O O

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? O O O [ |
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WRA, Inc. prepared a Biological Constraints Assessment (BCA, November 2020), a Jurisdictional
Delineation Report (September 2020), and a Tree Survey Report (October 2020) for the project, all
of which were peer-reviewed by Rincon Consultants. The reports and peer review memorandum are
included as Appendix D. The results and project impacts summarized below are based on findings
from the BCA, Jurisdictional Delineation Report, and Tree Survey Report.

“Special status” species are those plants and animals: 1) listed, proposed for listing, or candidates
for listing as Threatened or Endangered by the U.S. Fish and Wildlife Service (USFWS) and the
National Marine Fisheries Service (NMFS) under the federal Endangered Species Act; 2) listed or
proposed for listing as Rare, Threatened, or Endangered by the California Department of Wildlife
(CDFW) under the California Endangered Species Act; 3) recognized as California Species of Special
Concern by the CDFW; 4) afforded protection under California Fish and Game Code; and 5) occurring
on Lists 1 and 2 of the CDFW California Rare Plant Rank system.

a. Would the project have a substantial adverse effect, either directly or through habitat
maodifications, 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 Wildlife or
U.S. Fish and Wildlife Service?

The project site is a vacant parcel covered primarily in ruderal herbaceous grasslands, with 59 mixed
ornamental and native trees. There is an ephemeral stream within the project site, approximately
1,300 square feet in area and 278 linear feet in length. The ruderal grasslands consist of areas that
have been partially developed but are not currently in use and occupy approximately 4.62 acres or
79 percent of the project site. Plant species within ruderal grassland areas include bristly ox-tongue
(Helminthotheca echioides), stinkwort (Dittrichia graveolens), slender wild oat (Avena barbata), and
Harding grass (Phalaris aquatica). Of the 59 trees within the project site, five native tree species
were present: coast redwood (Sequoia sempervirens), California bay (Umbellularia californica),
valley oak (Quercus lobata), coast live oak (Quercus agrifolia), and Fremont cottonwood (Populus
fremontii). Both the grasses and trees present on the site could provide habitat for nesting bird
species, including the special-status white-tailed kite (Elanus leucurus) which is known to inhabit the
region. During the site surveys conducted by WRA, Inc. in May and June 2019, no special status
plants or special status wildlife species were observed.

Special Status Plants

The potential for special status plant species to occur in the project site was evaluated based on a
literature and database search and verified during reconnaissance site surveys. The following
resources were consulted to evaluate known occurrences of special status plant species within the
Novato 7.5-minute United States Geological Survey (USGS) quadrangle and eight surrounding
guadrangles:

= CDFW California Natural Diversity Database (CNDDB, CDFW 2020a)

=  USFWS Information for Planning and Consultation (IPaC) database (USFWS 2020a)
=  California Native Plant Society (CNPS) Inventory Records (CNPS 2020)

Based upon a review of these sources, 94 special status plant species have been documented in the
vicinity of the project site. Of these 94 species, 93 were determined to have no potential to occur on
the project site due to a lack of suitable habitat or soil types. The project site contains potentially
suitable habitat for one special status plant species, pappose tarplant (Centrose parryi ssp. parryi,
CNPS Rank 1B.2), however, this species was not observed during the three site surveys. Because
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pappose tarplant was not observed during these three site visits during the blooming period for this
species (May to November), and no occurrences have been recorded within five miles of the project
site, this species is not expected to occur on the project site (CDFW 2020a). Impacts to a special-
status plant species with a CRPR 1 or 2 ranking would only reach a level of significance under CEQA
if there would be population level impacts to the species. No other special status plants have a
potential to occur within the project site and impacts to special status plant species would be less
than significant.

Special Status Wildlife and Nesting Birds

The potential for special status wildlife species to occur in the project site was evaluated through a
literature and database search. The CDFW CNDDB and USFWS IPaC databases were consulted to
evaluate known occurrences of special status wildlife species within the Novato 7.5-minute USGS
guadrangle and eight surrounding quadrangles (CDFW 2020a, USFWS 2020a). This review
determined that 38 special status wildlife species have been documented in the vicinity of the
project site. Of the 38 special status wildlife species identified, nesting birds are the only species
that have the potential to be impacted by the project; Mitigation Measure BIO-1 would reduce
potentially significant impacts to nesting birds to a less than significant level.

No special status wildlife species were observed during the May 2019 and June 2019 site visits.
Given the ruderal, urban, and disturbed nature of the plant communities within the project site, the
lack of rodent burrows due to frequent tillage of grassland habitat, and the ephemeral nature of
water within the identified ephemeral stream (which only holds standing water during and shortly
after rain), very little suitable habitat exists for special status wildlife species in the project site.
Because the project site lacks suitable habitat and no special status wildlife was observed during site
surveys, impacts to special status wildlife species would be less than significant. Despite that no
special status wildlife species were observed and that the site lacks suitable habitat, nesting birds
still have moderate potential to nest in trees along the eastern boundary of the project site and
within the shrubs in the central portion of the project site. The special status white-tailed kite, which
has been documented nearby, also has moderate potential to nest in trees in the project site.
Construction activities, if occurring during nesting season (February 1st through September 15th),
have the potential to impact nests of the native nesting birds or lead to the abandonment of active
nests by causing auditory, vibratory and/or visual disturbance. Therefore, the project would have
potentially significant impacts related to nesting birds, and implementation of Mitigation Measure
BIO-1 would be required.

Mitigation Measure

BIO-1 Nesting Bird Surveys and Avoidance

Initiation of construction activities during the avian nesting season (February 1st through September
15th) shall be avoided to the extent feasible. If the commencement of construction activities begins
during the nesting season, pre-construction nesting bird surveys shall be conducted within 14 days
of initial ground disturbance or vegetation removal to avoid disturbance to active nests, eggs,
and/or young of nesting birds. Surveys shall be performed throughout the graded portions of the
project site and the surrounding 500 feet where accessible to detect nests of special-status, as well
as non-special-status birds. If any active avian nests are found, an exclusion zone shall be
established around any active nests where no construction would be allowed until a qualified
biologist has determined that all young have fledged and are independent of the nest. The
suggested size of exclusion zones will differ depending on species, location, and placement of nest,
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and will be at the discretion of the biologist. These surveys shall remain valid as long as construction
activity is consistently occurring in a given area and shall be completed again if there is a lapse in
construction activities of more than 14 consecutive days during the bird breeding season.

Implementation of Mitigation Measure BIO-1 would reduce potentially significant impacts to nesting
birds to a less than significant level.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED

b.  Would the project have a substantial adverse effect on any riparian habitat or other sensitive
natural community identified in local or regional plans, policies, or requlations, or by the
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

CDFW provides protection for sensitive vegetation and aquatic natural communities. Sensitive
natural communities include habitats that fulfill special functions or have special values. Natural
communities considered sensitive are those identified in local or regional plans, policies,
regulations, or by the CDFW. CDFW ranks sensitive communities as "threatened" or "very
threatened" (CDFW 2020b) and keeps records of their occurrences in its CNDDB (CDFW 2020a).
CNDDB vegetation alliances (natural communities) are ranked 1 through 5 based on NatureServe's
(2020) methodology, with those alliances ranked globally (G) or statewide (S) as 1 through 3
considered sensitive. Any impacts to CDFW defined sensitive natural communities or communities
identified in local or regional plans must be evaluated.

No sensitive natural communities defined by CDFW on their Natural Communities list and
Vegetation Alliances and Associations lists occur on the project site. No riparian habitat occurs on
site and riparian habitat occurring off site to the east would not be directly or indirectly altered by
the project. No impacts on sensitive natural communities would occur as a result of the project.
Impacts to the ephemeral stream/ditch are discussed below under checklist question c.

NO IMPACT

c. Would the project have a substantial adverse effect on state or federally protected wetlands
(including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling,
hydrological interruption, or other means?

Wetlands are sensitive environmental resources that are protected at federal, state, and local levels.
As discussed in the jurisdictional delineation conducted for the project in March 2020, the project
site contains one ephemeral stream/ditch which is potentially under the jurisdiction of the U.S.
Army Corps of Engineers (USACE), CDFW, and/or the Regional Water Quality Control Board
(RWQCB).

The ephemeral stream/ditch exhibits a mostly defined streambed and bank, with some evidence of
normal flow, and inconsistent ordinary high-water mark (OHWM) indicators. According to the
USFWS National Wetland Inventory (NWI) this feature is classified as R4SBAXx for riverine (R),
intermittent (4), streambed (SB), temporarily flooded (A), excavated (x) (USFWS 2020b). Surface
water was not observed during either the May 2019 or June 2019 site surveys; however, this feature
supports seasonal wetland vegetation, including sparse cover of tall cyperus (Cyperus eragrostis),
Italian ryegrass (Festuca perennis), common toad rush (Juncus bufonius), and curly dock (Rumex
crispus). The formal jurisdictional delineation identified the ephemeral stream/ditch (approximately
0.03 acres in area and 278 linear feet long) as potentially under the jurisdiction of the U.S. Army
Corps of Engineers [USACE] pursuant to Section 404 of the Clean Water Act (CWA) and Regional
Water Quality Control Board (RWQCB) jurisdictional under Section 401 of the CWA. Additionally,
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CDFW may claim jurisdiction over this feature as a stream under Section 1600 et seq. of the
California Fish and Game Code (CFGC) (Appendix D).

Construction of the project would result in filling and grading of the ephemeral stream/ditch feature
onsite, which would result in approximately 0.03 acre of impacts to State and federally protected
waters. Therefore, the project applicant would be required to apply for a permit under Section 404
of the CWA for impacts to waters of the U.S. Additionally, the RWQCB would require a Section 401
Water Quality Certification and CDFW would require a Section 1602 Lake and Streambed
Alternation Agreement. Because project activities would result in fill to the ephemeral stream/ditch,
compensatory mitigation for loss of this feature would be required at the ratio described in
Mitigation Measure BIO-2. Therefore, with obtainment of the applicable aquatic resources permits,
and implementation of Mitigation Measure BIO-2 requiring compensatory mitigation, impacts to
State and federally protected waters would be reduced to less than significant.

Mitigation Measures

BIO-2 Compensatory Mitigation

Impacts to jurisdictional aquatic features shall be offset through purchase of wetland/waters
mitigation credits at a USACE, RWQCB, and/or CDFW-approved mitigation bank for creation or
enhancement of wetlands at a minimum 1:1 ratio. Additional mitigation may be required under
agency permits.

Implementation of Mitigation Measure BIO-2 would offset impacts to the ephemeral stream/ditch
in the project site by requiring compensatory mitigation for loss of aquatic resources at an off-site
agency approved mitigation bank. Impacts would be less than significant with mitigation.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED

d. Would the project 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?

Wildlife movement includes migration (i.e., usually one way per season), inter-population
movement (i.e., long-term genetic flow) and small travel pathways (i.e., daily movement corridors
within an animal’s territory). While small travel pathways usually facilitate movement for daily
home range activities such as foraging or escape from predators, they also provide connection
between outlying populations and the main corridor, permitting an increase in gene flow among
populations.

The project site is surrounded by existing developments, including Redwood Boulevard, Olive
Avenue, and US Highway 101 to the east of the project site. The project site is not located within
natural landscape blocks or essential connectivity areas, and due to surrounding development and
major barriers to movement, the project site does not provide a critical connectivity function for
wildlife (Appendix D). While there is hydrologic connectivity between Rush Creek, located northeast
of the site, and the ephemeral stream/ditch within the project site, aquatic species are unlikely to
inhabit the stream/ditch due to its short and variable inundation period. Therefore, the impacts on
the movement of native resident or migratory species would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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e. Would the project conflict with any local policies or ordinances protecting biological resources,
such as a tree preservation policy or ordinance?

General Plan 2035 and the Novato Municipal Code contain policies, development standards, and
permitting procedures applicable to sites containing wetlands, waterways and riparian habitat,
hillsides, and woodland resources. Applicable ordinances are as follows: City of Novato Wetland
Protection Ordinance, City of Novato Waterways and Riparian Protection Ordinance, and City of
Novato Woodland and Tree Preservation Ordinance.

The City of Novato regulates the protection of wetlands through its Wetland Protection Ordinance
(Division 19.36 of Novato Municipal Code). The project site contains one ephemeral stream/ditch
that is potentially under the jurisdiction of the USACE, RWQCB, and/or CDFW. Although this feature
would be impacted during project implementation, Mitigation Measure BIO-2 would require the
applicant to off-set losses of aquatic resources by purchasing compensatory mitigation credits at an
agency approved mitigation bank. Therefore, the project would not conflict with the City of Novato
Wetland Protection Ordinance with implementation of Mitigation Measure BIO-2.

The City of Novato defines a Stream Protection Zone as part of the City of Novato Waterways and
Riparian Protection Ordinance (Division 19.35 of Novato Municipal Code). The project site is located
outside the boundaries of an area that requires a Stream Protection Zone as shown in 1996 General
Plan EN Map 1 (City of Novato 1996).* Thus, the project would not conflict with the City of Novato
Waterways and Riparian Protection Ordinance.

The project would involve removal of trees. There are approximately 59 trees within the project
site, 47 of which would be removed under the proposed project. The City of Novato Woodland and
Tree Preservation Ordinance (Chapter 17 of Novato Municipal Code) regulates the removal of trees
within the city and requires a tree permit for the removal of any heritage tree on private parcels or
removal of one or more trees on undeveloped private parcels. The ordinance defines a heritage tree
as any native or non-native woody plant 1) with a trunk diameter of 24 inches or 2) any other tree
designated as a heritage tree by the city. The ordinance also requires a tree permit for removal of
any street tree within city right-of-way (Appendix D). The arborist site survey, completed in October
2020, determined that 11 trees within the project site meet the definition of a heritage tree, and
nine trees are considered street trees. The project would require removal of 47 trees within the
project site, which would involve removal of a total of 11 heritage trees. However, the project
would involve planting approximately 112 new trees throughout the project site, resulting in a net
increase of 65 trees within the project site. This would result in double the number of trees
currently existing on the site.

Therefore, the project would not conflict with local policies and ordinances. Impacts would be less
than significant with the implementation of Mitigation Measure BIO-2.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED

4Consistent with the City of Novato Municipal Code Section 19.35.020, the EN Map 1 from the 1996 General Plan is used to identify the
steam protection zone.
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f. Would the project conflict with the provisions of an adopted Habitat Conservation Plan, Natural

Community Conservation Plan, or other approved local, regional, or state habitat conservation
plan?

The project site is not located within the boundaries of an adopted Habitat Conservation Plan,
Natural Community Conservation Plan, or other approved local, regional, or state habitat

conservation plan. As such, the project would not conflict with the provisions of an applicable plan,
and no impact would occur.

NO IMPACT
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5 Cultural Resources

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
a. Cause a substantial adverse change in
the significance of a historical resource
pursuant to §15064.5? O O O |
b. Cause a substantial adverse change in
the significance of an archaeological
resource pursuant to §15064.5? O [ | O O
c. Disturb any human remains, including
those interred outside of formal
cemeteries? O [ | O O

This section provides an analysis of the project’s impacts on cultural resources, including historical
and archaeological resources, as well as human remains, and is based on the Cultural Resource
Assessment attached as Confidential Appendix D.

CEQA requires a lead agency to determine whether a project may have a significant effect on
historical resources (Public Resources Code [PRC] Section 21084.1). A historical resource is a
resource listed in, or determined to be eligible for listing, in the California Register of Historical
Resources (CRHR), a resource included in a local register of historical resources, or any object,
building, structure, site, area, place, record, or manuscript that a lead agency determines to be
historically significant (CEQA Guidelines Section 15064.5[a][1-3]).

A resource shall be considered historically significant if it:

1. Is associated with events that have made a significant contribution to the broad patterns of
California’s history and cultural heritage;
Is associated with the lives of persons important in our past;

Embodies the distinctive characteristics of a type, period, region, or method of construction, or
represents the work of an important creative individual, or possesses high artistic values; or

4. Has yielded, or may be likely to yield, information important in prehistory or history.

In addition, if it can be demonstrated that a project would cause damage to a unique archaeological
resource, the lead agency may require reasonable efforts be made to permit any or all of these
resources to be preserved in place or left in an undisturbed state. To the extent that resources
cannot be left undisturbed, mitigation measures are required (PRC Section 21083.2[a-b]).

PRC Section 21083.2(g) defines a unique archaeological resource as an archaeological artifact,
object, or site about which it can be clearly demonstrated that, without merely adding to the
current body of knowledge, there is a high probability that it:
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1. Contains information needed to answer important scientific research questions and that there is
a demonstrable public interest in that information;

2. Has a special and particular quality such as being the oldest of its type or the best available
example of its type; or

3. s directly associated with a scientifically recognized important prehistoric or historic event or
person.

Existing Setting

This section analyzes the project’s potential impacts related to cultural resources, including
historical and archaeological resources as well as human remains. The analysis in this section is
based, in part, on the Cultural Resources Assessment prepared for the Village at Novato Project by
Rincon in June 2023. The investigation consisted of background and archival research, a California
Historical Resources Information System (CHRIS) records search at the Northwest Information
Center (NWIC) of the project site as well as a 0.5-mile radius around the project site, a search of the
Sacred Lands File (SLF) with the Native American Heritage Commission (NAHC), and a pedestrian
field survey conducted on October 19, 2021. Following consultation with the Federated Indians of
Graton Rancheria, a canine detection survey was also completed as part of the study.

Background and archival research identified the project site as in general proximity to a previously
recorded Native American village. Additionally, The NWIC records search identified that 78
previously conducted cultural resources studies within the 0.5-mile radius of the project site. Of
these, three studies have been completed within a portion of the current project site. The NWIC
search further identified 12 previously recorded cultural resources within a 0.5-mile radius of the
project site, none of which are located within the project site. On November 8, 2021, the NAHC
responded to Rincon’s SLF request, stating the results of the SLF search were negative. The NWIC
and SLF results are within Confidential Appendix D.

The pedestrian survey resulted in the identification of a cultural resource within the project site, this
resource was assigned a temporary designation of TJ-1. Archaeological subsurface testing was
completed between July 11 and July 13, 2022 and the methodology and results are detailed in
confidential Appendix D. The results of the archaeological testing, in conjunction with the results of
a geotechnical investigation conducted within the project site, indicate that TJ-1 is not eligible for
inclusion in the CRHR and is not a historical resource or a unique archaeological resource under
CEQA as it exists within fill layers and is out of context. Finally, the canine detection survey was
conducted on February 21, 2023, and identified an area with possible displaced grave soils and/or
fragments of human remains.

a. Would the project cause a substantial adverse change in the significance of a historical resource
pursuant to §15064.57

As detailed above, the records search and field survey confirmed that there are no built
environment cultural resources recorded within the project site. Therefore, the project would not
cause a substantial adverse change in the significance of a historical resource pursuant to Section
15064.5 and the proposed project would have no impact on historic resources.

NO IMPACT
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b. Would the project cause a substantial adverse change in the significance of an archaeological
resource pursuant to §15064.57

As a result of the Cultural Resources Assessment (CRS), one archaeological resource was identified
within the project site. However, Rincon recommended the resource as ineligible for the CRHR due
to the sparse distribution of artifacts, lack of diagnostic features, and the disturbed context in which
the resource was located.

However, the project site is considered sensitive for containing subsurface archaeological resources
due to general proximity to previously recorded archaeological resources, proximity to Novato
Creek, and general proximity to a previously recorded Native American village. Additionally, the
alluvial soils below the top one to five feet of fill have higher sensitivity for containing in context
subsurface archaeological resources due to the episodic nature of alluvial sedimentation. Thus,
archaeological sensitivity is limited to below the initial top-fill layer, within the alluvial sediments.
Adherence to Mitigation Measures TCR-1 and TCR-2 and to the following mitigation measures for a
Worker’s Environmental Awareness Program, Discovery and Treatment Plan, archaeological
monitoring, and unanticipated discoveries during construction would reduce project impacts to
archaeological resources to less than significant levels under CEQA.

Mitigation Measure

CUL-1  Worker'’s Environmental Awareness Program

The applicant shall conduct a Worker’s Environmental Awareness Program for all project personnel
working in the project site. The City shall retain a qualified archaeologist who meets the Secretary of
Interior’s Professional Qualification Standards for archaeology (National Park Service 1983) to
conduct a training for all construction personnel on archaeological sensitivity prior to the
commencement of any project work activities. The Worker’s Environmental Awareness Program
training will include a description of the types of cultural material that may be encountered, cultural
sensitivity issues, the regulatory environment, and the proper protocol for treatment of the
materials in the event of a find.

CUL-2 Discovery and Treatment Plan

Prior to the start of construction, the applicant shall ensure a Discovery and Treatment Plan (Plan) is
completed specific to this project. The applicant shall retain a qualified archaeologist who meets the
Secretary of Interior’s Professional Qualification Standards for archaeology (National Park Service
1983) to prepare a Plan. The Plan will be prepared in consultation with the Federated Indians of
Graton Rancheria and the City and shall be implemented in the event of an unanticipated discovery
of Tribal cultural resources or human remains during construction. The Plan shall include City of
Novato ordinance 4.7-3(b) regarding archaeological resources and is subject to review and
acceptance by the City of Novato. The plan will discuss the methodology and procedures to be
undertaken should cultural resources or human remains be identified during project activities. The
Plan shall include, at minimum, an overview of background context, a description of potential
discoveries/cultural resources, protocols to be followed (including suspension of all earth-disturbing
work in the vicinity of the find), appropriate treatment methods, a timeline of notification, guidance
on significance evaluation, and reporting requirements.
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CUL-3 Archaeological Monitoring

Archaeological monitoring of project-related ground-disturbing activities shall be conducted by a
qualified archaeologist. Archaeological monitoring should be performed under the direction of an
archaeologist meeting the Secretary of the Interior’s Professional Qualification Standards for
archaeology (National Park Service 1983). Monitors will have the authority to halt and redirect work
should any archaeological resources be identified during monitoring. If archaeological resources are
encountered during ground-disturbing activities, work in the immediate area must halt and the find
evaluated for listing in the CRHR in accordance with the Plan detailed in CUL-2. Archaeological
monitoring may be reduced to spot-checking or eliminated at the discretion of the monitors, in
consultation with the lead agency, as warranted by conditions such as encountering bedrock, or
sediments being excavated are fill. If monitoring is reduced to spot-checking, spot-checking shall
occur when ground-disturbance moves to a new location within the project site and when ground
disturbance will extend to depths not previously reached (unless those depths are in bedrock).

CUL-4 Unanticipated Discovery of Cultural Resources

In the event that archaeological resources are unexpectedly encountered during ground-disturbing
activities, work within the immediate vicinity of the find shall halt and an archaeologist meeting the
Secretary of the Interior’s Professional Qualifications Standards for archaeology (National Park
Service 1983) shall be contacted immediately to evaluate the resource in accordance with the
treatment plan. If the resource is determined by the qualified archaeologist to be prehistoric, then a
Native American representative shall also be contacted to participate in the evaluation of the
resource. If the qualified archaeologist and/or Native American representative determines it to be
appropriate, archaeological testing for CRHR eligibility shall be completed if the resource cannot be
avoided. If the resource is eligible for the CRHR and significant impacts to the resource cannot be
avoided via project redesign, a qualified archaeologist shall prepare a data recovery plan tailored to
the physical nature and characteristics of the resource, per the requirements of the California Code
of Regulations (CCR) Guidelines Section 15126.4(b)(3)(C) and any relevant protocols included in the
Discovery and Treatment Plan, prepared for this project. The data recovery plan shall identify data
recovery excavation methods, measurable objectives, and data thresholds to reduce any significant
impacts to cultural resources related to the resource. Pursuant to the data recovery plan, the
qualified archaeologist and Native American representative, as appropriate, shall recover and
document the scientifically consequential information that justifies the resource’s significance. The
City shall review and approve any data recovery plan as appropriate, and the resulting
documentation shall be submitted to the regional repository of the California Historical Resources
Information System, per CCR Guidelines Section 15126.4(b)(3)(C).

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED
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c. Would the project disturb any human remains, including those interred outside of formal
cemeteries?

A canine detection survey undertaken at the request of the Federated Indians of Graton Rancheria
returned results indicative of the presence of scattered or dissipated human remains or grave soils
in one location on the project site. Additionally, two known Native American burials are within the
general vicinity of the project site. Further, the presence of underlying alluvial deposits and the
presence of non-sterile fill with Native American artifacts increases the likelihood that ground
disturbing activities will result in the identification of human remains. Regardless of the current
condition of any potential human remains within the project site, excavation and other ground
disturbing activities may have an adverse impact on human remains by disturbing or destroying
them.

If human remains are found, the State of California Health and Safety Code Section 7050.5 states
that no further disturbance shall occur until the County Coroner has made a determination of origin
and disposition pursuant to PRC Section 5097.98. In the event of an unanticipated discovery of
human remains, the County Coroner must be notified immediately. If the human remains are
determined to be of Native American origin, the Coroner will notify the Native American Heritage
Commission, which will determine and notify the Most Likely Descendant (MLD). The MLD has 48
hours from being granted site access to make recommendations for the disposition of the remains.
If the MLD does not make recommendations within 48 hours, the landowner shall reinter the
remains in an area of the property secure from subsequent disturbance. With adherence to CUL-1
through CUL-4 and TCR-1 and TCR-2, project impacts reduce to a less than significant level.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED
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Energy
Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
a. Result in a potentially significant
environmental impact due to wasteful,
inefficient, or unnecessary consumption
of energy resources, during project
construction or operation? O O | O
b. Conflict with or obstruct a state or local
plan for renewable energy or energy
efficiency? O O | O

As a state, California is one of the lowest per capita energy users in the United States, ranked 48" in
the nation, due to its energy efficiency programs and mild climate (United States Energy Information
Administration 2021). Electricity and natural gas are primarily consumed by the built environment
for lighting, appliances, heating and cooling systems, fireplaces, and other uses such as industrial
processes in addition to being consumed by alternative fuel vehicles. Most of California’s electricity
is generated in state with approximately 28 percent imported from the Northwest and Southwest in
2019. However, the state relies on out-of-state natural gas imports for nearly 90 percent of its
supply (California Energy Commission [CEC] 2021a and 2021b). In addition, approximately

32 percent of California’s electricity supply comes from renewable energy sources, such as wind,
solar photovoltaic, geothermal, and biomass (CEC 2021a). In 2018, Senate Bill 100 accelerated the
state’s Renewable Portfolio Standards Program, codified in the Public Utilities Act, by requiring
electricity providers to increase procurement from eligible renewable energy and zero-carbon
resources to 33 percent of total retail sales by 2020, 60 percent by 2030, and 100 percent by 2045.
Electricity service would be provided to the project by Marin Clean Energy (MCE). MCE is a
community choice aggregation program in Northern California that provides consumers to the
choice to utilize electricity that is sourced from a higher percentage of eligible renewables through
Pacific Gas and Electric (PG&E) infrastructure. Table 9 summarizes the electricity consumption for
Marin County, in which the project site would be located, and for PG&E, as compared to statewide
consumption.
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Table 9 2019 Electricity Consumption

Proportion of Proportion of

PG&E Statewide
Energy Type Marin County California Consumption Consumption?

Electricity (GWh) 1,355 78,071 279,402 1.7% 0.5%

GWh = gigawatt-hours

1 For reference, the population of Marin County (257,774 persons) is approximately 0.7 percent of the population of California
(39,466,855 persons) (California Department of Finance 2021).

Source: CEC 2021c

Petroleum fuels are primarily consumed by on-road and off-road equipment in addition to some
industrial processes, with California being one of the top producers of petroleum in the nation (CEC
2021d). Gasoline, which is used by light-duty cars, pickup trucks, and sport utility vehicles, is the
most used transportation fuel in California with 15.4 billion gallons sold in 2019 (CEC 2020). Diesel,
which is used primarily by heavy duty-trucks, delivery vehicles, buses, trains, ships, boats and
barges, farm equipment, and heavy-duty construction and military vehicles, is the second most used
fuel in California with 1.8 billion gallons sold in 2019 (CEC 2020). Table 10 summarizes the
petroleum fuel consumption for Marin County, in which the project site would be located, as
compared to statewide consumption.

Table 10 2019 Annual Gasoline and Diesel Consumption

Marin County California Proportion of
Fuel Type (millions of gallons) (millions of gallons) Statewide Consumption?
Gasoline 96 15,365 0.6%
Diesel 4 1,756 0.2%

1 For reference, the population of Marin County (257,774 persons) is approximately 0.7 percent of the population of California
(39,466,855 persons) (California Department of Finance 2021).

Source: CEC 2020

Energy consumption is directly related to environmental quality in that the consumption of
nonrenewable energy resources releases criteria air pollutant and greenhouse gas (GHG) emissions
into the atmosphere. The environmental impacts of air pollutant and GHG emissions associated with
the project’s energy consumption are discussed in detail in Section 3, Air Quality, and Section 8,
Greenhouse Gas Emissions, respectively.

a. Would the project result in a potentially significant environmental impact due to wasteful,
inefficient, or unnecessary consumption of energy resources, during project construction or
operation?

The project would use nonrenewable and renewable energy resources for construction and
operation of the project. The anticipated use of these resources is detailed in the following
subsections. Applicant-provided information, the CalEEMod outputs for the air pollutant and GHG
emissions modeling (Appendix C) were used to estimate energy consumption associated with the
project.
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Construction Energy Demand

The project would require site preparation and grading, including hauling material off-site;
pavement and asphalt installation; building construction; architectural coating; and landscaping and
hardscaping. During project construction, energy would be consumed in the form of petroleum-
based fuels used to power off-road construction vehicles and equipment on the project site,
construction worker travel to and from the project site, and vehicles used to deliver materials to the
site. As shown in Table 11, project construction would require approximately 60,935 gallons of
gasoline and approximately 85,425 gallons of diesel fuel.

Table 11 Estimated Fuel Consumption during Consiruction

Fuel Consumption (gallons)

Source Gasoline Diesel
Construction Equipment & Hauling Trips N/A 85,425
Construction Worker Vehicle Trips 60,935 N/A

N/A = not applicable

See Appendix E for energy calculation sheets.

Energy use during construction would be temporary in nature, and construction equipment used
would be typical of similar-sized construction projects in the region. In addition, construction
contractors would be required to comply with the provisions of California Code of Regulations
Title 13 Sections 2449 and 2485, which prohibit diesel-fueled commercial motor vehicles and off-
road diesel vehicles from idling for more than five minutes and would minimize unnecessary fuel
consumption. Construction equipment would be subject to the U.S. EPA Construction Equipment
Fuel Efficiency Standard, which would also minimize inefficient, wasteful, or unnecessary fuel
consumption. Furthermore, pursuant to applicable regulatory requirements, such as CALGreen, the
project would comply with construction waste management practices to divert a minimum of

65 percent of construction debris. These practices would result in efficient use of energy necessary
to construct the project. In the interest of cost-efficiency, construction contractors also would not
utilize fuel in a manner that is wasteful or unnecessary. Overall, project construction would be
temporary and typical of similar types of projects. Therefore, the project would not involve the
inefficient, wasteful, and unnecessary use of energy during construction, and the construction-
phase impact related to energy consumption would be less than significant.

Operational Energy Demand

Operation of the project would contribute to regional energy demand by consuming electricity, and
gasoline and diesel fuels. Electricity would be used for heating and cooling systemes, lighting,
appliances, and water and wastewater conveyance, among other purposes. Gasoline and diesel
consumption would be associated with vehicle trips generated by residents and employees.

Table 12 summarizes estimated operational energy consumption for the project. As shown therein,
project operation would require approximately 118,980 gallons of gasoline and 18,603 gallons of
diesel for transportation fuels, and 0.88 GWh of electricity. Vehicle trips associated with future
residents and employees would represent the greatest operational use of energy associated with
the project.
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Table 12 Estimated Project Annual Operational Energy Consumption

Source Energy Consumption?

Transportation Fuels

Gasoline 118,980 gallons 13,062 MMBtu
Diesel 18,603 gallons 2,371 MMBtu
Electricity 0.88 GWh 3,014 MMBtu

MMBtu = million metric British thermal units; GWh = gigawatt-hours
1 Energy consumption is converted to MMBtu for each source

See Appendix E for energy calculation sheets and Appendix C for CalEEMod output results for electricity usage.

The project would be required to comply with all standards set in the latest iteration of the
California Building Standards Code (California Code of Regulations Title 24), which would minimize
the wasteful, inefficient, or unnecessary consumption of energy resources by the built environment
during operation. California’s CALGreen standards (California Code of Regulations Title 24, Part 11)
require implementation of energy-efficient light fixtures and building materials into the design of
new construction projects. Furthermore, the current Building Energy Efficiency Standards (California
Code of Regulations Title 24, Part 6) require newly constructed buildings to meet energy
performance standards set by the CEC. These standards are specifically crafted for new buildings to
result in energy efficient performance so that the buildings do not result in wasteful, inefficient, or
unnecessary consumption of energy. In addition, per CALGreen, all plumbing fixtures used for the
project would be high-efficiency fixtures, which would minimize the potential the inefficient or
wasteful consumption of energy related to water and wastewater.

Furthermore, the project would increase housing density in proximity to the Novato Downtown
SMART station (0.3 miles south), which would facilitate the use of transit and alternative
transportation modes such as walking and biking. Therefore, project operation would not result in
potentially significant environmental effects due to the wasteful, inefficient, or unnecessary
consumption of energy. Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

c. Would the project conflict with or obstruct a state or local plan for renewable energy or energy
efficiency?

Table 13 lists applicable Novato Climate Change Action Plan Greenhouse Gas Reduction Measures
that are included as Appendix E to the City’s General Plan 2035 energy efficiency goals and policies
and summarizes the project’s compliance with these policies. As shown in Table 13, the project
would be compliant with applicable energy efficiency goals and policies from the Novato Climate
Change Action Plan (included as Appendix E to the City’s General Plan). Therefore, potential impacts
associated with renewable energy and energy efficiency would be less than significant.
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Table 13 Project Compliance with Energy Efficiency Goals and Policies

Energy Efficiency Goal or Policy

RM 4: Energy Efficient Programs (Community). Continue
and expand residential and commercial energy efficiency
programs.

RM 6: Clean Electricity. Encourage residences and
businesses to switch to GHG-free electricity and
encourage MCE Clean Energy to reach its goal to provide
100 percent GHG-free by 2025.

RM 9. Renewable Energy: Identify and remove barriers to
small-scale, distributed renewable energy production
within the community. This can be accomplished through:
1) adoption of incentives, such as permit streamlining and
fee waivers, as feasible; 2) amendments to development
codes, design guidelines, and zoning ordinances, as
necessary; 3) installation of solar panels on carports and
over parking areas on municipal facilities, commercial
projects, and new large-scale residential developments,
and; 4) implementation of Property Assessed Clean Energy
(PACE) financing programs for residential and commercial
projects

RM 12: Urban Forest. Increase tree cover and increase
shade of structures and other improvements within the
city.

RM 17: Low-Emissions Vehicle Infrastructure Improve
infrastructure for low emission vehicles.

RM 21. Affordable Housing. Reduce community vehicles
miles traveled through development of affordable housing
for lower-income households.

Project Consistency

Consistent. The project would be served by MCE and
residential developments would include energy-efficient
appliances and lighting.

Consistent. The project would utilize electricity provided
PG&E and have the option for service through MCE, which
is subject to requirements per SB 100 and required to
procure more electricity from renewable energy sources
over time. Currently the 2020 Light Green power (the
program residents and commercial business are
automatically opted into) is sourced from 60 percent
carbon-free renewables, which exceeds the SB 100 target
goals.

Consistent. The project would include a source of
renewable energy onsite. The type of and size are to be
determined.

Consistent. The project would remove 47 existing trees
and proposes to plant approximately 112 new trees. The
new trees would be planted along the new internal
pathways, by the residential buildings, in the parking lots,
and in the outdoor common space areas.

Consistent. The project will include EV parking spaces
consistent with CALGreen Tier 2 requirements, which
states that 40 percent of the total number of parking
spaces be electric vehicle ready (EV ready) with low power
Level 2 EV charging receptables, and 15 percent of the
total number of parking spaces will be equipped with
Level 2 electric vehicle supply equipment (EVSE).

Consistent. The project would provide 25 residences for
low-income and very-low-income households. The project
is in proximity to public transit options (0.3 miles north of
Novato Downtown SMART) and is within downtown
Novato. There is also a bus stop at the corner of Redwood
Boulevard and Olive Avenue that is served by Marin
Transit and Golden Gate Transit buses. The Marin Transit
routes include 35, 57, 71,and 654 bus services, which
provide connections through all of Marin County. The
Golden Gate Transit provides bus services for route 101,
which provide stops through Marin County and to San
Francisco and Sonoma County as far north as Santa Rosa.
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Energy Efficiency Goal or Policy Project Consistency

RM 22: Pedestrian Infrastructure. Promote walking
through design standards and amenities that concentrate
uses, reduce the need for vehicular travel, and enhance
the pedestrian experience.

RM 23-24: Bicycle Infrastructure (Commercial and
Residential). Increase the number of Novato workers who
commute by bicycle. Increase the number of multi-family
residents who bike to work and for other utilitarian
purposes.

Consistent. Approximately 202 bike parking spaces would
be provided for residences and office employees. There
would also be open space areas, common-use amenities,
pathways, and community garden, onsite for resident use.
Furthermore, the project site is within downtown Novato,
which provides access to restaurants, entertainment, and
commercial services within walking or biking distance.

Consistent. The project would provide 192 bicycle parking
spaces for residents and 10 bicycle parking spaces for the
retail development, which exceeds the City’s parking code
requirements. Providing bicycle parking spaces would
allow residents and employees to store their bicycles
onsite and encourage people to travel by bike, which
would reduce VMT and transportation fuel consumption.

Source: City of Novato 2020

LESS THAN SIGNIFICANT IMPACT
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/  Geology and Sails

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
a. Directly or indirectly cause potential
substantial adverse effects, including the
risk of loss, injury, or death involving:
1. 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? O O | O
2. Strong seismic ground shaking? O O n O
3. Seismic-related ground failure,
including liquefaction? O O | O
4, Landslides? O O [ | |
b. Result in substantial soil erosion or the
loss of topsoil? O O n O
c. Belocated 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,
liguefaction, or collapse? O O n O
d. Be located on expansive soil, as defined
in Table 18-1-B of the Uniform Building
Code (1994), creating substantial direct
or indirect risks to life or property? O O u O
e. Have soils incapable of adequately
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the
disposal of wastewater? O O | O
f. Directly or indirectly destroy a unique
paleontological resource or site or
unique geologic feature? O n O O
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A geotechnical investigation report was prepared for the project by Miller Pacific Engineering Group
in December 2020 (Appendix F). The report summarized the current geologic site conditions,
identified geologic hazards, and recommended specific project-design features that would need to
be incorporated to reduce risk from geological hazards. The contents of this investigation inform the
following discussion.

a.1. Would the project directly or indirectly cause potential substantial adverse effects, including the
risk of loss, injury, or death involving 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?

a.2. Would the project directly or indirectly cause potential substantial adverse effects, including the
risk of loss, injury, or death involving strong seismic ground shaking?

a.3. Would the project directly or indirectly cause potential substantial adverse effects, including the
risk of loss, injury, or death involving seismic-related ground failure, including liquefaction?

c. Would the project 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?

The project site is located in a seismically active region of California. The nearest fault is the Burdell
Mountain fault, located approximately 0.6 miles northeast of the project site (USGS 2019). No
known active faults run through the project site. Furthermore, the project site is not located within
an Alquist-Priolo Earthquake Fault Zone and the nearest active fault site is Rodgers Creek Fault,
located seven miles northeast of the site (Appendix F). Therefore, the potential for surface rupture
resulting from the movement of nearby major faults is considered to be low.

Ground shaking refers to movement of the Earth’s surface during a seismic event. Ground shaking is
normally the major cause of damage in earthquakes. Because the project site is located in a
seismically active region, it may be subject to strong seismic groundshaking. Liquefaction is the
process by which soil is temporarily transformed to fluid form during intense and prolonged ground
shaking or because of a sudden shock or strain. Liquefaction typically occurs in areas where the
groundwater is less than 30 feet from the surface and where the soils are composed of poorly
consolidated fine to medium sand. The project site is located in an area with high liquefaction
potential (City of Novato 2020a) and the site was determined to have a high probability of
liquefaction (Appendix F).

Pursuant to Novato Municipal Code Section 4-1.3, the City of Novato has adopted the California
Building Code (CBC), as incorporated by reference into Title 24 of the California Code of Regulations.
Section 1803.1.1.3 of the CBC states that the building department of each locality (in this case the
Novato Building Division) shall approve the soil investigation (included as Appendix F) if it
determines that the recommended action is likely to prevent structural damage in dwellings.
Further, as a condition of the building permit, the approved recommended action would be
required to be incorporated in the construction of each dwelling. Therefore, pursuant to Novato
Municipal Code and the CBC, the recommendations included in the geotechnical investigation
(Appendix F) would be incorporated into the design of the project and each residential building and
verified by the City prior to issuance of a building permit.

Geotechnical recommendations are discussed in detail in Section 5 of the Geotechnical Investigation
Report prepared by Miller Pacific Engineering Group in December 2020 (included as Appendix F).
Recommendations include but are not limited to:
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= (Clearing all trees, roots, and debris from areas that would be graded. Loose soils or rock at
subgrade should be excavated to expose firm natural soils or bedrock. Rocks larger than six
inches and vegetation should be removed from the site as they are not suitable for structural
fill.

= High plasticity soils encountered during site grading should be separated and used in landscaped
areas, or removed from the site. On-site and imported soils should be free of organic material,
have a liquid limit less than 40 and a plasticity index of less than 20, have a maximum particle
size of 6 inches, and have more than 50 percent retained on the No. 200 sieve. Fill material
should be tested and inspected by the project geotechnical engineer.

= On-site fill, backfill, and scarified subgrades of eight inches or deeper should be conditioned to
within 3 percent of the optimum moisture content. Soil moisture content should be increased
depending on soil compaction and plasticity.

= Settlement and consolidation of clays beneath the project site may be mitigated by load-
balancing the project site, which would include removing existing soil from the site and
replacing it with lightweight fill. This loss of weight should equal the new anticipated structural
and/or new fill loads.

= Due to the presence of variable loose granular soils, the proposed buildings should be
supported on a foundation system that can prevent or withstand future potential post-
liquefaction settlement. A deep foundation system that extends to the stiff residual
soil/weathered bedrock with torque down piles, augercast piles, drilled piles, or drilled
displacement piles is recommended.

=  Building areas should be raised slightly and adjoining landscaped areas should be sloped
downward to facilitate site drainage. Where hard surfaces abut building foundations, surfaces
should be sloped at least two percent. Area drains for landscape planters should be provided
adjacent to buildings and parking areas, and downspout discharges should be collected into a
tight pipe collection system.

= Underground utilities should include automatic and manual emergency shutoff valves at key
connection points and service tie-ins. Bedding materials for utility pipes should be non-corrosive
sand and conform with sieve and compaction recommendations.

=  Pavement should include flexible pavement design and appropriate thicknesses depending on
anticipated vehicle weight and traffic.

With incorporation of geotechnical recommendations as required by Novato Municipal Code and
the CBC, impacts related to seismic ground shaking and seismic-related ground failure would be less
than significant.

LESS THAN SIGNIFICANT IMPACT

a.4. Would the project directly or indirectly cause potential substantial adverse effects, including the
risk of loss, injury, or death involving landslides?

The project site is relatively flat and is not located in an identified landslide hazard zone (City of
Novato 2020a). Therefore, the project would not expose people or structures to risk of loss, injury,
or death involving landslides; impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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b.  Would the project result in substantial soil erosion or the loss of topsoil?

Implementation of the proposed project includes grading and drainage improvements, including
bioretention basins, and associated hardscaping. Proposed construction activities would be required
to comply with Novato Municipal Code Section 7-4.10(c), which requires construction plans to
include erosion control best management practices (BMPs). Erosion control BMPs include silt
fences, straw waddles, and hydroseeding. Additionally, as described in more detail in Section 10,
Hydrology and Water Quality, the project would be required to comply with National Pollutant
Discharge Elimination System (NPDES) Construction General Permit requirements and prepare a
Stormwater Pollution Prevention Plan (SWPPP), which includes BMPs for erosion control. Impacts
from soil erosion or loss of topsoil would be less than significant.

LESS THAN SIGNIFICANT IMPACT

c. Would the project be located on a geologic unit or soil that is unstable, or that would become
unstable as a result of the project, and potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction, or collapse?

d. Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform
Building Code (1994), creating substantial direct or indirect risks to life or property?

Expansive soils are soils that have a potential to undergo significant changes in volume, in the form
of either shrinking or swelling due to their composition and moisture content. Periodic shrinking and
swelling of expansive soils can cause extensive damage to buildings, other structures and roads.
Granular soils were observed during the subsurface exploration done by the Miller Pacific
Engineering Group in December 2020. However, there is potentially the presence of expansive soils
at the project site based on previous subsurface explorations performed by Herzog Associates in
2005, which indicated high plasticity, expansion soils near the existing strip mall development
(Appendix F). Therefore, there is low to moderate risk that the expansive soil could affect the
project. The Geotechnical Investigation provided recommendations to avoid or minimize impacts
related to expansive soils, as described above and discussed in detail in Appendix F. The City of
Novato has adopted the CBC, and the CBC requires implementation of geotechnical
recommendations if the geotechnical investigation determines that the recommended action is
likely to prevent structural damage in dwellings. Therefore, with implementation of
recommendations made in the Geotechnical Report (Appendix F) pursuant to Novato Municipal
Code and compliance with the CBC, impacts related to expansive soils would be less than significant.

LESS THAN SIGNIFICANT IMPACT

e. Would the project have soils incapable of adequately supporting the use of septic tanks or
alternative wastewater disposal systems where sewers are not available for the disposal of
wastewater?

No septic tanks or alternative wastewater disposal systems are proposed as part of the project. No
impact would occur.

NO IMPACT
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f. Would the project directly or indirectly destroy a unique paleontological resource or site or
unique geologic feature?

The project site is in an area of low paleontological sensitivity (City of Novato 2020b). As the project
site is located in a low sensitivity geologic unit, the project is unlikely to encounter paleontological
resources. However, the possibility exists that construction may uncover previously undiscovered
paleontological resources. Impacts would be less than significant with incorporation of Mitigation
Measure GEO-1.

Mitigation Measure

GEO-1 Discovery of Previously Unidentified Paleontological Resources
The following measures than be implemented during ground disturbing activities:

= Paleontological Worker Environmental Awareness Program. Prior to the start of construction,
a Qualified Professional Paleontologist (as defined by SVP [2010]) or their designee shall
conduct a paleontological Worker Environmental Awareness Program (WEAP) training for
construction personnel regarding the appearance of fossils and the procedures for notifying
paleontological staff should fossils be discovered by construction staff.

= Unanticipated Discovery of Paleontological Resources. In the event a fossil is discovered during
construction of the project, excavations within 50 feet of the find shall be temporarily halted or
delayed until the discovery is examined by a Qualified Professional Paleontologist. The project
applicant shall include a standard inadvertent discovery clause in every construction contract to
inform contractors of this requirement. If the find is determined to be significant, the applicant
shall retain a Qualified Professional Paleontologist to direct all mitigation measures related to
paleontological resources. The Qualified Professional Paleontologist shall design and carry out a
data recovery plan consistent with the SVP (2010) standards.

Implementation of Mitigation Measure GEO-1 requires a paleontological Worker Environmental
Awareness Program training and implementation of measures in the event paleontological
resources are encountered. Should such resources be discovered, they would be salvaged,
evaluated for significance, and curated in a scientific institution, if appropriate. Therefore,
Mitigation Measure GEO-1 would reduce project impacts to paleontological resources to a less-
than-significant level.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED
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8 Greenhouse Gas Emissions

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
a. Generate greenhouse gas emissions,
either directly or indirectly, that may
have a significant impact on the
environment? O O [ | O
b. Conflict with an applicable plan, policy,
or regulation adopted for the purpose of
reducing the emissions of greenhouse
gases? O O [ | O

Overview of Climate Change and Greenhouse Gases

Climate change is the observed increase in the average temperature of the Earth’s atmosphere and
oceans along with other substantial changes in climate (such as wind patterns, precipitation, and
storms) over an extended period of time. Climate change is the result of numerous, cumulative
sources of greenhouse gas (GHG) emissions contributing to the “greenhouse effect,” a natural
occurrence which takes place in Earth’s atmosphere and helps regulate the temperature of the
planet. The majority of radiation from the sun hits Earth’s surface and warmes it. The surface, in turn,
radiates heat back towards the atmosphere in the form of infrared radiation. Gases and clouds in
the atmosphere trap and prevent some of this heat from escaping into space and re-radiate it in all
directions.

GHG emissions occur both naturally and as a result of human activities, such as fossil fuel burning,
decomposition of landfill wastes, raising livestock, deforestation, and some agricultural practices.
GHGs produced by human activities include carbon dioxide (CO;), methane, nitrous oxide,
hydrofluorocarbons, perfluorocarbons, and sulfur hexafluoride. Different types of GHGs have
varying global warming potentials (GWP). The GWP of a GHG is the potential of a gas or aerosol to
trap heat in the atmosphere over a specified timescale (generally, 100 years). Because GHGs absorb
different amounts of heat, a common reference gas (CO;) is used to relate the amount of heat
absorbed to the amount of the gas emitted, referred to as “carbon dioxide equivalent” (CO,e),
which is the amount of GHG emitted multiplied by its GWP. Carbon dioxide has a 100-year GWP of
one. By contrast, methane has a GWP of 30, meaning its global warming effect is 30 times greater
than CO, on a molecule per molecule basis (Intergovernmental Panel on Climate Change [IPCC]
2021).°

The United Nations IPCC expressed that the rise and continued growth of atmospheric CO,
concentrations is unequivocally due to human activities in the IPCC’s Sixth Assessment Report
(2021). Human influence has warmed the atmosphere, ocean, and land, which has led the climate to

5 The Intergovernmental Panel on Climate Change’s (2021) Sixth Assessment Report determined that methane has a GWP of 30. However,
the 2017 Climate Change Scoping Plan published by the California Air Resources Board uses a GWP of 25 for methane, consistent with the
Intergovernmental Panel on Climate Change’s (2007) Fourth Assessment Report. Therefore, this analysis utilizes a GWP of 25.
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warm at an unprecedented rate in the last 2,000 years. It is estimated that between the period of
1850 through 2019, that a total of 2,390 gigatonnes of anthropogenic CO, was emitted. It is likely
that anthropogenic activities have increased the global surface temperature by approximately 1.07
degrees Celsius between the years 2010 through 2019 (IPCC 2021). Furthermore, since the late
1700s, estimated concentrations of CO,, methane, and nitrous oxide in the atmosphere have
increased by over 43 percent, 156 percent, and 17 percent, respectively, primarily due to human
activity (United States Environmental Protection Agency 2020). Emissions resulting from human
activities are thereby contributing to an average increase in Earth’s temperature. Potential climate
change impacts in California may include loss of snowpack, sea level rise, more extreme heat days
per year, more high ozone days, more large forest fires, and more drought years (State of California
2018).

Regulatory Framework

In response to climate change, California implemented Assembly Bill (AB) 32, the “California Global
Warming Solutions Act of 2006.” AB 32 required the reduction of statewide GHG emissions to 1990
emissions levels (essentially a 15 percent reduction below 2005 emission levels) by 2020 and the
adoption of rules and regulations to achieve the maximum technologically feasible and cost-
effective GHG emissions reductions. On September 8, 2016, the Governor signed Senate Bill 32 into
law, extending AB 32 by requiring the State to further reduce GHG emissions to 40 percent below
1990 levels by 2030 (the other provisions of AB 32 remain unchanged). On December 14, 2017, the
California Air Resources Board (CARB) adopted the 2017 Scoping Plan, which provides a framework
for achieving the 2030 target. The 2017 Scoping Plan relies on the continuation and expansion of
existing policies and regulations, such as the Cap-and-Trade Program and the Low Carbon Fuel
Standard, and implementation of recently adopted policies and legislation, such as SB 1383 (aimed
at reducing short-lived climate pollutants including methane, hydrofluorocarbon gases, and
anthropogenic black carbon) and SB 100 (discussed further below). The 2017 Scoping Plan also puts
an increased emphasis on innovation, adoption of existing technology, and strategic investment to
support its strategies. As with the 2013 Scoping Plan Update, the 2017 Scoping Plan does not
provide project-level thresholds for land use development. Instead, it recommends local
governments adopt policies and locally-appropriate quantitative thresholds consistent with a
statewide per capita goal of six metric tons (MT) of COe by 2030 and two MT of COe by 2050
(CARB 2017).

Other relevant state laws and regulations include:

=SB 375: The Sustainable Communities and Climate Protection Act of 2008 (SB 375), signed in
August 2008, enhances the state’s ability to reach AB 32 goals by directing the CARB to develop
regional GHG emission reduction targets to be achieved from passenger vehicles by 2020 and
2035. Metropolitan Planning Organizations are required to adopt a Sustainable Communities
Strategy (SCS), which allocates land uses in the Metropolitan Planning Organization’s Regional
Transportation Plan (RTP). On March 22, 2018, CARB adopted updated regional targets for
reducing GHG emissions from 2005 levels by 2020 and 2035. On March 22, 2018, CARB adopted
updated regional targets for reducing GHG emissions from 2005 levels by 2020 and 2035. The
Metropolitan Transportation Commission (MTC)/Association of Bay Area Governments (ABAG)
was assigned targets of a 10 percent reduction in per capita GHG emissions from passenger
vehicles from 2005 levels by 2020 and a 19 percent reduction in per capita GHG emissions from
passenger vehicles from 2005 levels by 2035. MTC/ABAG adopted Plan Bay Area 2050 in
October 2021, which meets the requirements of SB 375.
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= SB 100: Adopted on September 10, 2018, SB 100 supports the reduction of GHG emissions from
the electricity sector by accelerating the state’s Renewables Portfolio Standard Program. SB 100
requires electricity providers to increase procurement from eligible renewable energy resources
to 33 percent of total retail sales by 2020, 60 percent by 2030, and 100 percent by 2045.

= (California Building Standards Code (California Code of Regulations Title 24): The California
Building Standards Code consists of a compilation of several distinct standards and codes
related to building construction including plumbing, electrical, interior acoustics, energy
efficiency, and handicap accessibility for persons with physical and sensory disabilities. The
current iteration is the 2019 Title 24 standards. Part 6 is the Building Energy Efficiency
Standards, which establishes energy-efficiency standards for residential and non-residential
buildings in order to reduce California’s energy demand. Part 12 is the California Green Building
Standards Code (CALGreen), which includes mandatory minimum environmental performance
standards for all ground-up new construction of residential and non-residential structures.

Significance Thresholds

Individual projects do not generate sufficient GHG emissions to influence climate change directly.
However, physical changes caused by a project can contribute incrementally to significant
cumulative effects, even if individual changes resulting from a project are limited. The issue of
climate change typically involves an analysis of whether a project’s contribution towards an impact
would be cumulatively considerable. “Cumulatively considerable” means the incremental effects of
an individual project are significant when viewed in connection with the effects of past projects,
other current projects, and probable future projects (CEQA Guidelines Section 15064[h][1]).

According to CEQA Guidelines Section 15183.5(b), projects can tier from a qualified GHG reduction
plan, which allows for project-level evaluation of GHG emissions through the comparison of the
project’s consistency with the GHG reduction policies included in a qualified GHG reduction plan.
This approach is considered by the Association of Environmental Professionals (2016) in its white
paper, Beyond Newhall and 2020, to be the most defensible approach presently available under
CEQA to determine the significance of a project’s GHG emissions.

The 2022 BAAQMD CEQA Thresholds for Evaluating the Significance of Climate Impacts From Land
Use Projects and Plans guidance document contains two approaches for determining significance of
GHGs (BAAQMD 2022). The two approaches are as follows:

1. Projects must include, at a minimum, the following project design elements:

=  Buildings

= The project will not include natural gas appliances or natural gas plumbing (in both residential
and nonresidential development).

= The project will not result in any wasteful, inefficient, or unnecessary energy usage as
determined by the analysis required under CEQA Section 21100(b)(3) and Section 15126.2(b) of
the State CEQA Guidelines.

= Transportation

= Achieve a reduction in project-generated vehicle miles traveled (VMT) below the regional
average consistent with the current version of the California Climate Change Scoping Plan
(currently 15 percent) or meet a locally adopted Senate Bill 743 VMT target, reflecting the
recommendations provided in the Governor’s Office of Planning and Research's Technical
Advisory on Evaluating Transportation Impacts in CEQA:
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= Residential projects: 15 percent below the existing VMT per capita
= Office projects: 15 percent below the existing VMT per employee
= Retail projects: no net increase in existing VMT

= Achieve compliance with off-street electric vehicle requirements in the most recently adopted
version of CALGreen Tier 2.

2. Projects must be consistent with a local GHG reduction strategy that meets the criteria
under State CEQA Guidelines Section 15183.5(b).

According to the BAAQMD CEQA Thresholds for Evaluating the Significance of Climate Impacts From
Land Use Projects and Plans, a qualified GHG reduction strategy must:

= Quantify GHG emissions, both existing and projected over a specified period, resulting from
activities in a defined geographic area

= Establish a level, based on substantial evidence, below which the contribution to GHG emissions
from activities covered by the plan would not be cumulatively considerable

= |dentify and analyze the GHG emissions resulting from specific actions or categories of actions
anticipated in the geographic area

= Specify measures or a group of measures, including performance standards, that substantial
evidence demonstrates, if implemented on a project-by-project basis, would collectively achieve
the specified emissions level

=  Establish a mechanism to monitor the plan's progress toward achieving the level and to require
amendment if the plan is not achieving specified levels

= Be adopted in a public process following environmental review

This analysis will evaluate the project in terms of the required project design elements for buildings
listed under criterion 1 above.

Impact Analysis

a. Would the project generate GHG emissions, either directly or indirectly, that may have a
significant impact on the environment?

b.  Conflict with an applicable plan, policy, or requlation adopted for the purpose of reducing the
emissions of greenhouse gases?

To determine if a project’s GHG emissions are significant under CEQA, BAAQMD recommends
completing a “fair share” analysis to determine how a new land use development project should be
“designed and built to ensure it will be consistent with the goal of carbon neutrality by 2045”
(BAAQMD 2022). The BAAQMD has only recommended thresholds for evaluating a project’s
operational emissions because “GHG emissions from construction represent a very small portion of
a project’s lifetime GHG emissions” (BAAQMD 2022). In order for a project’s GHG emissions to be
determined less than significant, a project must be consistent with a local GHG reduction strategy
that meets the criteria of CEQA Guidelines Section 15183.5(b) or incorporate the following project
design elements (BAAQMD 2022):

= Notinclude natural gas appliances or natural gas plumbing;

= Not result in wasteful, inefficient, or unnecessary energy usage as determined by the analysis
required under PRC Section 21100(b)(3) and CEQA Guidelines Section 15126.2(b);
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= Achieve a reduction in project-generated VMT below the regional average consistent with the
2017 Climate Change Scoping Plan (currently 15 percent) or meet a locally adopted SB 743 VMT
target reflecting the recommendations provided in the Governor’s Office of Planning and
Research’s Technical Advisory on Evaluating Transportation Impacts in CEQA (2018); and

= Achieve compliance with off-street electric vehicle requirements in the most recently adopted
version of California Green Building Standards Code Tier 2.

The proposed project would not include natural gas appliances or natural gas plumbing. As
discussed in Section 6, Energy, the proposed project would not result in wasteful, inefficient, or
unnecessary energy usage as determined by the analysis required under PRC Section 21100(b)(3)
and CEQA Guidelines Section 15126.2(b).

AS discussed further in Section 17, Transportation, the project would be expected to generate
approximately 7.1 VMT per capita. The existing citywide average VMT per capita is 17.0; therefore,
the project would have a significant impact if it would result in a VMT per capita that exceeds 15
percent below this level, or 14.5 VMT per capita. 7.1 VMT is below 14.5 VMT; therefore, the project
would achieve a reduction in VMT of at least 15 percent below the regional average.

The most recently adopted version of the California Green Building Code Standards specifies Tier 2
electric vehicle requirements and requires 40 percent of the total number of parking spaces on a
building site be EV charging-ready, 15 percent of which would include a Level 2 Charger installation.
The proposed project would provide 268 on-site parking spaces; the project would be required to
comply with the California Green Building Code, and 40 percent of these spaces (107 spaces) would
be EV-ready charging spaces.

The proposed project would be consistent with the project design criteria listed above. Therefore,
the project would not generate GHG emissions that may have a significant impact on the
environment. Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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9 Hazards and Hazardous Materials

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Would the project:

a. Create a significant hazard to the public
or the environment through the routine
transport, use, or disposal of hazardous
materials? O O [ | O

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? O O [ | O

c. Emit hazardous emissions or handle
hazardous or acutely hazardous
materials, substances, or waste within
0.25 mile of an existing or proposed
school? O O O [ ]

d. Be located on asite that is included on a
list of hazardous material 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? O O | O

e. Fora project located in 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 or
excessive noise for people residing or
working in the project area? O O n O

f. Impair implementation of or physically
interfere with an adopted emergency
response plan or emergency evacuation
plan? O O [ | O

g. Expose people or structures, either
directly or indirectly, to a significant risk
of loss, injury, or death involving wildland
fires? O O [ | O
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a. Would the project create a significant hazard to the public or the environment through the
routine transport, use, or disposal of hazardous materials?

b.  Would the project 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?

Construction

Project construction may include the temporary transport, storage, and use of potentially hazardous
materials including fuels, lubricating fluids, cleaners, or solvents. As the project may involve the
disturbance of soil, grading and excavation could also result in the upset of hazardous materials at
the site. Project construction would also require heavy construction equipment, the operation of
which could result in a spill or accidental release of hazardous materials, including fuel, engine oil,
engine coolant, and lubricants. The transport, storage, labeling, use and disposal of any hazardous
materials would be subject to federal, state, and local regulations, which would minimize risks
associated with hazardous materials used during construction. Therefore, the potential to create a
significant hazard to the public or environment from the use of fuels, engine oil, engine coolant, and
lubricants during construction would be less than significant. Additionally, the NPDES permit
requirements would ensure that impacts related to hazardous materials from spills would be
reduced through the Construction General Permit BMPs, including use of straw wattles and other
features.

Operation

Potential hazardous materials, such as fuels/oils, paint products, lubricants, solvents, cleaning
products, and pesticides/herbicides may be used and/or stored on-site during operation of the
proposed project. Operation of the proposed project would likely involve an incremental increase in
the use of common household and commercial hazardous materials, such as cleaning and
degreasing solvents, fertilizers, pesticides, and other materials used in residential and retail property
and landscaping maintenance. Transport, use, and storage of hazardous materials during operation
of the proposed project would be conducted pursuant to all applicable local, state, and federal laws,
including Title 49 of the Code of Federal Regulations implemented by CCR Title 13. As required by
California Health and Safety Code Section 25507, a business shall establish and implement a
Hazardous Materials Business Emergency Plan for emergency response to a release or threatened
release of a hazardous material. As required, the hazardous materials would be stored in locations
according to compatibility and in storage enclosures (i.e., flammable material storage cabinets and
biological safety cabinets) or in areas or rooms specially designed, protected, and contained for such
storage, in accordance with applicable regulations.

Under the California Hazard Communication Regulation, chemical manufacturers, distributors, or
importers must provide Safety Data Sheets (formerly Material Safety Data Sheets) for each
hazardous chemical to downstream users to communicate information on these hazards. Businesses
are also required to train employees on protocols in the event of a chemical spill or a leak from a
sealed container (California Department of Industrial Relations 2020). Additionally, adherence to
programs and regulations established by Marin County Public Works (the Certified Unified Program
Agency for Marin County) would reduce the potential for contamination from hazardous materials
through proper cleanup, disposal, and remediation. Marin County Public Works regulates and
enforces the provisions of the Uniform Fire Code relating to hazardous materials, including the use
and storage of hazardous materials that are ignitable, reactive, corrosive, or toxic. Businesses using
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such materials are subject to permitting and inspection. Therefore, impacts due to reasonably
foreseeable upset and accident conditions during operation of the project would be less than
significant. However, due to the limited quantities of these materials to be used by the project, they
are not considered hazardous to the public at large.

Therefore, impacts associated with construction and/or operation of the project would be less than
significant.

LESS THAN SIGNIFICANT IMPACT

c.  Would the project emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within 0.25 mile of an existing or proposed school?

The project is not located within 0.25 mile of the any existing or proposed schools. Further, as
described above under item (b), the transport, use and disposal of any hazardous materials would
be subject to federal, state, and local regulations, which would minimize risks associated with
hazardous materials used during construction. In operation, residential and retail uses would be
unlikely to emit hazardous emissions and would not handle hazardous substances that would
impact nearby schools. There would be no impact.

NO IMPACT

d. Would the project be located on a site that is included on a list of hazardous material 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?

The following databases and listings compiled pursuant to Government Code Section 65962.5 were
qgueried on July 11, 2022, for known hazardous materials contamination at the project site:
= United States Environmental Protection Agency (USEPA)

o Envirofacts database (2022)

= State Water Resources Control Board (SWRCB)
o GeoTracker database (2022)

= (California Department of Toxic Substances Control (DTSC)

= EnviroStor database (2022a)
o Cortese Hazardous Waste and Substances Site List (2022b)

According to a search of the USEPA Envirofacts database, the DTSC EnviroStor database, and a
review of the Cortese list conducted in November 2022, the project site is not located on or within
0.25 mile of a hazardous materials site (USEPA 2022; DTSC 2022a; DTSC 2022b). Additionally,
according to a search of the SWRCB GeoTracker database conducted in November 2022, the project
site is not located on a hazardous materials site; however, there are nine listed hazardous materials
sites within 0.25 mile of the project site (SWRCB 2022).

Of the nine sites, six have a listed status of “Completed — Case Closed,” which indicates that
required remediation occurred and the project is no longer a hazards or hazardous materials
concern. The remaining three active sites are described below:
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= The Novato Bus Facility site, located approximately 150 feet northeast of the project site across
the SMART tracks, is a bus storage and refueling station. Two leaking diesel underground
storage tanks (USTs) were identified in 1977, and removal and remediation activities began in
1993. Site cleanup work began in 2006, and verification monitoring is ongoing as of June 2021.

= The Novato Unified School District Maintenance Facility, located approximately 1,000 feet south
of the project site along Mulligan Boulevard, is a facility used for school district vehicle
maintenance and refueling. One diesel UST, two gasoline USTs, and one oil UST were removed
from the site in 1989, and petroleum hydrocarbons were observed on the groundwater surface.
The site has been under assessment since 2001.

= The Unocal site, located approximately 750 feet southwest of the project site across Olive
Avenue and Redwood Boulevard, operated as a vehicle service station until 1992. Three
gasoline USTs were removed from the site in 1982. Several groundwater wells have been used
to monitor the site, and in 2018 the SWRCB issued a Site Closure Report. Remediation was
completed in 2020.

The project site is not immediately adjacent to these three active hazardous materials sites, and
project construction and operation would not disturb these sites. Therefore, implementation of the
proposed project would not create a significant hazard to the public or the environment due to
hazardous material sites compiled pursuant to Government Code Section 65962.5. Impacts would
be less than significant.

LESS THAN SIGNIFICANT IMPACT

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 or excessive noise for people residing or working in the project area?

The nearest public airport is Gnoss Field, located approximately two miles north of the project site.
The project site is within the Gnoss Field area of influence, and is located in Aviation Safety Zone 5 —
Referral Area Boundary as identified in the Marin County Airport Gnoss Field Airport Land Use Plan
(County of Marin 1991). As discussed under the Planning Considerations section in the Airport Land
Use Plan, lands within the Referral Area require a consistency review but the risks at this distance
from the airport are minimal. Additionally, as discussed in Section 13, Noise, the project is within a
conditionally compatible noise contour, and the project would include noise easements and sound
insulation as part of the project design to decrease noise from aircrafts. Thus, construction and
operation of the project would not expose people residing or working in the project area to airport-
related safety hazards or excessive noise. Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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f. Would the project impair implementation of or physically interfere with an adopted emergency
response plan or emergency evacuation plan?

Novato is a participant in the Marin County Multi-Jurisdictional Hazard Plan (2018). The project
would not interfere with this adopted emergency response plan or the City of Novato Emergency
Operations Plan. The project would not result in closure, rerouting or substantial alteration of
streets or property access points during or after construction. Redwood Boulevard, which is an
evacuation route, would not be closed during project construction or operation. Fire and emergency
vehicle access would be provided from a private driveway off of Redwood Boulevard and Olive
Avenue. Construction would occur solely on the site. Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

g. Would the project expose people or structures, either directly or indirectly, to a significant risk
of loss, injury, or death involving wildland fires?

As discussed further in Section 20, Wildfire, the project site is not located within a Very High Fire
Hazard Severity Zone (VHFHSZ) or a State Responsibility Area. The nearest VHFHSZ is approximately
three miles south of the site, within the Indian Valley, Ignacio Valley, and Pacheco Valley Preserves
(CAL FIRE 2021). Further, the footprint of the project site is generally flat, and its topography would
not enhance the spread of wildfire. The project would not involve the construction of new utility
infrastructure that could exacerbate fire risk, such as overhead power lines, or roadways. Therefore,
the project would not expose people or structures to a significant risk of loss, injury, or death
involving wildland fires, and impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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10 Hydrology and Water Quality

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Would the project:

a. Violate any water quality standards or
waste discharge requirements or
otherwise substantially degrade
surface or ground water quality? O O | O

b. Substantially decrease groundwater
supplies or interfere substantially with
groundwater recharge such that the
project may impede sustainable
groundwater management of the
basin? O O [ | O

c. Substantially alter the existing drainage
pattern of the site or area, including
through the alteration of the course of
a stream or river or through the
addition of impervious surfaces, in a
manner which would:

(i) Result in substantial erosion or
siltation on- or off-site; O O [ | O

(ii) Substantially increase the rate or
amount of surface runoffin a
manner which would result in
flooding on- or off-site; O O [ | O

(iii) Create or contribute runoff water
which would exceed the capacity
of existing or planned stormwater
drainage systems or provide
substantial additional sources of
polluted runoff; or O O [ | O

(iv) Impede or redirect flood flows? O O [ | O

d. Inflood hazard, tsunami, or seiche
zones, risk release of pollutants due to
project inundation? O O [ | O
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Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
e. Conflict with or obstruct
implementation of a water quality
control plan or sustainable
groundwater management plan? O O [ | O

a. Would the project violate any water quality standards or waste discharge requirements or
otherwise substantially degrade surface or ground water quality?

Temporary site preparation, grading, and paving activities associated with construction of the
project could result in soil erosion that may degrade water quality. However, on-site construction
activities would be required to comply with the requirements of the City of Novato Municipal Code
Chapter 7-4 (the City’s Urban Runoff Pollution Prevention Ordinance) and National Pollutant
Discharge Elimination System (NPDES) permit requirements. In addition, all of Marin County,
including Novato, is under the jurisdiction of the Marin County Flood Control and Water
Conservation District, which is responsible for managing stormwater and flooding problems in the
County. The City adheres to the Marin County Stormwater Pollution Prevention Program
(MCSTOPPP) to minimize the negative impacts of storm runoff. Specifically, proposed construction
activities would be required to comply with Novato Municipal Code 7-4.10(c), which requires
construction plans to include construction, erosion, and sediment control Best Management
Practices (BMPs). Because the project would disturb more than one acre of land, the applicant
would be required to obtain coverage under the NPDES Construction General Permit. The
Construction General Permit requires the preparation and implementation of a SWPPP, which must
be prepared before construction begins. The SWPPP includes specifications for BMPs implemented
during construction to minimize or prevent sediment or pollutants in stormwater runoff, including
but not limited to straw wattles, drain inlet protection, and anti-tracking strips. Compliance with
NPDES permit requirements and erosion and sedimentation control measures included in the
required SWPPP would prevent and minimize sediments and pollution in stormwater runoff to the
extent feasible.

Although the project would increase the amount of impervious surface on the site, the site would
be designed for runoff from impervious areas to be routed to biorientation facilities proposed on
the site prior to being discharged into the existing stormwater drain systems. Additionally, the
project would be required to comply with the City of Novato Municipal Code Sections 7-4.6 and 7-
4.10(d), which requires the project site to be designed to control pollutants, pollutant loads, and
runoff volume to the maximum extent feasible by minimizing impervious surface area and
controlling runoff from impervious surfaces through infiltration, evapotranspiration, bioretention,
and/or rainfall harvest and use. Adherence to these regulations would ensure that pollutants do not
affect water quality. Therefore, impacts to water quality would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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b.  Would the project substantially decrease groundwater supplies or interfere substantially with
groundwater recharge such that the project may impede sustainable groundwater
management of the basin?

The North Marin Water District (NMWD) supplies water to the City of Novato from the Russian
River, Stafford Lake and recycled water. The NMWD has no local, developed groundwater supply
source (NMWD 2016). The project would not involve or require the use of groundwater and as
discussed in Section 18, Utilities and Service Systems, the NMWD has an existing water supply
available to serve the project.

The project site overlies Novato Valley Groundwater Basin, which is a low priority basin according to
the Department of Water Resources (DWR) Sustainable Groundwater Management Act Basin
Prioritization dashboard (DWR 2020). The proposed bioretention basins within the project would
allow groundwater recharge and thus would not impede groundwater management of the basin.
Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

c.(i) Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the addition of
impervious surfaces, in a manner which would result in substantial erosion or siltation on- or
off-site?

c.(ii) Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the addition of
impervious surfaces, in a manner which would substantially increase the rate or amount of
surface runoff in a manner which would result in flooding on- or off-site?

c.(iii) Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the addition of
impervious surfaces, in a manner that would create or contribute runoff water which would
exceed the capacity of existing or planned stormwater drainage systems or provide
substantial additional sources of polluted runoff?

c.(iv) Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the addition of
impervious surfaces, in a manner which would impede or redirect flood flows?

As discussed in Section 4, Biological Resources, the project site contains an ephemeral stream/ditch
in the central portion of the project site. The nearest water bodies to the project site include Rush
Creek, located approximately 550 feet northeast of the project site, and John Slough, located
approximately one mile northeast of the project site.

Construction of the project would result in filling and grading of the ephemeral stream/ditch, which
would remove approximately 0.03 acre (1,300 square feet) of existing drainage features on the site.
The project would add a net increase of 252,106 square feet of impervious surfaces to the project
site, which would alter existing site drainage patterns (Appendix G). However, the project would
include a stormwater system designed to maintain historical flows on the project site. The project
proposes to construct 15 drainage management areas and bioretention facilities throughout the site
in proposed landscaped areas. Stormwater from the buildings’ roofs would be directed toward
bioretention facilities via downspouts and a series of storm drain networks. The stormwater from
the parking lots and other hardscaped areas would be directed toward bioretention facilities via
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storm drain networks. As shown in the Preliminary Stormwater Control Plan (Appendix G),
implementation of stormwater management features would ensure compliance with Chapter 7,
Section 7-4 of Novato Municipal Code, which requires that development projects maintain or
reduce the volume, velocity, and rate of runoff as compared to pre-development conditions.

Implementation of these project design features would capture and treat stormwater runoff, reduce
the quantity and level of pollutants in runoff leaving the site, and would ensure project runoff does
not exceed the capacity of stormwater drainage systems. The project would not increase the rate or
amount of surface runoff in a manner that would result in on- or off-site flooding or exceed the
capacity of the stormwater drainage system. This impact would be less than significant.

As discussed further under item (d), the project site is located within a 0.2 percent annual chance
flood hazard zone (Federal Emergency Management Agency [FEMA] 2016). The project would
redirect existing flood flows on the project site; however, implementation of stormwater and
drainage management features as part of the project would direct flood flows such that runoff rates
do not exceed pre-development conditions. Therefore, this impact would be less than significant.

LESS THAN SIGNIFICANT IMPACT

d. Inflood hazard, tsunami, or seiche zones, would the project risk release of pollutants due to
project inundation?

The project site is located within a 0.2 percent annual chance flood hazard zone, as mapped by
FEMA (FEMA 2016). As discussed in Section 9, Hazards and Hazardous Materials, potential
hazardous materials stored on site would be stored and used in accordance with federal, state, and
local regulations, and would not substantially increase risk of pollutants due to project inundation.

The project site is not located in a tsunami hazard zone (California Department of Conservation
2022). The project site is located approximately 4.2 miles west of San Pablo Bay and 3.7 miles east
of Stafford Lake, the nearest large bodies of water that would be subject to seiche. Due to the
distance between the project site and San Pablo Bay and Stafford Lake, it is unlikely that flooding as
a result of seiche would impact the project site.

Therefore, impacts resulting in flood hazard, tsunami, or seiche release of pollutants due to project
inundation would be less than significant.

LESS THAN SIGNIFICANT IMPACT

e. Would the project conflict with or obstruct implementation of a water quality control plan or
sustainable groundwater management plan?

The project site overlies the Novato Valley Groundwater Basin, which is a low priority basin
according to the Department of Water Resources (DWR) Sustainable Groundwater Management Act
Basin Prioritization dashboard (DWR 2020). Low priority basins are not required to adopt a
groundwater sustainability plan. Additionally, the NMWD, which would provide water service to the
project site, does not utilize the Novato Valley Groundwater Basin as a water source. Therefore, the
project would not conflict or obstruct implementation of a sustainable groundwater management
plan.

Construction of the proposed project could affect water quality through construction and
operational activities. The project would be subject to the San Francisco Bay Basin Water Quality
Control Plan (Basin Plan) (SWRCB 2018). The Basin Plan is the San Francisco Bay RWQCB’s master
water quality control planning document and identifies beneficial uses for surface water and
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groundwater and establishes water quality objectives to attain those beneficial uses. The identified
beneficial uses and the water quality objectives to maintain or achieve those uses are together
known as water quality standards. Waterways within the project vicinity have many beneficial uses
protected by the Basin Plan. A conflict with the Basin Plan would occur if the project would degrade
the water quality of surface water or groundwater within the planning area such that the
designated beneficial uses are no longer attainable.

As discussed under item (a), compliance with relevant water quality regulations and policies,
including the City’s NPDES Construction General Permit, would reduce the risk of water degradation
from soil erosion and other pollutants related to project construction and operational activities.
Therefore, the proposed project would not result in water quality impacts to nearby surface waters
protected by the Basin Plan, would maintain the identified beneficial uses of nearby surface and
groundwater, and would not conflict with the Basin Plan during construction or operation. Impacts
would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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11 Land Use and Planning

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
a. Physically divide an established
community? O O O |
b. Cause a significant environmental impact
due to a conflict with any land use plan,
policy, or regulation adopted for the
purpose of avoiding or mitigating an
environmental effect? O O [ | O

a. Would the project physically divide an established community?

The project site is located north of the downtown Novato area and the surrounding area is
developed with residential and commercial developments. Adjacent uses include a retail
development to the south and an approved hotel and retail development to the north. South of
Olive Avenue are commercial and retail developments and west of Redwood Boulevard are single-
family and multi-family residences. Across Highway 101 to the east is a residential neighborhood
with single-family residences. The project would not involve constructing bridges, roadways, or
other linear features that would divide an established community. Neither would it result in the
removal of existing roadways that could prevent access within an established community.
Therefore, development of the site would not physically divide an established community and no
impact would occur.

NO IMPACT

b.  Would the project cause a significant environmental impact due to a conflict with any land use
plan, policy, or regulation adopted for the purpose of avoiding or mitigating an environmental
effect?

The project site has a General Plan land use designation of CG. The proposed project includes a
request for a General Plan Amendment to modify the site’s land use designation from CG to MU.
The northern parcel of the project site is currently zoned CG and the southern parcel is zoned
CG:ADO. The project requires the rezoning of the entirety of the project site to MU but will retain
the existing AHO overlay designation for the southern parcel.

The project would be consistent with the MU land use designation, which would allow for 10.0 to
20.0 dwelling units per gross acre in a mixed-use development. Housing development is only
permitted in conjunction with either commercial and/or office uses. The project would include
14,000 square feet of commercial development and 178 dwelling units. Additionally, the project
would develop 25 below-market-rate residential units, which would be consistent with the AHO
overlay designation.
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Plans, policies, or regulations adopted for the purpose of avoiding or mitigating an environmental
effect include the City of Novato General Plan 2035, Novato Municipal Code, and the Marin County
Airport Gnoss Field Airport Land Use Plan. The project’s consistency with applicable goals, policies,
and regulations of these applicable plans is demonstrated below in Table 14

Table 14 Project Consistency with Land Use Plans

Policy/Regulation Consistency

City of Novato General Plan 2035

ES 2a: NPDES Compliance. Ensure that new Consistent. As discussed in Section 10, Hydrology and Water Quality,
development complies with the requirements  the project would be required to comply with the requirements of the
of the National Pollutant Discharge City’s NPDES permit, which includes preparation of a Stormwater

Elimination System (NPDES) and the applicable  Pollution Prevention Plan.
Urban Runoff Pollution Prevention Ordinance.

ES 23: Trees in New Development. Require Consistent. As discussed in Section 4, Biological Resources, the project
that the site planning, construction and would include planting of approximately 112 trees, which would
maintenance of development preserve replace the 47 trees that would be required to be removed.

existing healthy trees and native vegetation on
site to the maximum extent feasible. Replace
trees and vegetation not able to be saved.

ES 25a: Reduce Resource Use in Buildings. Consistent. As discussed in Section 6, Energy, the project would be
Require new development to minimize required to comply with all standards set in the latest iteration of the
impacts on the environment, including use of California Building Standards Code (California Code of Regulations
energy and water-efficient design features and  Title 24), which would minimize the wasteful, inefficient, or
materials consistent with local building codes unnecessary consumption of energy resources by the built

and Water District regulations. Strive to environment during operation. California’s CALGreen standards
achieve sustainable development that, (California Code of Regulations Title 24, Part 11) require

through on-site conservation and renewable implementation of energy-efficient light fixtures and building

energy generation or off-site offsets, has no materials into the design of new construction projects. Furthermore,
increased demand on energy and water the current Building Energy Efficiency Standards (California Code of
resources pursuant to the Water District’s Regulations Title 24, Part 6) require newly constructed buildings to
Urban Water Management Plan. meet energy performance standards set by the CEC. These standards

are specifically crafted for new buildings to result in energy efficient
performance so that the buildings do not result in wasteful,
inefficient, or unnecessary consumption of energy.

NS 1: Compatibility of New Development. Consistent. As discussed in Section 13, Noise, the project would not
Protect people in new development from expose future project residents and users to excessive noise and
excessive noise by applying the Land Use would be consistent with land use compatibility standards.

Compatibility Standards in Figure LW-5 in
locating and designing new development.

Novato Municipal Code

Chapter 4-1 Building Code [etc]. This section Consistent. As described in Section 6, Energy, the project would be
adopts the California Building Code by consistent with the California Green Building Standards Code.
reference.
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Chapter 7-4, Urban Runoff Pollution Consistent. As discussed in Section 10, Hydrology and Water Quality,
Prevention. This section intends to facilitate the project would be required to comply with the requirements of the
the health and safety of Novato’s citizens and City’s NPDES permit, which includes preparation of a Stormwater

to protect and enhance watercourses, fish, Pollution Prevention Plan. Additionally, the project would include

and wildlife habitat by minimizing discharges drainage management areas and bioretention basins, which would
other than storm runoff to storm drains or ensure that stormwater is treated prior to discharge into storm drain
water courses. systems. The project would be required to comply with the provision

of this ordinance that requires development projects to maintain or
reduce stormwater volumes as compared to pre-development
conditions. Therefore, the project would be consistent with this

ordinance.
Division 19.28, Landscaping. This section Consistent. The vegetation planned for project landscaping are
establishes landscaping standards to mitigate designated as medium to low water use plants. The project would be
the effects of urbanization on the required to comply with landscaping water efficiency regulations as
environment. established by this division.

Marin County Airport Gnoss Field Airport Land Use Plan

4.1.3 Aircraft Noise Compatibility. New Consistent. As discussed in Section 9, Hazards and Hazardous
residential development should not be Materials, and Section 13, Noise, the project site is not within noise
allowed within the 60 dB CNEL contour. contours established by the airport land use plan.

Sources: City of Novato 1996 and 2015; Marin County Land Use Commission 1991

As demonstrated above in Table 14, the project would be consistent with plan goals, policies, and
regulations adopted for the purpose of avoiding or mitigating an environmental effect. Impacts
would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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12 Mineral Resources

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
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? O O O [ ]
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? O O O |

a. Would the project result in the loss of availability of a known mineral resource that would be of
value to the region and the residents of the state?

b.  Would the project 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?

The project site is in an urbanized area of Novato where there are no active mining operations or
known mineral resources present. The project site is not located within a Mineral Resource Zone
(Stinson et al. 1982). In addition, Novato’s General Plan 2035 does not identify mineral resources
within the vicinity of the project area (City of Novato 2020a). No mineral resources would be altered
or displaced by the project. There would be no impact.

NO IMPACT
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13 Noise
Less than
Significant
with
Potentially Mitigation Less than
Significant Incorporate Significant
Impact d Impact No Impact

Would the project result in:
a. Generation of a substantial temporary or

permanent increase in ambient noise

levels in the vicinity of the project in

excess of standards established in the

local general plan or noise ordinance, or

applicable standards of other agencies? O [ | O O
b. Generation of excessive groundborne

vibration or groundborne noise levels? O O [ | O
c. Fora project located within the vicinity

of a private airstrip or 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? O O [ | O

Overview of Noise and Vibration

Noise

Sound is a vibratory disturbance created by a moving or vibrating source, which is capable of being
detected by the hearing organs. Noise is defined as sound that is loud, unpleasant, unexpected, or
undesired and may therefore be classified as a more specific group of sounds. The effects of noise
on people can include general annoyance, interference with speech communication, sleep
disturbance, and, in the extreme, hearing impairment (California Department of Transportation
[Caltrans] 2013).

HUMAN PERCEPTION OF SOUND

Noise levels are commonly measured in decibels (dB) using the A-weighted sound pressure level
(dBA). The A-weighting scale is an adjustment to the actual sound pressure levels so that they are
consistent with the human hearing response. Decibels are measured on a logarithmic scale that
quantifies sound intensity in a manner similar to the Richter scale used to measure earthquake
magnitudes. A doubling of the energy of a noise source, such as doubling of traffic volume, would
increase the noise level by 3 dB; dividing the energy in half would result in a 3 dB decrease (Caltrans
2013).
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Human perception of noise has no simple correlation with sound energy: the perception of sound is
not linear in terms of dBA or in terms of sound energy. Two sources do not “sound twice as loud” as
one source. It is widely accepted that the average healthy ear can barely perceive changes of 3 dBA,
increase or decrease (i.e., twice the sound energy); that a change of 5 dBA is readily perceptible

(8 times the sound energy); and that an increase (or decrease) of 10 dBA sounds twice (half) as loud
(10.5 times the sound energy) (Caltrans 2013).

SOUND PROPAGATION AND SHIELDING

Sound changes in both level and frequency spectrum as it travels from the source to the receiver.
The most obvious change is the decrease in the noise level as the distance from the source
increases. The manner by which noise reduces with distance depends on factors such as the type of
sources (e.g., point or line), the path the sound will travel, site conditions, and obstructions.

III

Sound levels are described as either a “sound power level” or a “sound pressure level,” which are
two distinct characteristics of sound. Both share the same unit of measurement, the dB. However,
sound power (expressed as Lpw) is the energy converted into sound by the source. As sound energy
travels through the air, it creates a sound wave that exerts pressure on receivers, such as an
eardrum or microphone, which is the sound pressure level. Sound measurement instruments only
measure sound pressure, and noise level limits are typically expressed as sound pressure levels.

Noise levels from a point source (e.g., construction, industrial machinery, air conditioning units)
typically attenuate, or drop off, at a rate of 6 dBA per doubling of distance. Noise from a line source
(e.g., roadway, pipeline, railroad) typically attenuates at about 3 dBA per doubling of distance
(Caltrans 2013). Noise levels may also be reduced by intervening structures; the amount of
attenuation provided by this “shielding” depends on the size of the object and the frequencies of
the noise levels. Natural terrain features, such as hills and dense woods, and man-made features,
such as buildings and walls, can significantly alter noise levels. Generally, any large structure
blocking the line of sight will provide at least a 5-dBA reduction in source noise levels at the receiver
(Federal Highway Administration [FHWA] 2011). Structures can substantially reduce exposure to
noise as well. The FHWA'’s guidance indicates that modern building construction generally provides
an exterior-to-interior noise level reduction of 10 dBA with open windows and an exterior-to-
interior noise level reduction of 20 to 35 dBA with closed windows (FHWA 2011).

DESCRIPTORS

The impact of noise is not a function of loudness alone. The time of day when noise occurs and the
duration of the noise are also important factors of project noise impact. Most noise that lasts for
more than a few seconds is variable in its intensity. Consequently, a variety of noise descriptors
have been developed. The noise descriptors used for this study are the equivalent noise level (Leg),
Day-Night Average Level (DNL; may also be symbolized as L), and the community noise equivalent
level (CNEL; may also be symbolized as Lgen). The Lo is the sound level exceeded 90 percent of the
time. The Lmax is the maximum noise level reached during a single noise event.

Leq is one of the most frequently used noise metrics; it considers both duration and sound power
level. The Leq is defined as the single steady-state A-weighted sound level equal to the average
sound energy over a time period. When no time period is specified, a 1-hour period is assumed. The
Lmax is the highest noise level within the sampling period, and the Lmi, is the lowest noise level within
the measuring period. Normal conversational levels are in the 60 to 65-dBA Leq range; ambient noise
levels greater than 65 dBA L.q can interrupt conversations (Federal Transit Administration [FTA]
2018).
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Noise that occurs at night tends to be more disturbing than that occurring during the day.
Community noise is usually measured using Day-Night Average Level (Lon), which is the 24-hour
average noise level with a +10 dBA penalty for noise occurring during nighttime hours (10:00 p.m. to
7:00 a.m.). Community noise can also be measured using Community Noise Equivalent Level (CNEL
or Lpen), which is the 24-hour average noise level with a +5 dBA penalty for noise occurring from
7:00 p.m. to 10:00 p.m. and a +10 dBA penalty for noise occurring from 10:00 p.m. to 7:00 a.m.
(Caltrans 2013).° The relationship between the peak-hour Leq value and the Lon/CNEL depends on
the distribution of noise during the day, evening, and night; however noise levels described by Lpn
and CNEL usually differ by 1 dBA or less. Quiet suburban areas typically have CNEL noise levels in the
range of 40 to 50 CNEL, while areas near arterial streets are in the 50 to 60+ CNEL range (FTA 2018).

Groundborne Vibration

Groundborne vibration of concern in environmental analysis consists of the oscillatory waves that
move from a source through the ground to adjacent buildings or structures and vibration energy
may propagate through the buildings or structures. Vibration may be felt, may manifest as an
audible low-frequency rumbling noise (referred to as groundborne noise), and may cause windows,
items on shelves, and pictures on walls to rattle. Although groundborne vibration is sometimes
noticeable in outdoor environments, it is almost never annoying to people who are outdoors. The
primary concern from vibration is that it can be intrusive and annoying to building occupants at
vibration-sensitive land uses and may cause structural damage.

Typically, groundborne vibration generated by manmade activities attenuates rapidly as distance
from the source of the vibration increases. Vibration amplitudes are usually expressed in peak
particle velocity (PPV) or root mean squared (RMS) vibration velocity. The PPV and RMS velocity are
normally described in inches per second (in/sec). PPV is defined as the maximum instantaneous
positive or negative peak of a vibration signal. PPV is often used as it corresponds to the stresses
that are experienced by buildings (Caltrans 2020).

High levels of groundborne vibration may cause damage to nearby buildings or structures; at lower
levels, groundborne vibration may cause minor cosmetic (i.e., non-structural damage) such as
cracks. These vibration levels are nearly exclusively associated with high impact activities such as
blasting, pile-driving, vibratory compaction, demolition, drilling, or excavation. The American
Association of State Highway and Transportation Officials (AASHTO) has determined vibration levels
with potential to damage nearby buildings and structures; these levels are identified in Table 15.

Table 15 AASHTO Maximum Vibration Levels for Preventing Damage

Historic sites or other critical locations 0.1

Residential buildings, plastered walls 0.2-0.3
Residential buildings in good repair with gypsum board walls 0.4-0.5
Engineered structures, without plaster 1.0-1.5

Source: Caltrans 2020

6Because DNL and CNEL are typically used to assess human exposure to noise, the use of A-weighted sound pressure level (dBA) is
implicit. Therefore, when expressing noise levels in terms of DNL or CNEL, the dBA unit is not included.
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Numerous studies have been conducted to characterize the human response to vibration. The
vibration annoyance potential criteria recommended for use by Caltrans, which are based on the
general human response to different levels of groundborne vibration velocity levels, are described in
Table 16.

Table 16 Vibration Annoyance Potential Criteria

Vibration Level (in/sec PPV)

Continuous/

Human Response Transient Sources Frequent Intermittent Sources!
Severe 2.0 0.4
Strongly perceptible 0.9 0.10
Distinctly perceptible 0.25 0.04
Barely perceptible 0.04 0.01

in/sec = inches per second; PPV = peak particle velocity

! Continuous/frequent intermittent sources include impact pile drivers, pogo-stick compactors, crack-and-seat equipment, vibratory
pile drivers, and vibratory compaction equipment.

Source: Caltrans 2020

Project Noise Setting

Sensitive Receivers

Noise exposure goals for various types of land uses reflect the varying noise sensitivities associated
with those uses. The City of Novato General Plan 2035 states that noise-sensitive receivers generally
include schools, hospitals, libraries, group care facilities, and convalescent homes (City of Novato
2020). The closest sensitive receivers to the project site are single-family homes located
approximately 120 feet east across the railroad tracks.

Noise Measurements

To characterize ambient sound levels at and near the project site, noise measurements were
conducted by Rincon Consultants. The most prevalent source of noise in the project site vicinity is
vehicular traffic on Redwood Boulevard to the west and Olive Avenue to the south. Two 15-minute
sound level measurements were conducted on October 13, 2021, between 12:34 p.m. through 1:28
p.m. The first noise measurement (ST-1) was conducted near the southeast corner of the project
site, approximately 175 feet east of the railroad tracks and 20 feet north of Olive Avenue. The
second noise measurement (ST-2) was conducted on the western boundary of the project site
across from Pinheiro Circle, approximately 500 feet north of the Redwood Boulevard and Olive
Avenue intersection and 10 feet east of Redwood Boulevard. Table 17 summarizes the results of the
short-term noise measurements.
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Table 17 Project Site Vicinity Sound Level Monitoring Resulis- Short-Term

Measurement Location/Height Above Ground Sample Times Lmax (dBA)
ST-1 5 feet 12:34-12:49 p.m. 61.6 72.7
ST-2 5 feet 1:13-1:28 p.m. 65.7 81.0

ST = short term; Leq = average noise level equivalent; dBA = A-weighted decibel; Lmin = minimum instantaneous noise level; Lmax =
maximum instantaneous noise level

Regulatory Setting

City of Novato General Plan 2035

The City of Novato’s General Plan 2035 Noise Element contains goals and policies that are designed
to include noise control in the planning process in order to maintain compatible land uses with
acceptable environmental noise levels and protect Novato residents from excessive noise. The Noise
Element establishes the following goals and policies that would apply to the project:

Goal N 1: Maintain a Quiet Community

Objective NS 1: Compatibility of New Development

Protect people in new development from excessive noise by applying the Land use Compatibility
Standards in Figure LW-5 in locating and designing new development.

NS 1a: Acoustical Compatibility Study. Require an acoustical study for all new residential
projects with a future exterior noise exposure of 60 dBA Lg, or greater as shown on Figure
LW-6 and consider mitigation measures to lower noise exposure.

NS 1b: Indoor Noise Standard. The maximum acceptable interior noise level for all new
residential development, including hotels and motels, is 45 dBA Lgn.

NS 1c: Residential Near Gnoss Field. An acoustical investigation and noise mitigation should
be considered for residential development within the 55 dBA CNEL contour. For any
residential development where outdoor noise exceeds 60 dBA Lqn, require deed disclosure to
all residents of the noise levels anticipated.

NS 1d: Exterior Noise Standard. New residential development should be located in areas
where outdoor noise levels are no greater than 60 dBA Lqn in areas where outdoor use is a
major consideration, such as backyards in single family developments and recreation areas
in multifamily developments. This standard should not be applied to outdoor areas such as
small decks and balconies typically associated with multifamily residential developments,
which can have a higher standard of 65 dBA Lg.. This standard shall not apply to outdoor
areas for residences in mixed use developments. Additional standards may be applied on a
case-by-case basis where supported by acoustical analysis to mitigate the effects of single-
event noise sources such as aircraft noise.

Objective NS 2: Noise Impacts of Development
Prevent land uses which increase surrounding noise levels above acceptable standards.
NS 2a: Acoustic Impact Study. Require acoustical studies and mitigation measures for new

developments and transportation improvements which affect sensitive receptors such as
schools, hospitals, libraries, group care facilities, and convalescent homes

Initial Study — Mitigated Negative Declaration 95



City of Novato
Village at Novato Mixed-Use Project

NS 2b: Noise Mitigation. Consider mitigation measures for new projects or land uses that
would cause a substantial increase in noise (i.e., cause

an increase above 60 dBA Lg, Or cause an increase in 5 dBA Lgn Or

more in the noise ambient noise levels) in adjacent residential areas or

in residential areas affected by traffic generated by the proposed

project.

Objective NS 3: Noise Mitigation — Sound Walls

To minimize noise impacts, consider site planning options prior to consideration of sound wall
construction, such as increasing the distance from the noise source and receiver, careful
building placement and taking advantage of the natural shape and terrain of the landscape.
Avoid sound walls where possible, but where necessary, reduce visual impacts with interesting
wall design and extensive landscaping.

The City of Novato General Plan 2035’s Noise Element also contains Noise and Land Use
Compatibility Guidelines which dictates noise exposure levels from normally acceptable to clearly
unacceptable for different land uses.

Table 18 Land Use Compatibility Standards

Community Noise Exposure—dBA Ldn

Land Use Category

Residential, hotels and motels?!

Outdoor sports and recreation, neighborhood
parks and playgrounds, golf courses, riding
stables, cemeteries

Schools, libraries, churches, hospitals,
nursing homes, museums, meeting
halls

Office buildings, business commercial and
professional, mixed use

Industrial, manufacturing, utilities,
agriculture

Auditoriums, concert halls,
amphitheaters, sports arenas

Normally Acceptable. Specified land use is satisfactory, based upon the assumption that any buildings involved are of normal
conventional construction, without any special noise insulation requirements.

Conditionally Acceptable. New construction or development should be undertaken only after a detailed analysis of the noise
reduction requirements is made and needed noise insulation features are included in the design.

. Unacceptable. New construction or development should generally not be undertaken because mitigation is usually not feasible.

Source: City of Novato 2020

City of Novato Municipal Code

NMC Section 19.22.070 prohibits exterior noise that exceeds 45 dBA between 10:00 p.m. and 6:00
a.m. and exterior noise that exceeds 60 dBA between 6:00 a.m. and 10:00 p.m. at residential land

uses and exterior noise that exceeds 60 dBA between 10:00 p.m. and 6:00 a.m. and exterior noise

that exceeds 70 dBA between 6:00 a.m. and 10:00 p.m. at commercial land uses, as shown in
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Table 19. These maximum noise levels may not be exceeded for an aggregate period of more than
three minutes within a one-hour time period or by more than 20 dBA at any time. Section
19.22.070(B) exempts authorized construction activities from these noise level requirements
between 7:00 a.m. and 6:00 p.m. on weekdays and between 10:00 a.m. and 5:00 p.m. on Saturdays.

Table 19 City of Novato Municipal Code Table 3-5: Allowable Exterior Noise Levels!

Type of Land Use Time Interval Maximum Noise Level (dBA)?
Commercial* 10:00 p.m. to 6:00 a.m. 60

6:00 a.m. to 10:00 p.m. 70
Industrial or Manufacturing Any time 70

1 Each of the noise limits specified shall be reduced by 5 dBA for impulse or simple tone noises. If the ambient noise exceeds the resulting
standard, the ambient shall be thestandard.

2 Maximum noise levels shall not be exceeded for an aggregate period of more than three minutes within a one-hour time period or by
more than 20 dBA at any time.

3 Residential standards apply to sensitive receivers such as schools, hospitals, libraries, group care facilities, and convalescent homes.
These uses may require special mitigation.

4 Commercial standards apply to Mixed Use Districts
Source: City of Novato Municipal Code Section 19.22.070, Table 3-5

Construction is not allowed at any time on Sunday or a federal holiday unless authorized in writing
by the Community Development Director. Construction and grading are not allowed to occur
between 6:00 p.m. to 7:00 a.m. on weekdays. Construction and grading are permitted on Saturdays
between 10:00 a.m. and 5:00 p.m.

NMC Section 19.22.090 prohibits groundborne vibration that is perceptible without instruments to
the average person along or beyond the property line of a subject parcel, and exempts vibrations
from temporary construction, demolition, and vehicles that enter or leave the parcel.

Marin County Gnoss Field Airport Land Use Plan

The project site is within the influence area of the Marin County Gnoss Field Airport Land Use Plan
(1991), which is the area that is within two miles of the future boundary of the Gnoss Field Airport.
The following policies would apply to the project (Marin County Airport Land Use Commission
1991):

= Policy NC-1.4: Residential Land Use. New residential development should be prohibited within
the 60 dB CNEL noise contour.

= Policy NC-1.5: Noise Easements. As a condition of approval, noise easements should be granted
to the County or any zoning changes or new residential development within the 55 dB or higher
CNEL noise contour.

= Policy NC-2.6: Acoustical Study. As a condition of approval, an acoustical study shall be required
for any proposed new residential development within the 55 dB CNEL noise contour.
Recommendations in the study regarding sound insultation shall be implemented.

Noise Level Increases over Ambient Noise Levels

The operational and construction noise limits used in this analysis are set at reasonable levels at
which a substantial noise level increase as compared to ambient noise levels would occur.
Operational noise limits are lower than construction noise limits to account for the fact that
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permanent noise level increases associated with continuous operational noise sources typically
result in adverse community reaction at lower magnitudes of increase than temporary noise level
increases associated with construction activities that occur during daytime hours and do not affect
sleep. Furthermore, these noise limits are tailored to specific land uses; for example, the noise limits
for residential land uses are lower than those for commercial land uses. The difference in noise
limits for each land use indicates that the noise limits inherently account for typical ambient noise
levels associated with each land use. Therefore, an increase in ambient noise levels that exceeds
these absolute limits would also be considered a substantial increase above ambient noise levels. As
such, a separate evaluation of the magnitude of noise level increases over ambient noise levels
would not provide additional analytical information regarding noise impacts and therefore is not
included in this analysis.

Impact Analysis

a. Would the project result in generation of a substantial temporary or permanent increase in
ambient noise levels in the vicinity of the project in excess of standards established in the local
general plan or noise ordinance, or applicable standards of other agencies?

Construction Noise

Construction activity would generate temporary noise in the project site vicinity, exposing
surrounding sensitive receivers to increased noise levels during project construction. Construction
noise would be generated by heavy-duty diesel construction equipment used for site preparation,
grading, building construction, and paving activities. Each phase of construction has a specific
equipment mix and associated noise characteristics, depending on the equipment used during that
phase. Construction noise would typically be higher during the more equipment-intensive phases of
initial construction (i.e., site preparation, and grading work) and would be lower during the later
construction phases (i.e., building construction and paving). Construction noise was estimated using
reference noise levels and equipment use factors from the FHWA Roadway Construction Noise
Model (RCNM; 2006).

Noise impacts from construction equipment are typically assessed from the center of the equipment
activity area over the time period of a construction day (e.g., construction site, site preparation
area, grading area, etc.). Maximum hourly construction noise levels were estimated to be 75.6 dBA
Leq at a distance of 120 feet (see Appendix H).

Pursuant to NMC Section 19.22.070, noise generated by construction activities is exempt from
compliance with the noise level limits contained in NMC Section 19.22.070 if construction occurs
between the hours of 7:00 a.m. to 6:00 p.m., Monday through Friday and 10:00 a.m. to 5:00 p.m. on
Saturday. However, for purposes of analyzing impacts from this project, the FTA Transit Noise and
Vibration Impact Assessment Manual (FTA 2018) criteria were used. The FTA provides reasonable
criteria for assessing construction noise impacts based on the potential for adverse community
reaction. For commercial and residential uses, the daytime noise threshold is 85 dBA Leq and 80 dBA
Leq, respectively, for an 8-hour period (FTA 2018).

The closest sensitive receivers to project construction would be single-family residences
approximately 120 feet east of the project site at its closest point. The townhomes on the west side
of Redwood Boulevard. are approximately 200 feet from the project site. Over the course of a
typical construction day, the construction equipment would be mobile and is estimated to operate
at an average distance of 150 feet from the nearest sensitive receivers. Therefore, construction
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noise levels would be approximately 75.6 dBA Leq at the nearest sensitive receivers, which not
exceed the daytime construction noise threshold for residential land uses of 80 dBA L.
Construction noise levels at other nearby sensitive receivers would be substantially lower than the
noise levels at the single-family residences due to distance attenuation. Therefore, construction
noise impacts would be less than significant.

Operational Noise

The project would generate operational noise that would be typical of residential uses, including
heating, ventilation, and air conditioning (HVAC) equipment, parking lot activities, and solid waste
collection and recycling operations. Noises produced by the project would be similar in character to
the existing noise environment associated with surrounding residential uses.

HVAC Noise

The primary source of on-site operational noise from the project would be heating, ventilation, and
air conditioning equipment (HVAC) equipment. Noise levels generated by a five-ton HVAC
equipment system can reach up to 70 dBA L. at a distance of five feet from the source (lllingworth
& Rodkin, Inc. 2009). Assuming approximately one ton of cooling capacity would be required for
every 600 square feet, the project would require approximately 77 five-ton units. HVAC equipment
would mostly be located on the rooftop of the proposed buildings. Table 20 shows the distribution
of square footage between Building A, B, and C shown on the project site plans. These assumptions
were used to evaluate the project’s potential to result in on-site operational noise impacts. To
account for the varying distance of HVAC units from the nearest sensitive receiver, HVAC unit noise
was measured from the center of each building to the nearest sensitive receiver. The nearest
sensitive receiver (i.e., the residence to the northwest of the project site) is located approximately
240 feet from the center of proposed Building A. The calculation assumes 16 HVAC units on Building
A. At this distance, HVAC units on Building A would generate a noise level of approximately 48 dBA
Leq at the nearest sensitive receivers. The nearest sensitive receiver (residential) to the east of the
project site is located approximately 350 feet from the center of proposed Building C. The
calculation assumes 24 HVAC units on Building C. At 350 feet, HVAC units on Building C would
generate a noise level of approximately 47 dBA Leq at the noise sensitive receivers to the southeast
of the project site. The nearest commercial building (i.e., Trader Joe’s to the southwest of the
project site) is located approximately 205 feet, 260 feet, and 225 feet from the center of Building A,
B, and C, respectively. The combined noise level due to HVAC units on Building A, B, and C would
generate a noise level of approximately 55 dBA Leq. Operational noise impacts would exceed the
City’s 45 dBA exterior noise limit between 10 p.m. and 6 a.m. for residential uses and would require
mitigation. The project would not exceed the City’s 60 dBA exterior noise limit for commercial uses.

Initial Study — Mitigated Negative Declaration 99



City of Novato
Village at Novato Mixed-Use Project

Table 20 Operational HVAC Noise

Number of Combined

Operational HVAC Units  Distance Noise Levels Exceed
Receiver Group Noise Source (5 Ton) (feet) (dBA Leg) Threshold??!
Residence to the northwest  Building A 16 240 48 48 Yes
of the project site
Residence to the southeast Building C 24 350 47 a7 Yes
of the project site
Commercial Building Building A 16 205 50 55 No
southwest of the project Building B 37 260 51
parcel lot Building C 24 225 51

dBA=A-weighted decibels; Leq=equivalent continuous noise level over a stated period of time

1In accordance with City of Novato Municipal Code, Section 19.22.070, the operational noise level limits impacting residential uses are
60 dBA Leq during the daytime hours (6:00 a.m. to 10:00 p.m.) and 45 dBA Leq during the nighttime hours (10:00 p.m. to 6:00 a.m.). The
operational noise limits impaction commercial uses are 70 dBA Leqduring daytime hours (6:00 a.m. to 10:00 p.m.) and 60 dBA Leq during
the nighttime hours (10:00 p.m. to 6:00 a.m.).

Mitigation Measure

NOI-1 HVAC Noise Reduction

The project applicant shall reduce HVAC equipment noise levels at noise-sensitive uses through
noise control measures such as, but not limited to:

= Mechanical equipment screening (e.g., parapet walls of sufficient height to block line of sight)
= Equipment setbacks

= Silencers

= Acoustical louvers

= And other sound attenuation devices as made available

If a method other than mechanical equipment screening (e.g., parapet walls) is chosen, a project-
specific design plan demonstrating that the noise level from operation of HVAC units would not
generate noise levels that exceed 45 dBA Leq at noise-sensitive receivers shall be completed.

Generally, blocking the line of sight from a noise source to a receiver will provide at least a 5 dBA
reduction in source noise levels at the receiver (FHWA 2011). Therefore, with the implementation of
Mitigation Measure NOI-1, operational HVAC noise levels would be reduced to below 45 dBA Leq at
adjacent exterior use areas of noise-sensitive receivers. Impacts would be less than significant with
mitigation.

Off-Site Roadway Noise

As discussed in Section 17, Transportation, project operation would add approximately 1,349
average daily trips (ADT) to the nearby roadways. Traffic noise impacts are evaluated in accordance
with the City’s Noise and Land Use Compatibility Guidelines (see Table 17-3) (City of Novato 2015)
and community response to changes in ambient noise levels. As discussed under Overview of Noise
and Vibration, the average healthy ear can barely perceive an increase of up to 3 dBA in noise levels,
and a change of 5 dBA is readily perceptible. Based on this information, off-site traffic noise impacts
would be significant if project-related traffic would result if one of the following would occur:
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= Anoise level increase of 5 dBA or greater if noise levels remain within the same land use
compatibility classification at the sensitive receiver;

= Anoise level increase of 3 dBA or greater if noise levels change the land use compatibility
classification of the sensitive receiver;

= Anyincrease in noise levels if existing noise levels fall within the “normally unacceptable” or
“clearly unacceptable” ranges at the sensitive receiver.

The project would generate new vehicle trips that would increase noise levels on nearby roadways.
As discussed in the project Traffic Impact Study, the project is anticipated to generate 1,349 daily
vehicle trips. The TIA study area includes roadway segments along Redwood Boulevard and San
Marin Dr-Atherton Avenue, Golden Gate PI-Ranch Drive, Olive Avenue, Vallejo Avenue West, Vallejo
Avenue East, and Grant Avenue (Appendix B). Roadway segment volumes with and without project-
generated traffic are shown in Table 21.

Table 21 Off-Site Traffic Volume Increases

Future Plus Future Plus
Existing Traffic Existing Traffic Project Traffic Project Traffic

Roadway Segment Volumes (ADT) Noise (Lan) Volumes (ADT) Noise (Lan)
Redwood Boulevard to San 11,840 68.5 17,590 70.2
Marin Dr-Atherton Avenue
Redwood Boulevard to 11,210 68.3 17,020 70.1
Golden Gate Pi-Ranch Drive
Redwood Boulevard to Olive 15,180 69.6 19,940 70.8
Avenue
Redwood Boulevard to Vallejo 5,130 64.9 8,300 67.0
Avenue (West)
Redwood Boulevard to Vallejo 6,420 65.8 9,450 67.5
Avenue (East)
Redwood Boulevard to Grant 14,950 69.5 21,770 71.1
Avenue

The project would not result in alterations to roadway alignments or substantially change the
vehicle classifications mix on local roadways. Therefore, the primary factor affecting off-site noise
levels would be increased traffic volumes. Noise levels with and without project generated traffic
were developed based on algorithms and reference levels from the FHWA'’s Traffic Noise Model.
Noise levels with and without project-generated traffic are shown in Table 21. As shown, traffic
noise increases would not exceed the 3 dBA criterion for offsite traffic noise impacts. Impacts would
be less than significant.

LESS THAN SIGNIFICANT IMPACT
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b.  Would the project result in generation of excessive groundborne vibration or groundborne noise
levels?

Construction

Project construction would not involve activities typically associated with excessive groundborne
vibration such as pile driving or blasting. The equipment utilized during project construction that
would generate the highest levels of vibration would include rollers, loaded trucks, and bulldozers.
The City of Novato has not adopted standards to assess vibration impacts during construction and
operation. However, Caltrans has developed limits for the assessment of vibrations from
transportation and construction sources. The Caltrans vibration limits are reflective of standard
practice for analyzing vibration impacts on structures from continuous and intermittent sources.
The thresholds of significance used in this analysis to evaluate vibration impacts are based on these
impact criteria, as summarized in Table 22.

Project construction may require the operation of vibratory equipment such as jackhammers,
vibratory rollers, loaded trucks, and bulldozers within 120 feet of the single-family residences during
construction. As shown in Table 22, vibration levels from individal pieces of construction equipment
would not exceed the threshold at which damage can occur to residential structures, 0.20 PPV, or
the threshold at which transient vibration sources would be distinctly perceptible to 0.25 PPV.
Construction vibration levels at all other buildings in the immediate vicinity, including residences to
the east, would be less than the levels shown in Table 22 because vibration levels would attenuate
with distance. Furthermore, in accordance with NMC Section 19.22.070 and Section 5-16.02(i),
project construction would be required to occur during daytime hours and would not disturb
adjacent residences during sensitive hours of sleep. Therefore, construction vibration impacts would
be less than significant.

Table 22 Vibration Levels at Sensitive Receivers

Vibratory Roller 0.01
Hoe Ram 0.04
Large Bulldozer 0.04
Caisson Drilling 0.04
Loaded Trucks 0.03
Jackhammer 0.01
Small Bulldozer <0.01
Threshold 0.25
Threshold Exceeded? No

PPV = peak particle velocity

See Appendix H for vibration analysis worksheets.
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Operation

As a residential development, the proposed project would not generate significant stationary
sources of vibration, such as manufacturing or heavy equipment operations. No operational
vibration impact would occur.

LESS THAN SIGNIFICANT IMPACT

c.  For a project located within the vicinity of a private airstrip or 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?

The airport closest to the project site is the Gnoss Field Airport, which is located approximately two
miles northeast of the project site. Although the project site is located within the influence area of
the airport, it is outside of the noise contours as shown in Figure 3.2 of the Marin County Gnoss
Field Airport Land Use Compatibility Plan (Marin County Planning Department 1991). Therefore, due
to the noise contours and project design, project construction and operation would not expose
workers nor future users of the project to excessive noise levels from the airport. Impacts would be
less than significant.

LESS THAN SIGNIFICANT IMPACT
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14 Population and Housing

Less than
Significant
with
Potentially Mitigation Less than
Significant Incorporate Significant
Impact d Impact No Impact
Would the project:
a. Induce substantial unplanned population
growth in an area, either directly (e.g., by
proposing new homes and businesses) or
indirectly (e.g., through extension of
roads or other infrastructure)? O O [ | O
b. Displace substantial numbers of existing
people or housing, necessitating the
construction of replacement housing
elsewhere? O O O [ |

a. Would the project induce substantial unplanned 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)?

The project would directly induce population growth in the area through the proposed construction
of 178 dwelling units, which would result in approximately 454 new residents.” Novato’s current
population is approximately 53,486 persons (California Department of Finance 2021). Plan Bay Area
anticipates that the population of Novato will grow to 56,295 by 2040 (Association of Bay Area
Governments and Metropolitan Transportation Commission 2018). The Novato General Plan 2035
anticipates that the population of Novato will grow to 55,360 by 2035 (City of Novato 2020a). The
population increase that the project would generate, therefore, falls within the growth projected by
Plan Bay Area and General Plan 2035. Therefore, the proposed project would not directly or
indirectly induce substantial, unplanned population growth. Impacts would be less than significant.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED

b.  Would the project displace substantial numbers of existing people or housing, necessitating the
construction of replacement housing elsewhere?

The project site does not currently contain housing or habitable structures, and the project would
not result in the removal of housing. Therefore, the project would not displace people or housing.
There would be no impact.

NO IMPACT

7178 dwelling units multiplied by 2.55 persons per household rate equates to approximately 454 residents (California Department of
Finance 2021).
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15 Public Services

Less than
Significant
with
Potentially Mitigation Less than
Significant Incorporate Significant
Impact d Impact No Impact
a. Would the project result in substantial
adverse physical impacts associated with
the provision of new or physically altered
governmental facilities, or the need for
new or physically altered governmental
facilities, the construction of which could
cause significant environmental impacts,
in order to maintain acceptable service
ratios, response times or other
performance objectives for any of the
public services:
1 Fire protection? O O [ | O
2 Police protection? O O [ | O
3 Schools? O O [ | O
4  Parks? O O [ ] O
5 Other public facilities? O O [ | O

a.1. Would the project result in substantial adverse physical impacts associated with the provision
of new or physically altered fire protection facilities, or the need for new or physically altered
fire protection facilities, the construction of which could cause significant environmental
impacts, in order to maintain acceptable service ratios, response times or other performance
objectives?

The Novato Fire Protection District (NFPD) provides fire protection services, emergency medical
services, and fire and rescue response for vehicle and hazardous materials incidents to Novato. The
City of Novato and the NFPD operate a joint Emergency Operations Center in the NFPD
Administrative office at 95 Rowland Way (City of Novato 2020a). Based on the 2009-2013 NFPD
Strategic Plan, the district provides emergency services to the area from five stations, comprising of
88 personnel (66 firefighters, 9 command staff and 13 administrative staff) (NFPD 2009).

Station 61 is the nearest fire station to the project site, approximately one mile south of the site at
7025 Redwood Boulevard. This is the largest station in the district housing six firefighting personnel
and the Battalion Chief responsible for training and education. The station also has a three-person
paramedic engine company and paramedic staff that offer advanced life support (NFPD 2021).

According to the City of Novato Emergency Operations Plan, the NFPD’s goal is to maintain overall
total response time of eight minutes or less 80 percent of the time for all dispatch emergencies and
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have five fire stations with adequate equipment to meet local needs (NFPD 2009). No future plans
for expansion or renovation of NFPD facilities are in place.

As discussed in Section 14, Population and Housing, the project would involve the construction of
178 new multi-family housing units to accommodate 454 persons. The project site is located in the
NFPD service area and approximately one mile from a NFPD fire station. Therefore, the NFPD would
respond to demands associated with the project and retain an 8-minute response time, which
would be adequate to serve demands potentially generated by the project. As discussed in Section
14, Population and Housing, the population that would be accommodated by the project would not
exceed population growth anticipated by Plan Bay Area and the Novato General Plan. It is not
anticipated that the project would increase response times for the NFPD or impact other NFPD
standards. The project would not require the construction of additional fire protection facilities.
Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

a.2. Would the project result in substantial adverse physical impacts associated with the provision
of new or physically altered police protection facilities, or the need for new or physically altered
police protection facilities, the construction of which could cause significant environmental
impacts, in order to maintain acceptable service ratios, response times or other performance
objectives?

The Novato Police Department (NPD) serves the city of Novato, providing professional and proactive
street patrol, investigative services, traffic enforcement, narcotics enforcement, a 911 dispatch
center, and emergency and preparedness services. The police department is staffed by
approximately 80 staff, including 60 sworn personnel and volunteers (City of Novato 2021a).

The NPD would service the project site and receive auxiliary support from the Marin County Sheriff’s
Office and California Highway Patrol (City of Novato 2021a). The nearest police station is
approximately one-half miles south of the project site at 909 Machin Avenue. Police units are more
often mobile and dispatch to emergency calls from where they are in the service area, rather than
from the police station. The distance between the facility and the location of the emergency,
therefore, does not usually determine response times. Instead, response times correlate more
closely with the number of police officers on the street.

When occupied, the project would add approximately 454 new residents to the city, which would
slightly increase demand for police protection services. The Novato Police Department currently
maintains a ratio of 1.13 sworn officers per 1,000 residents and does not have a standard for
staffing levels (City of Novato 2020b). As discussed in Section 14, Population and Housing, the
population that would be accommodated by the project would not exceed population growth
anticipated by Plan Bay Area and the Novato General Plan. With an additional 454 new residents to
Novato’s existing population of 53,486, the ratio of officers per officers per 1,000 residents would
not exceed 1.13 per 1,000 residents.® The project would not require construction of new or
expanded police facilities. Therefore, impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

860 sworn officers divided by 53.94 per 1,000 residents (53,940 residents/1,000 residents) equals 1.11 officers per 1,000 residents.
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a.3. Would the project result in substantial adverse physical impacts associated with the provision
of new or physically altered schools, or the need for new or physically altered schools, the
construction of which could cause significant environmental impacts, in order to maintain
acceptable service ratios or other performance objectives?

The project site is located within the boundaries of the following neighborhood public schools: Olive
Elementary School (0.6 miles east of the project site at 629 Plum Street), Sinaloa Middle School (2.4
miles southwest at 2045 Vineyard Road) and San Marin High School (3.5 miles west of the project
site at 15 San Marin Drive) (Novato Unified School District [NUSD] 2021).

The additional residents that the project generates would increase the number of students
attending schools in the Novato Unified School District. The project would add approximately 46
new students, based on a generation rate of 0.259 students per multi-family dwelling unit (NUSD
2020). Although 46 new students would be considered a nominal increase, the applicant for the
project would be required to pay school development fees prior to the issuance of building permits,
as dictated by State law. According to Government Code Section 65996 (3)(h), payment of such fees
constitutes full mitigation of any school impacts under CEQA. Therefore, impacts from the increase
in school enrollment would be offset by the required payment of development fees. This impact
would be less than significant.

LESS THAN SIGNIFICANT IMPACT

a.4. Would the project result in substantial adverse physical impacts associated with the provision
of new or physically altered parks, or the need for new or physically altered parks, the
construction of which could cause significant environmental impacts, in order to maintain
acceptable service ratios or other performance objectives?

Within five miles of the project site, there are 17 local community parks and two nature
preserves/open space areas (Mount Burdell Preserve and Deer Island Open Space Preserve). The
nearest parks within 0.5-mile of the project site include Olive Tot Lot, Novato Civic Green/Flex
Space, Hamann Little League Field, Stafford Grove Park, and Downtown Recreation Center Pocket
Park (City of Novato 2021). The Olompali State Historic Park is also about 2.6 miles north of the
project site.

The project would include approximately 42,750 square feet of on-site open space amenities that
would include a central open space with pathways and gathering areas along the perimeter. On-site
amenities may include residential courtyards with firepit lounges, barbeques, community garden,
dining areas, and a bocce ball court. Site plans presented in Figure 3 and Figure 5 identify some of
the on-site amenities for the proposed open space proposed as part of the project. The final design
of the on-site open space amenities would be determined during the design process. These facilities
would be expected to supplement the local recreational facilities available to the 454 new residents
on the project site.

As discussed in Section 14, Population and Housing, the population that would be accommodated
by the project would not exceed population growth anticipated by Plan Bay Area and the Novato
General Plan. Therefore, the population growth associated with the project would not require new
or physically altered parks. Additionally, the City of Novato requires new residential developments
to pay development fees for the purpose of maintaining existing parks and developing new parks to
serve increased demand for recreational land, though it is not anticipated that new recreational
facilities or parks would be required to satisfy increased demand from new residents. Therefore, the
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project would have a less than significant impact on the physical deterioration of existing
recreational facilities.

LESS THAN SIGNIFICANT IMPACT

a.5. Would the project result in substantial adverse physical impacts associated with the provision
of other new or physically altered public facilities, or the need for other new or physically
altered public facilities, the construction of which could cause significant environmental
impacts, in order to maintain acceptable service ratios, response times or other performance
objectives?

The Marin County Free Library District provides library services for Novato along with Corte Madera,
Ross, and Fairfax and the unincorporated areas of Marin County. The district includes 11 facilities
and one bookmobile for a total of 12 locations. The Novato Main Branch is the closest to the project
site, at 1.2 miles southwest, on 1720 Novato Boulevard. The 2007 Marin County Free Library Vision
Plan found the South Novato Branch to need additional space to accommodate its service
population (City of Novato 2014). An agreement between the Novato Unified School District and the
Marin County Free Library would double the size of the South Novato branch, ostensibly offloading
the demand on the Novato Branch as well. The 6,000 square foot South Novato Library Complex
opened on November 18, 2015 (County of Marin 2015).

The project would add 454 new residents to Novato, increasing demand for library services.
However, as described in Section 14, Population and Housing, the population of Novato is
anticipated to grow to 56,295 persons by 2040 (ABAG 2020), and the increase in residences due to
the project accounts for less than one percent of the overall increase. Thus, the number of residents
introduced by the project would not be a substantial percentage of the growth and as such, would
not constitute significant or unplanned growth. Furthermore, the expanded South Novato Library
Complex would accommodate the needs of an increased population. Therefore, the impact related
to the provision of library services or other public facilities under the proposed project would be less
than significant.

LESS THAN SIGNIFICANT IMPACT
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16 Recreation
Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
a. Would the project increase the use of
existing neighborhood and regional parks
or other recreational facilities such that
substantial physical deterioration of the
facility would occur or be accelerated? O O [ | O
a. Does the project include recreational
facilities or require the construction or
expansion of recreational facilities which
might have an adverse physical effect on
the environment? O O [ | O

a. Would the project increase the use of existing neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would occur or
be accelerated?

b.  Does the project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment?

As discussed in Section 15, Public Services, the proposed project would not require new or expanded
recreational facilities. The project would accommodate an additional 454 persons, which would not
exceed population growth anticipated by Plan Bay Area and the City’s General Plan. Additionally,
the City of Novato requires new residential developments to pay development fees for the purpose
of maintaining existing parks and developing new parks to serve increased demand for recreational
land, though it is not anticipated that new recreational facilities or parks would be required to
satisfy increased demand from new residents. Therefore, the project would not increase the use of
existing parks or recreational facilities such that physical deterioration would be accelerated and
would not require construction or expansion of recreational facilities. Impacts would be less than
significant.

LESS THAN SIGNIFICANT IMPACT
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Transportation
Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact
Would the project:
a. Conflict with a program, plan, ordinance
or policy addressing the circulation
system, including transit, roadway,
bicycle and pedestrian facilities? O O [ | O
b. Conflict or be inconsistent with CEQA
Guidelines section 15064.3, subdivision
(b)? O O ] O
c. Substantially increase hazards due to a
geometric design feature (e.g., sharp
curves or dangerous intersections) or
incompatible use (e.g., farm equipment)? O O [ | O
d. Resultin inadequate emergency access? O O [ | O

The transportation analysis provided herein is based on a Traffic Impact Study (TIS) completed by W-
Trans. W-Trans prepared the TIS in March 2021, and was peer-reviewed by Kittelson & Associates in
October 2021. W-Trans prepared a revised TIS in September 2022. The TIS and peer review
memorandum are included as Appendix B.

The road network surrounding the proposed mixed-use development analyzed as part of the project
includes the following intersections:

Redwood Boulevard/San Marin Drive/Atherton Avenue

Redwood Boulevard/Golden Gate Place-Ranch Drive

Redwood Boulevard/Olive Avenue

Redwood Boulevard/Vallejo Avenue (west)

Redwood Boulevard/Vallejo Avenue (east)

Redwood Boulevard/Grant Avenue

No wu ks wnN

Redwood Boulevard/Diablo Avenue-DelLong Avenue

Additionally, the following streets provide alternative modes of transportation in the form of
pedestrian and bicycle facilities.

Pedestrian Facilities

A network of sidewalks, crosswalks, pedestrian signals, and curb ramps provide access for
pedestrians in the vicinity of the project site. Intermittent sidewalk coverage is provided on
Redwood Boulevard north of Olive Avenue. Along the east side of the street, sidewalks exist along
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developed property frontages, including the shopping center north of Olive Avenue. Along the west
side of the street, sidewalks are present south of Escallonia Drive. South of Olive Avenue, the
sidewalk network is complete along both sides of the street. At the intersection of Redwood
Boulevard and Olive Avenue, there are marked crosswalks, curb extensions, and a median refuge
crossing Redwood Boulevard. Sidewalks are present on both sides of Olive Avenue west of Redwood
Boulevard. There is not a sidewalk along the project site frontage.

Bicycle Facilities
The Caltrans Highway Design Manual classifies bikeways in four categories:

= Class | bikeways consist of a completely separated right-of-way for the exclusive use of bicycles
and pedestrians with cross flows of motorized traffic minimized.

= Class Il bike lanes are striped and signed lanes for one-way bike travel on a street or highway.

= Class lll bike routes are bikeways with signing only for shared use with motor vehicles within the
same travel lane on a street or highway.

= Class IV bikeways are separated bikeways for the exclusive use of bicycles, and include a
separation between the bikeway and the motor vehicle traffic lane.

In the project area, Class |l bike lanes exist on Redwood Boulevard between Wood Hollow Drive and
the downtown area. Bike lanes are also proposed on Olive Avenue from Redwood Boulevard to
Railroad Avenue, which would connect to existing bike lanes east of Railroad Avenue. Additional
Class Il and Class Il bicycle facilities are planned along Olive Avenue and Grant Avenue.

Transit Facilities

The Sonoma Marin Rail Transit (SMART) rail system includes two stations that are accessible from
the project site. the Novato Downtown station is located approximately 0.3 mile southeast of the
project site, and the Novato San Marin station is located approximately 0.6 mile north of the project
site. SMART operates between the City of Larkspur and the Sonoma County Airport station and
typically operates seven days a week during peak commute hours.

Marin Transit provides fixed route bus service in Novato. Routes 35, 57, 71, and 654 can be accessed
at the bus stops located within % mile of the site. Routes 35 and 57 provide service between the City
of San Rafael and Novato; Route 35 operates seven days a week from 7:00 a.m. to 11:00 p.m., with
buses approximately every 30 minutes, and Route 57 operates seven days a week from 6:00 a.m. to
9:00 p.m. with buses approximately every 30 minutes during peak commuting hours. Route 71
provides service between Novato and Marin City via San Rafael at 30-minute intervals during peak
hours. Route 654 is a supplemental school route that provides limited services associated with
school hours.

Golden Gate Transit also serves the bus stops along Redwood Boulevard and Olive Avenue. Golden
Gate Transit provides regional bus service between Novato, Sonoma County, and San Francisco.
Route 101 operates seven days a week from 4:00 a.m. until 12:00 a.m., providing hourly service
between San Francisco and Santa Rosa. Route 154 currently operates Monday thought Friday from
5:42 a.m. to 7:03 p.m., providing service between Novato (Atherton Ave Bus Pad) and San Francisco
(Golden Gate Transit 2023).

Dial-A-Ride, also known as paratransit, is also available for those who are unable to independently
use the transit system.
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a. Would the project conflict with a program, plan, ordinance or policy addressing the circulation
system, including transit, roadway, bicycle and pedestrian facilities?

Pedestrian and Bicycle Facilities

In the project area, Class |l bike lanes exist along Redwood Boulevard from the project site south
into Downtown Novato. The project would not disrupt or interfere with existing bike lanes and
would provide 202 new bike parking spaces.

In accordance with Mobility Policy MO-20a in the City’s General Plan, all new development projects
are required to include a sidewalk, path, or shoulder on all property frontages. There are existing
sidewalks in the project vicinity; however, there is no sidewalk on the western side of the project
site on its frontage with Redwood Boulevard. As described in the Project Description, sidewalks
would be added along the project frontage on Redwood Boulevard and Olive Avenue. However, the
sidewalk improvements along Olive Avenue would be completed by the City as part of a City-
sponsored Capital Improvement Program. The project would also involve sidewalks and pedestrian
crossings within the project site to facilitate pedestrian access between proposed buildings and off-
site. Development of the proposed project would not impair bicycle or pedestrian facilities.
Therefore, the project would have less than significant impacts to pedestrian or bicycle facilities.

Transit Facilities

The SMART rail stations, located 0.3 mile southeast and 0.6 mile north of the project site, would
remain accessible to future project residents via auto, bicycle, or ridesharing services. Marin Transit
bus Route 49 and Route 57 also provides access to the Novato Downtown SMART and San Marin
SMART stations,.. accessible from the Redwood Boulevard/Olive Avenue bus stops, approximately
350 feet miles of the project site. Golden Gate Transit Route 101 provides access to Santa Rosa and
San Francisco, which is also accessible at the Redwood Boulevard/Olive Avenue bus stops.

Existing train and bus routes are adequate to support the project, given that future residences
would not result in a substantial demand for transit service with the proposed location and supply
of parking spaces (Appendix B). The project would have no significant impact on transit facilities.
Development of the proposed project would not impair roadways or conflict with planned
pedestrian, bicycle, and transit facilities in the vicinity. This impact would be less than significant.

LESS THAN SIGNIFICANT IMPACT

b.  Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision
(b)?

CEQA Guidelines Section 15064.3 establishes thresholds for Vehicle Miles Traveled (VMT), a metric
used to calculate the total annual miles of vehicle travel in a defined area. The City of Novato has
not yet adopted a standard of significance for evaluating VMT,; therefore, guidance provided by the
Governor’s Office of Planning and Research’s (OPR) in the publication Transportation Impacts (SB
743) CEQA Guidelines Update and Technical Advisory (2018) is used. According to OPR’s guidance, a
project would have a less than significant impact to VMT if VMT generated by that project does not
exceed a level of 15 percent below existing regional VMT per capita. Additionally, the 2018 OPR
technical advisory and CEQA Guidelines Section 15064.3(b)(1) indicate that projects within one-half
mile of either an existing major transit stop or a stop along an existing high-quality transit corridor
should be presumed to cause a less than significant transportation impact. The TIS analyzed the
project’s potential impacts to VMT in terms of VMT per capita as well as proximity to transit.
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The VMT per capita projected to be generated by the project was compared to the existing citywide
average VMT per capita, using data from the Transportation Authority of Marin’s (TAM) Demand
Model. The existing citywide average VMT per capita is 17.0; therefore, the project would have a
significant impact if it would result in a VMT per capita that exceeds 15 percent below this level, or
14.5 VMT per capita.

The TAM Demand Model analyzes travel patterns based on established traffic analysis zones (TAZs)
that cover geographic areas of Marin County. The project site is within TAZ 182, which includes
nearby residential development; therefore, the existing VMT per capita of the project site TAZ was
used in the TAM Model, which is 9.0 VMT per capita.

The project would add new uses to an undeveloped site, which would increase VMT per capita.
However, project density has been demonstrated to reduce project VMT compared to expected
project VMT levels. The California Air Pollution Control Officers Association has defined a calculation
that determines the percent reduction in VMT that could occur when considering a site’s proposed
residential density, existing residential density, and the elasticity of VMT with respect to residential
density.® For the proposed project, which would have a residential density of 30.6 units per acre, a
21.2 percent reduction in expected VMT is projected (Appendix B). Applying these expected
reductions, the project VMT per capita would be reduced from 9.0 to 7.1. Because 7.1 is below the
significance threshold of 14.5 VMT per capita, the project’s VMT impacts would be less than
significant.

Furthermore, the project would be located approximately 0.3 mile from the Downtown Novato
SMART station and 350 feet from Marin Transit bus routes. Therefore, the project is within a half
mile of existing transit stops and would result in a VMT per capita below the significance threshold,
the project would have a have less than significant impact with regards to VMT.

LESS THAN SIGNIFICANT IMPACT

c. Would the project substantially increase hazards due to a geometric design feature (e.qg., sharp
curves or dangerous intersections) or incompatible use (e.g., farm equipment)?

The project would be required to comply with applicable federal, state, and City codes and
regulations and as such would not be expected to introduce any new hazards in terms of its design.
Sight distances were evaluated at the locations of proposed project driveways and were determined
to be adequate based on the speed of approaching vehicles (Appendix B). Proposed project
driveways and internal drive aisles would not substantially increase hazards due to design or use.
Therefore, impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

9 Elasticity refers to how one variable changes in response to another variable, or in this case, how VMT would change in response to
increased residential density. A variable with low elasticity does not change substantially in value in response to another variable. The
elasticity of VMT in this calculation is 0.22, representing a low elasticity. Accordingly, this describes how an increase in residential density
would not result in a proportionate increase in VMT. Refer to Appendix B for further information.
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d. Would the project result in inadequate emergency access?

No lane closures are anticipated to be required for project construction. The project site would be
accessible via two proposed, two-way driveways on Redwood Boulevard. These driveways would be
designed to meet the City’s requirements for emergency access. Site plans show that drive aisles
throughout the site would be 26 feet wide, which would be adequate to provide emergency access
for ladder trucks and other emergency vehicles. Therefore, the proposed project would have
adequate emergency access. Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT
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18 Tribal Cultural Resources

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Would the project cause a substantial
adverse change in the significance of a tribal
cultural resource, defined in a Public
Resources Code Section 21074 as either a
site, feature, place, or cultural landscape that
is geographically defined in terms of the size
and scope of the landscape, sacred place, or
object with cultural value to a California
Native American tribe, and that is:
a. Listed or eligible for listing in the

California Register of Historical

Resources, or in a local register of

historical resources as defined in Public

Resources Code Section 5020.1(k)? O [ | O O
b. Aresource determined by the lead

agency, in its discretion and supported

by substantial evidence, to be significant

pursuant to criteria set forth in

subdivision (c) of Public Resources Code

Section 5024.1? In applying the criteria

set forth in subdivision (c) of Public

Resources Code Section 5024.1, the lead

agency shall consider the significance of

the resource to a California Native

American tribe. O [ | O O

Cadlifornia Assembly Bill 52 of 2014

California Assembly Bill 52 (AB 52) expanded CEQA by defining a new resource category, “tribal
cultural resources.” AB 52 establishes that “a project with an effect that may cause a substantial
adverse change in the significance of a tribal cultural resource is a project that may have a
significant effect on the environment” (PRC Section 21084.2). It further states the lead agency shall
establish measures to avoid impacts that would alter the significant characteristics of a tribal
cultural resource, when feasible (PRC Section 21084.3).

PRC Sections 21074(a)(1)(A) and (B) define tribal cultural resources as “sites, features, places,
cultural landscapes, sacred places, and objects with cultural value to a California Native American
tribe” and are:
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1. Listed or eligible for listing in the CRHR, or in a local register of historical resources as
defined in PRC Section 5020.1(k), or

2.  Aresource determined by the lead agency, in its discretion and supported by substantial
evidence, to be significant pursuant to criteria set forth in PRC Section 5024.1(c). In applying
these criteria, the lead agency shall consider the significance of the resource to a California
Native American tribe.

AB 52 also establishes a formal consultation process for California tribes regarding tribal cultural
resources. The consultation process must be completed before a CEQA document can be adopted or
certified. Under AB 52, lead agencies are required to begin consultation with California Native
American tribes that are “traditionally and culturally affiliated with the geographic area of the
proposed project.” Native American tribes to be included in the process are those that have
requested notice of projects proposed within the jurisdiction of the lead agency.

Cadlifornia Senate Bill 18 of 2004

California Government Code Section 65352.3 (adopted pursuant to the requirements of Senate Bill
[SB] 18) requires local governments to contact, refer plans to, and consult with tribal organizations
prior to making a decision to adopt or amend a general or specific plan. The tribal organizations
eligible to consult have traditional lands in a local government’s jurisdiction, and are identified,
upon request, by the NAHC. As noted in the California Office of Planning and Research’s Tribal
Consultation Guidelines (2005), “The intent of SB 18 is to provide California Native American tribes
an opportunity to participate in local land use decisions at an early planning stage, for the purpose
of protecting, or mitigating impacts to, cultural places.” SB 18 refers to PRC Sections 5097.9 and
5097.995 to define cultural places as a Native American sanctified cemetery, place of worship,
religious or ceremonial site, or sacred shrine (PRC Section 5097.9)and Native American historic,
cultural, or sacred site that is listed or may be eligible for listing in the CRHR pursuant to PRC Section
5024.1, including any historic or prehistoric ruins, any burial ground, and any archaeological or
historic site (PRC Section 5097.995).

Assembly Bill 52 and SB 18 Consultation

The City mailed letters on July 9, 2020 to local Native Americans who requested notification under
AB 52 and SB 18. Under AB 52, tribes have 30 days to respond and request consultation. Under SB
18, tribes have 90 days to respond and request consultation. On August 12, 2020, the City received a
response from the Federated Indians of Graton Rancheria (FIGR) Tribal Historic Preservation Officer
requesting formal consultation with the City as well as receipt of any cultural resources assessments
or other assessments completed for the project.

Consultation meetings between the City and FIGR took place on January 1, 2022, November 7, 2022,
and April 10, 2023. During these meetings FIGR requested a canine detection survey and a ground
penetrating radar survey and the City agreed to undertake a canine detection survey. The canine
detection survey was conducted on February 21, 2023, and identified an area with possible
displaced grave soils and/or small fragments of human remains. During the following consultation
meeting in April, 2023, the City and FIGR discussed the results of the cultural resources study and
the canine detection survey and the City presented five drafted mitigation measures based on the
findings of the archaeological testing and the canine detection survey. The City’s proposed
mitigation measures are summarized below:
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Workers Environmental Awareness Training
Discovery and Treatment Plan
Archaeological and Tribal Monitoring during all ground disturbing portions of the project.

PwNPR

An Environmentally Sensitive Area (ESA) to be established around the area identified by the
canine detection survey

5. Protocols for unanticipated discoveries

During the meeting, the City discussed the parameters of the above mitigation measures and
requested FIGR’s participation in defining mitigation measure 4, particularly in reference to
establishing a buffer around the sensitive area to protect the resource from any impact as a result of
construction activities. FIGR recommended a variety of buffers that the Tribe felt were appropriate
ranging from 100 feet to 300 feet around areas containing potential tribal cultural resources. FIGR
stated that an avoidance or conservation area, which may be limited in allowable uses, may be
considered.

Following completion of the cultural resources assessment, provided in Confidential Appendix D, the
City provided the Final Cultural Resources Report which included mitigation measure
recommendations to FIGR on July 3, 2023 and requested a response by July 17, 2023. FIGR
responded on July 3, 2023 requesting an extension and that the City schedule the next consultation
meeting in 30 days with the provision that FIGR will provide comments prior to the meeting. On July
12, 2023, the City responded in an email and extended the deadline to July 24, 2023. On July 26,
2023, the City sent a letter to FIGR acknowledging that no responses have been received and that
the City considers consultation to have closed. On July 28, 2023, FIGR responded stating they did
not wish to close consultation and disagree with the project moving forward as it is currently
proposed. The City has not received further correspondence from FIGR since this time and has
concluded that, after a good faith effort, mutual agreement with FIGR could not be reached as FIGR
did not respond in a timely fashion to the mitigation measures presented by the City.

Impact Analysis

a. Would the project cause a substantial adverse change in the significance of a tribal cultural
resource as defined in Public Resources Code Section 21074 that is listed or eligible for listing in
the California Register of Historical Resources, or in a local register of historical resources as
defined in Public Resources Code Section 5020.1(k)?

b. Would the project cause a substantial adverse change in the significance of a tribal cultural
resource as defined in Public Resources Code Section 21074 that is a resource determined by the
lead agency, in its discretion and supported by substantial evidence, to be significant pursuant to
criteria set forth in subdivision (c) of Public Resources Code Section 5024.17?

During consultation meetings conducted between the City and FIGR, FIGR identified the project site
as a tribal cultural resource. The project site is not listed on nor eligible for inclusion in the CRHR, or
in a local register as defined in Public Resources Code Section 5020.1(k). Resource TJ-1 and the area
identified as sensitive during the canine detection survey, discussed further in Section 5, Cultural
Resources, are not eligible for inclusion in the CRHR or local register.

Further, the City concluded, in its discretion and based on a lack of substantial evidence, that there
is not a known significant tribal cultural resource within the property. There is however always
potential to uncover buried tribal cultural resources during ground disturbing activities, such as the
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excavation and grading that would be required for project construction. Should project construction
activities encounter and damage or destroy a Tribal Cultural Resource, impacts would be potentially
significant. Implementation of Mitigation Measure TCR-1 for an environmentally sensitive area
consistent with Public Resources Code (PRC) Section 21084.3(b), described below, and Mitigation
Measure CUL-1 through Mitigation Measure CUL-4 outlined in Section 5, Cultural Resources, above,
would ensure that potential impacts to tribal cultural resources would be reduced to a less than
significant level.

Mitigation Measure

TCR-1 Environmentally Sensitive Area Delineation (ESA)

An ESA shall be delineated around the area determined sensitive by the canine detection survey
conducted on February 21, 2023 inclusive of an 8-foot buffer to account for the canine survey’s
margin of error. The ESA shall be marked with high visibility material to prevent any unauthorized
construction equipment and/or personnel from disturbing the area. To ensure confidentiality, no
specific identification will be made other than where the area is environmentally sensitive. Avoiding
any ground disturbing work within the ESA as feasible, is the preferred option. One of the two
following options shall be selected:

1) Preferred Option. The site plan shall be modified to establish the ESA as an undisturbed
landscape element, avoiding any excavation work within all areas of the ESA. Any excavation
within 25-feet of the ESA shall be limited to constructing necessary for emergency vehicular
access and circulation and shall be monitored by a qualified archaeologist and locally affiliated
Native American monitor. If human remains and/or associated funerary items are identified,
they shall be retained, treated, and repatriated as specified in Mitigation Measure CUL-2
(Discovery and Treatment Plan) and following NAGPRA guidelines. No further site treatment or
investigations are required for areas left undisturbed or where only fill materials are imported
for ground cover and no excavation occurs.

2) Alternate Option. No modifications made to the site plan, and all ground disturbing work
conducted within the ESA (such as excavation) shall be done with manual equipment and
monitored by a qualified archaeologist and locally affiliated Native American monitor. Soils
subject to disturbance within the ESA shall be screened through a 1/8” mesh by a qualified
archaeologist to confirm the presence/absence of any cultural resources, including fragmented
human remains. If human remains and/or associated funerary items are identified, they shall be
collected, treated, and repatriated as specified in Mitigation Measure CUL-2 (Discovery and
Treatment Plan) and following NAGPRA guidelines. No further site treatment or investigations
are required for areas left undisturbed or where only fill materials are imported for ground
cover and no excavation occurs.

TCR-2 Native American Monitoring

Native American monitoring of project-related ground-disturbing activities shall be conducted by a
local Native American consultant. Native American monitoring should be provided by a locally
affiliated tribe. Monitors will have the authority to halt and redirect work should any tribal cultural
resources be identified during monitoring. If tribal cultural resources are encountered during
ground-disturbing activities, work in the immediate area must halt and the find evaluated for listing
in the CRHR. Native American monitoring may be reduced to spot-checking or eliminated at the
discretion of the monitors, in consultation with the lead agency, as warranted by conditions such as
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encountering bedrock, or sediments being excavated are fill. If monitoring is reduced to spot-
checking, spot-checking shall occur when ground-disturbance moves to a new location within the
project site and when ground disturbance will extend to depths not previously reached (unless
those depths are in bedrock).

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED
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19 Utilities and Service Systems

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Would the project:

a. Require or result in the relocation or
construction of new or expanded water,
wastewater treatment or storm water
drainage, electric power, natural gas, or
telecommunications facilities, the
construction or relocation of which could
cause significant environmental effects? O O [ | O

b. Have sufficient water supplies available
to serve the project and reasonably
foreseeable future development during
normal, dry and multiple dry years? O O [ | O

c. Result in a determination by the
wastewater treatment provider which
serves or may serve the project that it
has adequate capacity to serve the
project’s projected demand in addition
to the provider’s existing commitments? O O [ | O

d. Generate solid waste in excess of State
or local standards, or in excess of the
capacity of local infrastructure, or
otherwise impair the attainment of solid
waste reduction goals? O O [ | O

e. Comply with federal, state, and local
management and reduction statutes and
regulations related to solid waste? O O [ | O

a. Would the project require or result in the relocation or construction of new or expanded water,
wastewater treatment or storm water drainage, electric power, natural gas, or
telecommunications facilities, the construction or relocation of which could cause significant
environmental effects?

Water

Water for the project would be provided by the NMWD via existing utilities on and adjacent to the
project site. Approximately two-thirds of the Novato water supply is sourced from the Russian River
provided by the Sonoma County Water Agency, and the remaining third comes from local runoff
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into Stafford Lake that is treated at the NMWD Stafford Water Treatment Plant (NMWD 2021).
Water supply is discussed further under criterion (b) below.

Novato’s water supply system includes roughly 6,034-acre feet (AF) of imported water, a storage
capacity of 37 million gallons, and two water rights permits for diversion of surface water from
Stafford Lake for the annual diversion of 8,454 AF. Novato’s total water supply contracted volume is
14,100 AF per year. NMWD projects that future supplies would be sufficient to meet forecasted
demand under normal year and multiple-dry year scenarios (NMWD 2021).

The project’s estimated water demand would be approximately 12.63 million gallons per year for
the indoor water use and approximately 7.95 million gallons per year for outdoor water use
(Appendix C), or approximately 56,384 gallons per day, which is approximately 0.6 percent of
Novato’s water supply during a normal year, approximately 0.7 percent of Novato’s water supply
during a dry year and approximately four percent of Novato’s water supply system surplus capacity
by 2040.

Existing supplies may be insufficient to meet forecasted demand for a single dry year scenario;
however, the NMWD contingency plan would allow for the reduction of water supplied by up to 50
percent if needed (NMWD 2021). New development would offset new water demand through
NMWD’s water connection rate structure, which funds water infrastructure maintenance. In
addition, the project would comply with the City’s General Plan Policy PF-3a and NMWD Regulation
No. 15, which require water-saving landscaping and related water conservation measures.
Therefore, impacts would be less than significant.

Wastewater

The Novato Sanitary District (NSD) provides wastewater collection, treatment, and disposal services
for the Novato Community. Wastewater is transported to the Novato Treatment Plant (NTP) where
most of the water undergoes primary and secondary treatment and is either discharged to San
Pablo Bay or used for pasture irrigation. The NTP is designed for an average dry weather flow of 7.0
million gallons per day (MGD) and peak wet weather flow of 30.7 MGD. The NTP has a remaining
processing capacity of approximately 3.5 MGD for dry weather flow and 17.9 MGD for peak wet
weather flow (NSD 2019a).

The project’s estimated wastewater generation would be approximately 10.5 million gallons per
year (assuming water use equivalent to the indoor water use predicted in the CalEEMod Output
[Appendix C] is approximately 120 percent of wastewater generation), or approximately 28,767
gallons per day. This would represent approximately 0.41 percent of the NTP wastewater treatment
plant remaining capacity for average dry weather flow and 0.09 percent remaining capacity for peak
wet weather flow. Therefore, the NTP has the capacity to meet the wastewater treatment demands
that would be generated from the project. Impacts associated with the project’s incremental
wastewater generation would be less than significant.

Stormwater

The project would be designed and engineered with drainage features appropriate to accommodate
the needs of the project and mimic the historical flow patterns. As discussed in Section 10,
Hydrology and Water Quality, the project would not require an expansion of existing or new
stormwater infrastructure to the site. On-site stormwater generated by the project’s impervious
surfaces would drain into one of four bioretention areas and undergo treatment prior to discharge
into the existing sanitary sewer. Overflow of the bioretention areas would be directed to the
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existing storm drains. As detailed in the Preliminary Stormwater Control Plan (Appendix G), the
overflow from the bioretention areas would match the existing runoff volumes and not outlet across
property lines. In addition, based on hydraulic capacity calculations performed by Adobe Associates
in the Preliminary Stormwater Control Plan (Appendix G), the proposed drainage systems are
sufficiently sized to meet 25- and 100-year flood flows.

Thus, the volume of stormwater runoff would not exceed the capacity of the storm drain system
serving the site. The proposed project would not require the construction of new off-site
stormwater drainage facilities or expansion of existing facilities. Impacts would be less than
significant.

Electricity, Natural Gas, and Telecommunications

The project would not connect to or utilize natural gas as a source of energy and would use
electricity provided by MCE through PG&E infrastructure. A significant impact to electricity and
telecommunications facilities may occur if a project’s demand for these services exceeds the
capacity of local providers. PG&E maintains the electricity distribution lines and substations that
serve the project area. Telecommunications are generally available in the project area, and facility
upgrades would not be necessary.

As described in Section 6, Energy, the project would require approximately 883 megawatt-hours
(MWh) of electricity per year. PG&E maintains power lines along Redwood Boulevard (Circuit
Identification Novato 1102) and along the SMART rail line (Circuit Identification Novato 1104). Both
power lines may serve the project site. The Novato 1102 circuit is connected to a substation that has
a capacity of 6.6 megawatts (MW) and a peak load of 2.4 MW with a remaining capacity of 4.2. The
Novato 1104 circuit is connected to a substation with a capacity of 15.84 MW and a peak load of
10.87 MW with a remaining capacity of 5.0 MW. The project would require approximately 0.1 MW,
which is less than one percent of the remaining capacity of the PG&E substations that serve the
project sites. Accordingly, the project would be accommodated adequately by existing electricity
and telecommunication facilities and would not require improvements to existing facilities, or the
provision of new facilities, that would cause significant environmental effects. Impacts would be less
than significant.

LESS THAN SIGNIFICANT IMPACT

b.  Would the project have sufficient water supplies available to serve the project and reasonably
foreseeable future development during normal, dry and multiple dry years?

As described above under criterion (a), the City of Novato is serviced by the NMWD, which provides
potable and recycled water service to the city and surrounding unincorporated areas.
Approximately 80 percent of the Novato water supply comes from the Russian River through the
NMWD wholesale water supplier, the Sonoma County Water Agency. The remaining 20 percent
comes from local runoff into Stafford Lake. The NMWD has no local, developed groundwater
sources (NMWD 2021).

The NMWD’s 2020 Urban Water Management Plan (UWMP) addresses NMWD’s water system and
includes descriptions of water supply sources, water use, comparisons of supply and demand during
dry years, etc.

Pursuant to the UWMP, normal year, single dry year, and multiple dry year supply and demand
comparisons are shown below in Table 23.
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Table 23 NMWD Water Supply and Demand in Acre-Feet for Normal, Single Dry, and
Multiple Dry Years

Normal Year

Supply Totals 15,913 15,926 15,940 15,954 15,968
Demand Totals 10,679 10,857 11,085 11,108 11,152
Difference 5,234 5,069 4,855 4,846 4,816

Single Dry Year

Supply Totals 15,913 13,684 13,585 13,472 13,345
Demand Totals 10,679 10,857 11,085 11,108 11,152
Difference 5,234 2,827 2,500 2,364 2,194
Multiple

Dry Years

First Year

Supply Totals 15,913 15,926 15,940 15,954 15,968
Demand Totals 10,679 10,857 11,085 11,108 11,152
Difference 5,234 5,069 4,855 4,846 4,816

Second Year

Supply Totals 15,913 15,926 15,940 15,954 15,968
Demand Totals 10,679 10,857 11,085 11,108 11,152
Difference 5,234 5,069 4,855 4,846 4,816
Third Year

Supply Totals 15,913 15,926 15,940 15,954 15,968
Demand Totals 10,679 10,857 11,085 11,108 11,152
Difference 5,234 5,069 4,855 4,846 4,816

Notes: Parentheses denote a negative number
Source: NMWD 2021

Table 23 shows that NMWD’s projected water supplies are sufficient to meet projected demands
during normal and multiple dry year conditions. During a single dry year scenario, NMWD would not
have adequate supplies and would need to impose mandatory water use restrictions (NMWD 2016).
A single dry year represents the lowest water supply available, while a multiple dry year represents
the lowest average water supply available for a three-year period. The NMWD’s water supply
volume would be sufficient during a multiple dry year scenario since the volume is based on an
average, while the single dry year represents the lowest volume available and is the worst-case
scenario.

NMWD currently serves the project site through existing utilities and services would continue to do
so during project operation. The project’s estimated water demand would be approximately 56,384
gallons per day, or 20.58 million gallons per year (Appendix C).

The project’s water demand would represent less than 0.6 percent of the projected available
NMWD supply. Based on the project’s incremental contribution to future demand, new sources of
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water supply would not be required to meet project water needs. The project would be required to
comply with this ordinance to conserve water. Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT

c. Would the project result in a determination by the wastewater treatment provider which serves
or may serve the project that it has adequate capacity to serve the project’s projected demand
in addition to the provider’s existing commitments?

The Novato Sanitary District (NSD) provides wastewater collection, treatment, and disposal services
for the Novato Community. Wastewater is transported to the Novato Treatment Plant (NTP) where
most of the water undergoes primary and secondary treatment and is either discharged to San
Pablo Bay or used for pasture irrigation. The NTP is designed for an average dry weather flow of 7.0
million gallons per day (MGD) and peak wet weather flow of 30.7 MGD. The NTP has a remaining
processing capacity of approximately 3.5 MGD for dry weather flow and 17.9 MGD for peak wet
weather flow (NSD 2019a).

As described in response to criterion (a), above, the project’s estimated wastewater generation
would be approximately 10.5 million gallons per year (assuming water use equivalent to the indoor
water use predicted in the CalEEMod Output [Appendix C] is approximately 120 percent of
wastewater generation), or approximately 28,767 gallons per day. This would represent
approximately 0.1 percent of the NTP wastewater treatment plant’s remaining capacity for average
dry weather flow and 1.3 percent remaining capacity for peak wet weather flow. This would
represent approximately 0.41 percent of the NTP wastewater treatment plant’s remaining capacity
for average dry weather flow and 0.09 percent remaining capacity for peak wet weather flow.
Therefore, the NTP has the capacity to meet the wastewater treatment demands that would be
generated from the proposed project. As discussed under criterion (a), NSD has indicated that the
existing sewer force main in Rowland Boulevard is not anticipated to have capacity deficiency issues
and none of the sewer gravity pipelines in the area have a risk priority above “very low” (NSD
2019b). Therefore, impacts associated with project’s incremental wastewater generation would be
less than significant.

LESS THAN SIGNIFICANT IMPACT

d. Would the project generate solid waste in excess of State or local standards, or in excess of the
capacity of local infrastructure, or otherwise impair the attainment of solid waste reduction
goals?

e. Would the project comply with federal, state, and local management and reduction statutes
and regulations related to solid waste?

Solid waste from the City of Novato is taken to the Redwood Landfill and Recycling Center located
north of the Novato city limit. The landfill is permitted to accept 2,300 tons of material per day and
has a design capacity of about 26 million cubic yards (CalRecycle 2020). The estimated closure date
of the landfill is 2036 (City of Novato 2020a).

The Novato Sanitary District and its franchise service provider Recology provide solid waste and
recycling disposal services in the project vicinity for the provision of trash, recycling and organics
services to the project. In 2011, NSD amended its franchise agreement to make major progress
toward achieving zero waste goals. The contract requires Recology (the recycling, composting, and
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garbage collection provider) to achieve an 80 percent diversion of waste to recycling by 2025 (NSD
2011).

Using an estimated solid waste generation rate provided by CalRecycle for residential land uses of
12.23 pounds of waste per household per day, the project would result in an increase of
approximately 2,177 pounds of solid waste per day, or 397 tons per year (CalRecycle 2020a). This
would represent approximately 0.03 percent of the permitted daily throughput of the Redwood
Landfill and Recycling Center. This would not represent a substantial increase in waste and the
project would not be served by a landfill without sufficient capacity. The project would comply with
state and local statues and regulations related to solid waste regarding increased recycling efforts
pursuant to Assembly Bill 341 by providing recycling services to residents. Impacts would be less
than significant.

LESS THAN SIGNIFICANT IMPACT
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20 Wildfire

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

If located in or near state responsibility areas
or lands classified as very high fire hazard
severity zones, would the project:
a. Substantially impair an adopted

emergency response plan or emergency

evacuation plan? O O [ | O
b. Due to slope, prevailing winds, and other

factors, exacerbate wildfire risks and

thereby expose project occupants to

pollutant concentrations from a wildfire

or the uncontrolled spread of a wildfire? O O [ | O
c. Require the installation or maintenance

of associated infrastructure (such as

roads, fuel breaks, emergency water

sources, power lines or other utilities)

that may exacerbate fire risk or that may

result in temporary or ongoing impacts

to the environment? O O [ ] O
d. Expose people or structures to significant

risks, including downslopes or

downstream flooding or landslides, as a

result of runoff, post-fire slope

instability, or drainage changes? O O | O

a. Iflocated in or near state responsibility areas or lands classified as very high fire hazard severity
zones, would the project substantially impair an adopted emergency response plan or
emergency evacuation plan?

b. Iflocated in or near state responsibility areas or lands classified as very high fire hazard severity
zones, would the project, due to slope, prevailing winds, and other factors, exacerbate wildfire
risks and thereby expose project occupants to pollutant concentrations from a wildfire or the
uncontrolled spread of a wildfire?

c. Iflocated in or near state responsibility areas or lands classified as very high fire hazard severity

zones, would the project require the installation or maintenance of associated infrastructure
(such as roads, fuel breaks, emergency water sources, power lines or other utilities) that may
exacerbate fire risk or that may result in temporary or ongoing impacts to the environment?
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d. Iflocated in or near state responsibility areas or lands classified as very high fire hazard severity
zones, would the project expose people or structures to significant risks, including downslopes
or downstream flooding or landslides, as a result of runoff, post-fire slope instability, or
drainage changes?

The project site is not located within a State Responsibility Area or a Very High Fire Hazard Severity
Zone (VHFHSZ) as mapped by CAL FIRE (CAL FIRE 2021). The nearest VHFHSZ is located
approximately three miles south of the site in the Indian Valley, Ignacio Valley, and Pacheco Valley
Preserves (CAL FIRE 2021). The project would be served by NFPD, and is not within a Wildland Urban
Interface area, an area subject to high fire hazard, as mapped by the NFPD. Furthermore, the
footprint of the project site is generally flat, and its topography would not enhance the spread of
wildfire. The project would not involve the construction of new utility infrastructure that could
exacerbate fire risk, such as overhead power lines, or roadways. Emergency vehicle access would be
provided through the four private driveways off of Redwood Boulevard and Olive Avenue.
Therefore, the project would not expose people or structures to a significant risk involving wildfire,
nor would it exacerbate the risk of wildfire. Impacts would be less than significant.

LESS THAN SIGNIFICANT IMPACT




21

Environmental Checklist
Mandatory Findings of Significance

Mandatory Findings of Significance

Less than
Significant
Potentially with Less than
Significant Mitigation Significant
Impact Incorporated Impact No Impact

Does the project:

a.

Have the potential to substantially
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, substantially 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? O [ | O O

Have impacts that are individually

limited, but cumulatively considerable?

(“Cumulatively considerable” means that

the incremental effects of a project are

considerable when viewed in connection

with the effects of past projects, the

effects of other current projects, and the

effects of probable future projects)? O [ | O O

Have environmental effects which will

cause substantial adverse effects on

human beings, either directly or

indirectly? O [ | O O

Does the project have the potential to substantially 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,
substantially 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?

As discussed throughout this Initial Study, the project would have no impact, a less than significant
impact, or a less than significant impact after mitigation with respect to all environmental issues.
Regarding biological resources, the existing habitat onsite does not currently support special status
species. Therefore, there is low potential for special-status species to occur, except for nesting birds.
Implementation of mitigation measures BIO-1 and BIO-2 would reduce potential impacts to nesting
birds and special status species to a less-than-significant level by requiring pre-construction surveys
to determine the presence of nesting birds and implementing necessary avoidance measures if they
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are found. In addition, Mitigation Measure BIO-3 would offset impacts related to filling the
ephemeral stream/ditch through purchase of wetland/waters mitigation credits at a USACE,
RWQCB, and/or CDFW-approved mitigation bank for creation or enhancement of wetlands at a
minimum 1:1 ratio. Therefore, impacts would be less than significant.

As described in Section 5, there are no historic resources identified within the site. However, the site
is considered sensitive for containing subsurface archaeological resources and tribal cultural
resources. In the event of unanticipated discovery of cultural resources, the project would comply
with Mitigation Measures TCR-1, TCR-2 and to Mitigation Measures CUL-1 through CUL-4 for a
Worker’s Environmental Awareness Program, Discovery and Treatment Plan, archaeological
monitoring, and unanticipated discoveries during construction which would reduce project impacts
to archaeological resources to less than significant levels. Therefore, the proposed project would
not eliminate an important example of major periods of California history or prehistory.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED

b. Does the project have impacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable” means that the incremental effects of a project are considerable
when viewed in connection with the effects of past projects, the effects of other current
projects, and the effects of probable future projects)?

As described in Sections 1 through 20, the proposed project would not result in significant and
unmitigable impacts to the environment with respect to all environmental issues. Cumulative
impacts could occur if the construction of other projects occurs at the same time as the proposed
project and in the same geographic scope, such that the effects of similar impacts of multiple
projects combine to create greater levels of impact than would occur at the project-level. For
example, if the construction of other projects in the area occurs at the same time as project
activities, combined air quality and noise impacts may be greater than at the project-level.

Ten development projects are planned to occur within approximately one mile of the project, which
are summarized in Table 24. The exact implementation timing of these projects is not known at this
time; therefore, it is conservatively assumed that construction of these planned projects could
overlap with construction of the proposed project.




Table 24 Cumulative Development Projects

Environmental Checklist
Mandatory Findings of Significance

Status

Project Name

1 7711 Redwood
Boulevard Residences

2 Valley Oaks

3 Habitat Redwood Blvd
4 777 San Marin

5 Atherton Place

6 Residence Inn — Novato
7 1301 Grant Avenue

Mixed Use and
HenHouse Brewing
Company

8 4th Street & Grant
Avenue Mixed Use
Project

9 3rd Street & Grant
Avenue Mixed Use
Project

10 15t Street & Grant
Avenue Mixed Use
Project

Project Location

7711 Redwood
Boulevard, 1 mile north
of project site

Redwood Blvd near
Pinkston Road
(adjacent to 7711
Redwood)

8161 Redwood Blvd

777 San Marin Drive

7533/7537 Redwood
Boulevard, 350 feet
east of project site

7546 Redwood
Boulevard, immediately
north of project site

1301 Grant Avenue,
0.45 mile southwest of
project site

1316 Grant Avenue, 0.5
mile southwest of
project site

1212 & 1214 Grant
Avenue, 0.45 mile
southwest of project
site

1107 & 1119 Grant
Avenue, 0.45 mile
southwest of project
site

Project Components

Development of 4-acre site with
80 for-sale residential units

Development of 36-acre site with
81 for-sale residential units

80 for-sale residential units; 2,200
square-foot office building

Redevelopment of office park.
Approximately 1,300 residential
units proposed

Development of 3.6-acre site with
50 townhomes and 1,360 square
feet of retail space

Construction of 77,532 square
foot, 103 room hotel with a
separate 8,000 square foot
commercial structure

Conversion of existing office
structure into mixed-use building
with tap room on ground floor
and offices on upper floor

Demolition of existing office
structure and construction of six
story mixed use structure with
6,790 square feet of ground floor
commercial space and five stories
of 207 residential units

Demolition of existing structures
and constructure of five story
mixed use structure with 1,345
square feet of ground floor
commercial space and four
stories of 60 residential units.

Demolition of existing structures
and construction of six story
mixed use structure with 6,205
square feet of ground floor
commercial space and five stories
of 173 residential units

Under construction

CEQA
environmental
review in progress

Grading permit
issued.
Construction to
commence soon.

Under review.
Pending design
review approval.

Construction
complete.

Under construction

Construction
complete.

Application under
City review

Application under
City review

Application under
City review

Source: City of Novato 2023
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Project impacts are primarily temporary, localized effects that would occur during construction
activities. Therefore, the potential for the project to contribute to cumulative impacts would be
limited to the infrequent periods of project activities and the following issue areas:

Air Quality. Because the San Francisco Area Air Basin is designated a nonattainment area for the
federal 8-hour ozone standard, federal PM.s 24-hour standard, state 8-hour and 1-hour ozone
standards, state PMjo annual and 24-hour standards, and the state PM,s 24-hour standard,
cumulative air quality impacts currently exist for these pollutants. As discussed in Section 3, Air
Quality, project construction activities would not generate emissions of this air pollutant
exceeding BAAQMD significance thresholds, which are intended to assess whether a project’s
contribution to existing cumulative air quality impacts is considerable. Therefore, the project’s
contribution to cumulative air quality impacts would not be cumulatively considerable.

Biological Resources. Most cumulative impacts to biological resources occur when a
disproportionate number of development projects occur at once and regionally impact a local
population of a special status species, riparian habitat, sensitive natural communities, wetlands,
or other locally protected biological resources. In this case, Project Nos. 1 and 3 would occur in
undeveloped areas and Project Nos. 2, and 4 through 10 would occur within partially developed
or previously developed areas. Due to the nature of these projects and the discretionary
approvals required for each one, these development projects would be required to undergo
CEQA review to identify the extent of these biological resources impacts and to mitigate those
impacts appropriately. Given the uncertainty in the extent of impacts associated with these
projects, this analysis conservatively assumes a significant cumulative impact to biological
resources would occur. Nevertheless, the proposed project would be required to implement
Mitigation Measures BIO-1 through BIO-3 to reduce its impacts to biological resources to a less-
than-significant level such that project-level impacts would not result in a cumulatively
considerable contribution to this cumulative impact.

Cultural and Tribal Cultural Resources. Cumulative development in the region would continue
to disturb areas with the potential to contain cultural and tribal cultural resources. Project Nos.
3 through 8 would occur within developed sites with low potential to impact cultural resources
(City of Novato 2022). In addition, as mentioned above, the cumulative development projects
have undergone or would be required to undergo CEQA review, which would determine the
extent of potential cultural and tribal cultural resources impacts and mitigate those impacts
appropriately. If these cumulative projects would result in impacts to known or unknown
cultural or tribal cultural resources, impacts to such resources would be addressed on a case-by-
case basis. Given the uncertainty in the extent of impacts associated with these projects, this
analysis conservatively assumes a significant cumulative impact to cultural and tribal cultural
resources would occur. Nevertheless, the proposed project would be required to implement
Mitigation Measures CUL-1 through CUL-3 and TCR-1 to reduce its impacts to cultural and tribal
cultural resources to a less-than-significant level such that project-level impacts would not result
in a cumulatively considerable contribution to this cumulative impact.

Greenhouse Gas Emissions. GHG emissions and climate change are, by definition, cumulative
impacts. As discussed in Section 8, Greenhouse Gas Emissions, the adverse environmental
impacts of cumulative GHG emissions, including sea level rise, increased average temperatures,
more drought years, and more large forest fires, are already occurring. As a result, cumulative
impacts related to GHG emissions are significant. Thus, the issue of climate change involves an
analysis of whether a project’s contribution towards an impact is cumulatively considerable. As
discussed in Section 8, Greenhouse Gas Emissions, project emissions would be below the
identified threshold of significance and would therefore not be cumulatively considerable.




Environmental Checklist
Mandatory Findings of Significance

= Hazards and Hazardous Materials. Similar to the proposed project, cumulative projects would
be required to comply with regulations applicable to the use, disposal, and transportation of
hazardous materials during construction activities, and compliance with applicable regulations
would reduce potential cumulative impacts to less-than-significant levels. With respect to the
use and accidental release of hazardous materials in the environment at construction, effects
are generally limited to site-specific conditions. Therefore, cumulative impacts related to
accidental release of hazardous materials would be less than significant.

= Noise. Overlapping construction activities associated with cumulative development projects in
conjunction with proposed project activities could result in cumulative noise impacts related to
a temporary increase in ambient noise levels at the same noise-sensitive receivers located
throughout the area, especially during construction activities. However, similar to the proposed
project, cumulative development projects would be subject to compliance with the noise level
limits established in Novato Municipal Code Section 19.22.070. Therefore, cumulative
construction noise impacts would be less than significant.

= Transportation. Overlapping construction schedules associated with cumulative development
projects in conjunction with proposed project activities could result in cumulative
transportation impacts. The proposed project is not anticipated to require roadway lane
closures; if cumulative projects would require lane or roadway closures, they would be required
to prepare traffic control plans as part of the encroachment permitting process for construction
within City right-of-way, which would minimize impacts to transportation hazards and
emergency access. The project would require fewer maintenance trips in operation compared
to existing conditions; accordingly, there would be no cumulative operational impact. Therefore,
cumulative transportation impacts would be less than significant.

Given the above discussion, the proposed project would not result in a cumulatively considerable
contribution to a significant cumulative impact with mitigation incorporated.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED

c. Does the project have environmental effects which will cause substantial adverse effects on
human beings, either directly or indirectly?

Effects on human beings are generally associated with impacts related to issue areas such as air
quality, geology and soils, hazards and hazardous materials, noise, and transportation. As discussed
in this Initial Study, the project would have a less than significant impact or a less than significant
impact with mitigation in each of these resource areas. Therefore, the project would not cause
substantial adverse effects on human beings, either directly or indirectly and impacts associated
with the project would be less than significant with mitigation incorporated.

LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED
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Trip Generation

The anticipated trip generation for the proposed project was estimated using standard rates published by the
Institute of Transportation Engineers (ITE) in Trip Generation Manual, 10™ Edition, 2017 for Multifamily Housing
(Mid-Rise) (ITE Land Use #221) and for Shopping Center (ITE Land Use #820), as these descriptions most closely
match the proposed project.

Traffic associated with a mixed-use development, such as the proposed project, has several different trip
components. Some trips are made without leaving the site, such as residents patronizing or working at the on-
site retail uses. These trips are called “internal capture” trips. The Trip Generation Handbook includes data and
methodologies that can be applied to determine the proportion of internal trips that may occur within a
development area that includes a variety of land uses. Because there are other retail uses nearby that are
interconnected and in addition to the space included as part of the project, these opportunities were also
considered in determining the potential for internal capture.

Based on application of these assumptions, the proposed project is expected to generate an average of 1,349 trips
per day, including 77 a.m. peak hour trips and 103 trips during the p.m. peak hour. These results are summarized
in Table 7.

Table 7 - Trip Generation Summary

Land Use Units Daily AM Peak Hour PM Peak Hour
Rate Trips | Rate Trips In Out | Rate Trips In Out

Multifamily housing 178du | 5.44 968 0.36 64 17 47 0.44 78 48 30
(mid-rise)

Internal Capture* -74 0 0 0 -14 -7 -7
Shopping Center 14.0ksf | 37.75 529 0.94 13 8 5 3.81 53 26 27
Internal Capture -74%* | -2% 0 0 0 -24% -14 -7 -7
Net New Trips 1,349 77 25 52 103 60 43

Note:  du = dwelling unit; ksf = 1,000 square feet; * Internal capture for residential use is the opposite end of trips
estimated for the retail use; ** Daily internal trips estimated using the average percentages of a.m. and p.m. peak
hour internal trips

Trip Distribution

The pattern used to allocate new project trips to the street network was determined by reviewing existing traffic
patterns in the study area and considering the likely travel patterns made by project residents and retail
customers. The trip distribution assumptions are shown in Table 8.
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Table 8 - Trip Distribution Assumptions

Route Percent
Atherton Ave - east of Redwood Blvd (including US 101) 35
Grant Ave (Downtown) 15
De Long Ave - east of Redwood Blvd 15
Olive Ave - east of Redwood Blvd 10
Redwood Blvd - south of Diablo Ave-De Long Ave 10
San Marin Dr — west of Redwood Blvd 10
Diablo Ave - west of Redwood Blvd 5
TOTAL 100

Intersection Operation

Existing plus Project Conditions

Upon the addition of project-related traffic to the Existing volumes, all study intersections are expected to operate
at LOS D or better. Project traffic volumes are shown in Figure 6. These results are summarized in Table 9.

Table 9 - Existing and Existing plus Project Peak Hour Intersection Levels of Service

Study Intersection Existing Conditions Existing plus Project
Approach AM Peak PM Peak AMPeak  PM Peak
Delay LOS Delay LOS | Delay LOS Delay LOS
1. Redwood Blvd/San Marin Dr-Atherton Ave | 33.0 C 36.4 D 33.1 C 368 D
2. Redwood Blvd/Golden Gate PI-Ranch Dr 1.1 A 0.8 A 1.0 A 0.8 A
Eastbound (Ranch Dr) Approach 11.8 B 12.7 B 12.0 B 130 B
Westbound (Golden Gate Pl) Approach 12.4 B 14.9 B 12.7 B 152 C
3. Redwood Blvd/Olive Ave 21.1 C 24.2 C 22.1 C 262 C
4. Redwood Blvd/Vallejo Ave (West) 10.0 A 12.3 B 10.3 B 12.5 B
5. Redwood Blvd/Vallejo Ave (East) 9.0 A 12.7 B 9.1 A 13.0 B
6. Redwood Blvd/Grant Ave 20.3 C 21.0 C 20.4 C 21.1 C
7. Redwood Blvd/Diablo Ave-De Long Ave 36.2 D 375 D 36.4 D 378 D

Notes: Delay is measured in average seconds per vehicle; LOS = Level of Service; Results for minor approaches to two-way
stop-controlled intersections are indicated in italics

Finding - The study intersections are expected to continue operating acceptably upon the addition of project-
generated traffic to existing volumes.

Baseline plus Project Conditions

With project-related traffic added to Baseline volumes, all study intersections are expected to operate acceptably
at LOS D or better. These results are summarized in Table 10.
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Table 10 - Baseline and Baseline plus Project Peak Hour Intersection Levels of Service

Study Intersection Baseline Conditions Baseline plus Project
Approach AMPeak  PMPeak | AMPeak  PM Peak

Delay LOS Delay LOS |Delay LOS Delay LOS

1. Redwood Blvd/San Marin Dr-Atherton Ave | 34.3 C 39.2 D 345 C 39.9 D

2. Redwood Blvd/Golden Gate PI-Ranch Dr 1.7 A 14 A 1.7 A 14 A
Eastbound (Ranch Dr) Approach 12.7 B 14.1 B 12.9 B 14.3 B
Westbound (Golden Gate Pl) Approach 12.9 B 16.4 C 13.1 B 16.8 C

3. Redwood Blvd/Olive Ave 21.7 C 26.0 C 22.8 C 283 C

4. Redwood Blvd/Vallejo Ave (West) 11.2 B 14.6 B 11.5 B 14.9 B

5. Redwood Blvd/Vallejo Ave (East) 9.6 A 15.3 C 9.7 A 15.9 C

6. Redwood Blvd/Grant Ave 20.6 C 21.3 C 20.7 C 214 C

7. Redwood Blvd/Diablo Ave-De Long Ave 37.0 D 384 D 37.2 D 38.6 D

Notes:  Delay is measured in average seconds per vehicle; LOS = Level of Service; Results for minor approaches to two-way
stop-controlled intersections are indicated in italics

Finding - All study intersections are expected to continue operating acceptably upon the addition of project-
generated traffic.

Future plus Project Conditions

Upon the addition of project-generated traffic to the anticipated Future volumes, and with the planned
improvements, the study intersections are expected to remain at the same Levels of Service. Redwood
Boulevard/Golden Gate Place-Ranch Drive would be expected to operate acceptably at LOS B during peak hours
with the addition of a traffic signal. The Future plus Project operating conditions are summarized in Table 11.
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Table 11 - Future and Future plus Project Peak Hour Intersection Levels of Service

Study Intersection Future Conditions Future plus Project
Approach AMPeak  PMPeak | AMPeak  PM Peak
Delay LOS Delay LOS Delay LOS Delay LOS
1. Redwood Blvd/San Marin Dr-Atherton Ave 37.7 D 86.3 F 37.8 D 90.9 F
With Improvements: Change lane configurations | 29.4 C 449 D 29.5 C 45.6 D
2. Redwood Blvd/Golden Gate PI-Ranch Dr 3.2 A 19.0 C 3.2 A 20.6 C
Eastbound (Ranch Dr) Approach 14.6 B 20.9 C 14.8 B 21.6 C
Westbound (Golden Gate Pl) Approach 19.2 C 123.8 F 19.7 C 1386 F
With traffic signal 12.8 B 18.2 B 12.8 B 18.3 B
3. Redwood Blvd/Olive Ave 22.7 C 25.2 C 24.2 C 27.6 C
4. Redwood Blvd/Vallejo Ave (West) 11.3 B 17.4 @ 11.5 B 18.0 C
5. Redwood Blvd/Vallejo Ave (East) 10.1 B 17.3 C 10.2 B 18.1 C
6. Redwood Blvd/Grant Ave 21.0 C 32.1 C 21.1 C 324 C
7. Redwood Blvd/Diablo Ave-De Long Ave 39.0 D 445 D 39.3 D 45.0 D

Notes:  Delay is measured in average seconds per vehicle; LOS = Level of Service; Results for minor approaches to two-way
stop-controlled intersections are indicated in italics; Bold text = deficient operation; Shaded cells = conditions
with potential improvements

The westbound approach at the Redwood Boulevard/Golden Gate Place-Ranch Drive intersection would be
expected to operate at LOS F without and with the proposed project. With the addition of a traffic signal, the
westbound approach would operate at LOS B under both scenarios, which is considered acceptable. At the time
this study was conducted, the City had not identified the need for a signal at this location.

Finding - Upon the addition of project-related traffic, the overall delay at the study intersections would be
acceptable with the inclusion of the City’s planned improvements, with LOS remaining at the same Levels of
Service as without the project. The westbound approach to the Redwood Boulevard/Golden Gate Place-Ranch
Drive intersection would operate at LOS F during the p.m. peak hour without and with the project. The addition
of a traffic signal at this intersection would be expected to reduce delay to acceptable levels under Future and
Future plus Project conditions. However, because the signal would only be needed as a result of anticipated
development on Golden Gate Place and the project does not add any traffic to the westbound movement, the
project’s effect on traffic operation is considered acceptable.

Traffic Impact Study for the Village at Novato Project )
March 3, 2021 @}3



Alternative Modes

Pedestrian Facilities

Given the proximity of shopping areas, transit stops, and downtown Novato to the site, it is reasonable to assume
that some project residents, patrons and employees will want to walk, bicycle, and/or use transit for trips from and
to the proposed residential units and commercial use. The existing sidewalk network along the Redwood
Boulevard frontage of the existing retail development at the Redwood Boulevard/Olive Avenue intersection
provide connectivity to downtown Novato, including the commercial district along Grant Avenue and the
Downtown Novato SMART rail station.

The project would provide sidewalks along the project frontage on Redwood Boulevard and the City is currently
widening Olive Avenue, which will include the addition of a sidewalk along the project frontage. Sidewalks would
also be constructed within the projects and marked crossings would be added to facilitate pedestrian crossings of
the parking lot drive aisles and provide direct pedestrian access to the existing and proposed commercial
developments.

With the completion of these improvements, the sidewalk network would connect the project to destinations
throughout the area. North of the project on Redwood Boulevard, sidewalks would be provided as future
development occurs.

Finding - Pedestrian facilities serving the project site would be adequate with completion of the planned
improvements included as part of the project.

Recommendation - The applicant should work with the City to determine its proportional share of the cost for
the Olive Avenue improvements.

Bicycle Facilities

The existing bike lanes on Redwood Boulevard would provide access to the site from the north and south. The
widening of Olive Avenue will enable the addition of bike lanes as recommended in the City’s Bicycle/Pedestrian
Plan, further enhancing bicycle access to the project. Further, the future addition of the SMART path through the
project area will provide bicycle access and network connectivity.

Finding — Existing bicycle facilities together with shared use of minor streets provide adequate access for
bicyclists, which will be enhanced by the addition of planned facilities.

Transit
The Downtown Novato SMART station and bus stops near the project site provide access to a range of transit
services that are adequate to accommodate local and regional project-generated transit trips. Existing stops are

within an acceptable walking distance of the site and can be accessed using the existing sidewalk network.

Finding - Transit facilities serving the project site are adequate.
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Access and Circulation

Site Access

The project would be accessed via two driveways on Redwood Boulevard and two driveways on Olive Avenue.
The western driveway on Olive Avenue would be shared with the existing retail development at the northeast
corner of Redwood Boulevard and Olive Avenue. The Redwood Boulevard driveways and the eastern Olive
Avenue driveway would be right turn in/right turn out only, as there is a median on Redwood Boulevard that
prevents access by southbound traffic and a barrier in the center of Olive Avenue due to its proximity to the SMART
railroad tracks. The site would also be accessed from the parking lot for the existing retail development, for which
there are driveways on Redwood Boulevard and Olive Avenue. A connection would also be provided to the
development north of the project, which has been approved for a hotel.

Sight Distance

Sight distances along Redwood Boulevard and Olive Avenue at the project driveways were evaluated based on
sight distance criteria contained in the Highway Design Manual published by Caltrans. The recommended sight
distance for driveway approaches is based on stopping sight distance and uses the approach travel speed as the
basis for determining the recommended sight distance.

The stopping sight distance was field measured and applied to the driveway locations for evaluation purposes.
Since vehicles traveling southbound on Redwood Boulevard cannot turn left into the project due to the presence
of a median, sight distance was only evaluated for northbound traffic. The frontage on Redwood Boulevard would
be modified as part of the project. The existing driveway on the north side of the Trader Joe's building would
provide access to the project and would have a similar design, so this driveway was used to estimate sight
distances. For Redwood Boulevard, the posted speed is 25 mph for northbound traffic until approximately 50 feet
north of the existing driveway on the north side of the existing retail building, at which point the posted speed
increases to 45 mph. The minimum stopping sight distance for a street with a design speed of 25 mph is 150 feet,
while for a 45 mph speed the minimum is 360 feet. There is angled parking along Redwood Boulevard; however,
the additional space provided by the bike lane would enable vehicles exiting the parking lot to move closer to the
travel lanes before entering the roadway. Sight lines from the driveway are clear for more than 400 feet from the
driveway, exceeding the minimum requirements for the higher speed section of roadway.

For Olive Avenue, with a design speed of 25 mph, the minimum stopping sight distance is 150 feet. Since the
driveway has not yet been constructed, the sight distance was evaluated from the proposed location as identified
in the site plan. The eastern project driveway would be located approximately 60 feet west of the SMART railroad
tracks. Since there is a barrier between eastbound and westbound traffic in front of the driveway, the driveway
accommodates only right turning traffic into and out of the driveway. Therefore sight distance was reviewed for
westbound vehicles only. Sightlines are clear from the eastern project driveway for more than 500 feet, exceeding
the minimum requirements.

Finding - Based on field observations and the site plan, sight distances from proposed project driveways on
Redwood Boulevard and Olive Avenue would be adequate.

Access Analysis

Left-Turn Lane Warrants

The need for a left-turn lane on Olive Avenue at the western project driveway was evaluated based on criteria
contained in the Intersection Channelization Design Guide, National Cooperative Highway Research Program
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(NCHRP) Report No. 279, Transportation Research Board, 1985, as well as an update of the methodology developed
by the Washington State Department of Transportation and published in the Method For Prioritizing Intersection
Improvements, January 1997. The NCHRP report references a methodology developed by M. D. Harmelink that
includes equations that can be applied to expected or actual traffic volumes in order to determine the need for a
left-turn pocket based on safety issues. While it is expected that most vehicles entering the project site would do
so via Redwood Boulevard, a conservative approach was used for this analysis, as it was assumed that all inbound
project trips coming from north and 40 percent of inbound project trips coming from south via Redwood
Boulevard would use the western driveway on Olive Avenue; left-turning traffic cannot enter the eastern driveway
due to the barrier between the eastbound and westbound travel lanes. Under Existing plus Project conditions, a
left-turn lane would not be warranted on Olive Avenue at the western project driveway during either of the peak
periods evaluated.

Finding - A left-turn lane is not warranted on Olive Avenue at the western project driveway.

Truck Access

Access to the site for delivery trucks was evaluated for the proposed ground-floor retail use on the project’s
northern parcel. Based on the site plan, a turning template was run for a 17-foot box truck entering at the
proposed northern driveway entrance on Redwood Boulevard and existing at the driveway to the south of the
building. The driveways were determined to be adequate for the design vehicle for both entrance and egress.

Finding - Access to the site for delivery trucks was determined to be adequate.
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Parking

The project was analyzed to determine whether the proposed parking supply would be sufficient for the
anticipated parking demand. The parking analysis included the proposed project as well as the adjacent
commercial development at the corner of Redwood Boulevard and Olive Avenue, as the existing and proposed
projects will share access at the western Olive Avenue driveway and they have agreed to allow for vehicle access
between the parking lots. The project site combined with the existing retail site would provide a total of 446
standard on-site parking spaces. The project would also provide 19 angled parking spaces on Redwood Boulevard
along the frontage of the proposed retail use; these spaces were not included in the assessment of the on-site
parking supply.

The proposed parking for the project was evaluated based on the City of Novato Municipal Code, Section
19.30.040 - Number of Parking Spaces Required. Consideration was also given to Section 19.16.040 - Downtown
Specific Plan Overlay District, as the project falls within the District boundary. A summary of the parking analysis
isindicated in Table 12.

Table 12 - Parking Analysis per City of Novato Code

Land Use Units Rate Parking Spaces
Multi-family dwellings 101 du 1 space per studio or 1-bedroom unit 101

77 du 1.5 spaces per 2-bedroom unit 116
General retail 14 ksf 1 space/300 sf 47
Shopping center* 20 ksf 1 space/300 sf 67
Required Parking Total 331
Total Proposed Parking Supply 446

Notes:  du = dwelling unit; sf = square foot; * = existing use

The proposed parking supply exceeds City requirements for the proposed land uses. Further, the project is being
proposed under the State Density Bonus law (Public Resources Code Section 21064.3), which provides lower
parking ratios for multi-family dwellings within one-half mile of a major transit stop, requiring only 0.5 spaces per
unit for studio, one-bedroom, and two-bedroom apartments. Based on the Density Bonus Law parking ratios, 128
on-site spaces would be required for the proposed 178 residential units; including the existing and proposed retail
uses, 242 on-site parking spaces would be required.

Finding — The proposed parking supply for the residential and retail portions of the project would meet City and
State requirements.

Bicycle Parking

The City of Novato’s Municipal Code also stipulates the City’s bicycle parking requirements for new developments.
According to the Municipal Code Section 19.30.090, bicycle parking is required for multifamily residential projects
at a rate of at least 10 percent of the number of required vehicle spaces, unless separate garage space is reserved
for each unit. Retail developments are required to provide bicycle parking spaces equal at a rate of at least five
percent of the number of required vehicle spaces to serve customers and employees.

For the residential portion of the project, bicycle storage will be provided in locked rooms, with a total of 192
spaces for bicycles, more than the 128 required by the Code. For the new retail space, two bicycle parking spaces
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would be required; two racks will be provided with capacity for four bicycles. At the existing retail development
adjacent to the project, there are currently two bicycle racks providing spaces for four bicycles, which meets City
requirements. The summary of the required and proposed bicycle parking is provided in Table 13.

Table 13 - Bicycle Parking Requirements

Land Use Required Vehicle| Rate for Required Required Bicycle | Proposed Bicycle
Parking Spaces Bicycle Parking Parking Spaces | Parking Spaces
Multi-family dwellings 128* Storage space for 178 192
each unit
General retail 47 5% of required vehicle 2 4
parking spaces
Shopping center* 67 5% of required vehicle 3 4**
parking spaces
Other project site locations N/A N/A N/A 16
Total 183 216

Notes:  * = Density Bons Law requirement; ** = existing

Finding - The proposed bicycle parking would meet City requirements.
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CEQA Checklist

The California Environmental Quality Act (CEQA) provide a checklist that defines the four areas in which a project
can potentially have a significant traffic impact. Following are discussion of those four area and the project’s
identified impact.

XVI. TRANSPORTATION/TRAFFIC

a. Would the project conflict with a program, plan, ordinance or policy addressing the circulation system, including
transit, roadway, bicycle and pedestrian facilities?

The City of Novato General Plan 2035 includes the following mobility-related policies that apply to the project:

e Policy MO 8: Enhance Multimodal Infrastructure. When developing plans for new or retrofitted roadways,
incorporate infrastructure as appropriate that enhances multimodal circulation in addition to auto circulation,
such as sidewalks, pedestrian paths, bike lanes, pedestrian refuge islands, accessible curb ramps, transit
shelters, and pedestrian-scale lighting.

e Policy MO 11: Higher Density/Intensity Land Uses Adjacent to Public Transit. Encourage higher density/intensity
land uses such as offices, mixed use, multiple family residences, public services, and commercial retail centers
near transit routes and facilities to reduce vehicle trips.

e Policy MO 18: Comprehensive Bicycle Network. Establish and maintain a bicycle network that is consistent with
the adopted Bicycle/Pedestrian Plan.

e Policy MO 19: Bicycle Parking. Assure the provision of adequate bicycle parking to encourage bicycle use.

e Policy MO 20: Safe and Convenient Pedestrian Facilities. Promote, provide and maintain a safe and convenient
pedestrian system, including consideration of lighting, sidewalk condition, road surface conditions, roadway
crossings, access points, signage, shade landscaping, and street furniture.

Potentially Significant. The proposed project is consistent with adopted policies and plans regarding public
transit, bicycle, and pedestrian facilities. As part of the Redwood Boulevard frontage improvements, the project
includes restriping bike lanes in accordance with the City of Novato Bicycle/Pedestrian Plan as well as the provision
of sidewalks. Sidewalks are not currently present along Olive Avenue to accommodate the pedestrian demand
generate by the project. The project also supports City policies for increased density at location accessible to
transit facilities and routes.

Mitigation. The applicant should work with the City to identify its appropriate share for the cost of installing
sidewalks along Olive Avenue.

b. Would the project conflict or be inconsistent with CEQA Guidelines § 15064.3, subdivision (b)?

Consideration was given to the project’s potential generation of Vehicle Miles Traveled (VMT). Because the City of
Novato has not yet adopted a standard of significance for evaluating VMT, guidance provided by the California
Governor's Office of Planning and Research (OPR) in the publication Transportation Impacts (SB 743) CEQA
Guidelines Update and Technical Advisory, 2018, was used. This document indicates that with respect to assessing
VMT for residential projects, a project generating vehicle travel that is 15 or more percent below the existing
citywide residential VMT per capita may indicate a less-than-significant transportation impact. The OPR
publication, as well as CEQA Guidelines Section 15064.3(b)(1) also indicate that “generally, projects within one-
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half mile of either an existing major transit stop or a stop along an existing high-quality transit corridor should be
presumed to cause a less than significant transportation impact.” For retail projects, the OPR guidance indicates
that projects less than 50,000 square feet are considered local-serving retail, which tends to shorten trips and
reduce VMT. Since the retail component of the project is 14,000 square feet, it be presumed to have a less-than-
significant VMT impact.

The Village at Novato would be located approximately 0.3 miles from the Downtown Novato SMART commuter
rail station and would be accessible to the station by both walking and bicycling. Additional transit service is
accessible from the project, including the Novato San Marin SMART station (0.6 miles away) and Marin Transit
Route 49, for which as bus stop is located approximately 400 feet from the project. Based on the OPR guidance,
the project can reasonably be assumed to have a less-than-significant VMT impact due to its proximity to high
quality transit.

OPR guidance was also considered in comparing the project VMT per capita to the citywide average, using data
from the Transportation Authority of Marin Demand Model (TAMDM) maintained by TAM. The citywide per capita
VMT rate is 17.0; 15 percent below this level is 14.5, which served as the significance threshold for this analysis.
The project VMT rate was estimated from model outputs for smaller geographic areas. The model analyzes travel
patterns based on traffic analysis zones (TAZs) covering geographic areas throughout Marin County, which are
broken down further into 1,400 Micro Analysis Zones (MAZs). No per capita VMT estimate was available for the
project MAZ as there is no existing residential development. However, TAZ 182, where the project is located, does
include some residential development. The analysis was therefore conducted using the VMT per capita for the
project TAZ, which was calculated to be 9.0 by the TAM model.

Some project characteristics have been demonstrated to correlate with reductions in project VMT compared with
expected levels, including project density. The publication Quantifying Greenhouse Gas Mitigation Measures,
California Air Pollution Control Officers Association (CAPCOA), 2010, includes a methodology to determine the
VMT reductions associated with increases in residential density using conventional single-family home
development as a baseline. For the proposed Village at Novato project, which would have a residential density of
30.6 units per acre, a 21.2 percent reduction in VMT is projected. Applying the VMT reductions associated with
project density, the project VMT per capita would be reduced from 9.0 to 7.1. Since this is below the significance
threshold of 14.5, the VMT impact of the project can be considered less than significant. The VMT findings are
shown in Table 14.

Table 14 - Vehicle Miles Traveled Analysis Summary

VMT Metric Citywide Baseline | Significance Project Resulting
VMT Rate Threshold VMT Rate Significance
Residential VMT per Capita 17.0 14.5 7.1 Less than significant

Note:  VMT Rate is measured in VMT/Capita, or the number of daily miles driven per resident

Finding - Both the residential and retail components of the project would be expected to have a less-than-
significant transportation impact on vehicle miles traveled.

¢. Would the project substantially increase hazards due to a geometric design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment)?

Less than significant. The project must be designed to meet applicable Federal, State and City codes and
regulations, and as such, would not be expected to introduce any new hazards in terms of its design. Sight
distances were evaluated at the proposed project driveways and were determined to be adequate based on the
speeds of approaching vehicles. The eastern project driveway on Olive Avenue is approximately 60 feet west of
the SMART railroad tracks; however, there is a barrier in the center of the roadway that prevents vehicles exiting
the driveway from turning left toward the tracks.
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d. Would the project result in inadequate emergency access?

Less than significant. The site would need to be designed to meet all applicable City and State standards,
including the California Fire Code. This would pertain to the project access points as well as internal streets.
Buildings would be a up to four stories tall, so access would need to accommodate a ladder fire truck. With

conformance to these standards, the project would have a less-than-significant impact with respect to emergency
access.

The site plan indicates that drive aisles through the site would be 26 feet wide. This width is typically adequate to
provide adequate emergency access for ladder trucks and the required stabilizers to access the multi-story
buildings on the site, assuming that the parking lot design conforms to current standards. The project site is
therefore expected to have a less-than-significant impact related to emergency access.
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Conclusions and Recommendations

Conclusions

e The proposed project is expected to generate an average of 1,349 trips per day, including 77 a.m. peak hour
trips and 103 p.m. peak hour trips.

e Under Existing conditions, the study intersections operate acceptably overall during both peak hours, without
and with the project.

e Under the Baseline scenario, all study intersections would operate acceptably without the project and with
the addition of project-related trips.

e Under Future conditions, six of the seven project intersections would operate acceptably without and with
the project. The intersection of Redwood Boulevard/San Marin Drive-Atherton Avenue would be expected to
operate at LOS F without the project and with the addition of project-related trips. With the implementation
of improvements identified in the General Plan, this intersection would operate at LOS D without and with
the project. While overall operation would remain acceptable, the westbound approach to the Redwood
Boulevard/Golden Gate Place-Ranch Drive intersection would operate at LOS F without the project and with
the addition of project-related trips. The addition of a traffic signal at this intersection would achieve
acceptable operation for all movements.

e Sight distances at proposed project driveways would be adequate.

e The project would meet City requirements for vehicle parking for both the residential and retail uses included
in the project. The proposed bicycle storage and parking facilities were determined to be adequate as well.

e The project is consistent with City policies regarding circulation, including bicycle, pedestrian, and transit
facilities. The project includes restriping the bike lanes and adding sidewalks as part of the Redwood
Boulevard frontage improvements. Sidewalks would be constructed along the project frontage on Olive
Avenue as part of the roadway widening project being undertaken by the City. With those improvements,
the project would be adequately served by facilities for pedestrians, bicyclists, and transit users. The impacts
on City policies regarding circulation would therefore be less-than-significant.

e Due toits location less than one-half mile from the Downtown Novato SMART rail station, the density of the
proposed residential development, and available travel demand model data, the per capita VMT for the
residential portion of project would be more than 15 percent below the citywide average and can therefore
be considered less-than-significant. As the retail portion of the project is less than 50,00 square feet, it is
considered local-serving and therefore has a less-than-significant impact in terms of VMT.

e The project would have a less-than significant impact with respect to increased hazards as a result of a
geometric design feature or incompatible land uses.

The project would have a less-than-significant impact with respect to emergency access.

Recommendations

e The applicant should work with the City to determine the project’s proportional share and contribute to the
cost of sidewalks along the Olive Avenue frontage of the project.
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