MEMORANDUM
TO:

File

FROM:

Tom Lai

RE:

Additional Communications for Planning Commission regarding North Coast
Land Holdings Project

DATE:

November 3, 2017

The attached communications to the Planning Commission were either received during or after
the October 30, 2017 hearing.
Attachments:

1.
2.
3.
4.
5.
6.
7.

Coalition for a Livable Marin Letter (10/30/17)
Chuck Ballinger Email (10/30/17)
Bruce Corcoran Letter (10/27/17)
Kerry Rose Letter (10/30/17)
Charles Ballinger Email (10/30/17)
Justin Su Email (10/30/17)
J Forshan Email (11/3/17)

COALITION FOR A LIVABLE MARIN

. . . to create and maintain vibrant; inclusive, and sustainable communities
October 30, 2017
Marin County Planning Commissioners
Marin Community Development Agency
3501 Civic Center Drive
San Rafael, CA 94903
Dear Commissioners:
The Coalition for a Livable Marin (CALM) supports livable communities. CALM is a
voice for housing for Marin's residents and workers, in sustainable neighborhoods.
Marin's housing crisis is worse than ever.
In 2007, just before the Great Recession, 61,159 people commuted from other counties
to work in Marin. U.S. Census data show that by 2015 over 70,000 Marin workers lived
in other counties. The majority of these in-commuters make less than $40,000 per year.
They commute into Marin because they cannot afford to live here. The need for housing;
especially workforce housing, is a factual circumstance that has changed radically since
1984.
Over 15,000 Marin workers, essential to our local economies, commute from Sonoma
County. Unfortunately, circumstances have changed even more in the past two weeks
with the devastating fires in the North Bay. Over five percent of Santa Rosa's housing
stock is suddenly gone. Marin now has an even more desperate housing crisis.
Approve the Extension of the Master Plan
We ask that the Planning Commission extend the 1984 Master Plan for the former
Golden Gate Theological Seminary for four additional years to allow sufficient time to
conduct environmental review and review of the merits of the pending application to
redevelop the property consistent with the Master Plan.
Choose Option A so there is no loss of housing.
Section 22.70.050 B.3 states that the Director mav [emphasis added] make minor
modifications to the project. There is no mandate in the Code to change the Master Plan
at this time. The Commission and the Board of Supervisors have full authority to retain
the Master Plan's current number of 304 units.
We urge you to recognize that:
1) The Code allows the Commission to decline reducing the number of units at this
early point,
2) The proposed Option B changes are not minor as they result in a loss of over 15
percent of homes before review of the project has even started! Over 46 potential
homes and nine affordable units would be lost. This is almost the size of the recently
completed Oma Village in Novato or the recently-approved Victory Village in Fairfax.

COALITION FOR A LIVABLE MARIN

... to create and maintain vibrant, inclusive. mul suslainah!e communities
Before reducing the number of units, the Commission should first consider the
environmental impacts and merits of the project; and
3) The housing crisis makes it imperative that the Commission maintains the unit count
at least until it has the chance to consider the merits and impacts of the project.
To extend the Master Plan without the current 304 units would result in a loss of badly
needed homes before environmental review is even started or the merits of the project
have been considered.
We strongly urge that you choose Option A, extend the Master Plan without added
conditions, and preserve the County's options to respond to Marin's worsening housing
crisis.
Sincerely,
David Schonbrunn
Coalition for a Livable Marin

Bruce Corcoran
184 Great Circle Drive
Mill Valley, CA 94941
October 27, 2017
HAND DELIVERED AND DELIVERED VIA E-MAIL
Marin County Planning Commission
Mr. Tom Lai, Assistant Director, Community Development Agency
Ms. Rachel Reid, Environmental Planning Manager
3501 Civic Center Drive
San Rafael, CA 94903
RE: North Coast Land Holdings Master Plan Extension and Riley Hurd
Appeal of the Notice of Preparation of Environmental Impact Report for
North Coast Land Holdings Community Plan Amendment, Master Plan
Amendment, Design Review, Master Use Permit, Tentative Map, Tree
Removal Permit {Project ID P1490)
Uphold the Riley Hurd Appeal and Rescind the NOP
Dear Commissioners:
On behalf of concerned citizens of Strawberry, we respectfully ask the Planning
Commission to uphold the Riley Hurd Appeal and to rescind the Notice for
Preparation of an Environmental Impact Report (NOP) because the Community
Development Agency's (CDA's) description of North Coast Land Holdings
(NCLH's) project in the NOP is different from NCLH's description of the project in
the application. In addition, CDA's description of the project is inconsistent with
the description in the supporting documents provided by NCLH in the application.
The NOP states that the project would "replace the existing* Seminary graduate
school with a different kind of graduate school, which may or may not have a
religious component."
However, NCLH's Project Description states, "the
proposed project will substantially conform with the underlying entitlements and
historical operational pattern as a graduate school." p.1 And, further on, NCLH's
Project Description states, "the proposed Academic Campus would continue the
operation of an educational institution, which may or may not include a religious
component." p.6 (*The Seminary graduate school has closed and no longer
exists.)
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Obviously, these project descriptions are different. CDA confirms a graduate
school, but NCLH makes no such commitment. Instead, NCLH proposes a
vague, unknown, and unspecified educational institution.
NCLH presented an on-line high school at the open house last summer, and a
Member of the Strawberry Design Review Board testified at the October 2, 2017
Meeting that she attended another NCLH presentation about a high school only
two weeks earlier. NCLH has led us to believe that the academic component of
the proposal with be some type of high school, not a graduate school.
Moreover, CDA's confirmation of a graduate school is inconsistent with the
Traffic Study and the Transportation Management Plan in NCLH's application
because both documents still are describing the environmental impacts of The
Branson School, which is a high school that withdrew from the project last
January.
Despite these inconsistencies, NCLH continues to propose the same project as
last year, except this time without The Branson School and without a specific
replacement, which is a major difference. As a result, the application is
incomplete. NCLH must update its application by removing references to The
Branson School and by identifying the new educational institution before an EIR
can be prepared. As it stands now, the NOP allows NCLH to change its
application at its whim, which frustrates and impedes analysis by other
stakeholders. NCLH's application is not accurate, stable, and finite. It is an
application in search of a viable project.
Marin County Environmental Review Guidelines IV.D.2, Adequacy of
Descriptions, states that, "To be found complete, an application must contain
sufficient information to permit the determination of impacts of the project." CDA
and NCLH have not met this burden, which is a prerequisite of the review
process. The proposed Planning Commission Resolution Denying the Riley
Hurd Appeal has it backwards. If CDA claims without rigorous review that the
application is complete, thereby setting into motion the NOP, then it is of little
consolation to the appellant and other stakeholders that the lead agency can
require the applicant to submit in the future additional information needed for
environmental evaluation of the project under Section 15060 of the CEQA
Guidelines, when, in fact, NCLH's project never should have been found to be
complete in the first place. This is an example of "passing the buck."
We are struck by the stark contrast between CDA's intensive analysis of Hart
Marin's proposal and NCLH's Branson proposal compared to virtually no analysis
of NCLH's current proposal at the same stage of the review process, even
though the current proposal has changed significantly, especially because of the
new density calculations. NCLH's Branson proposal elicited detailed comments
from CDA, Department of Public Works, Marin Municipal Water District, Southern
Marin Fire Protection District, Richardson Bay Sanitation District, and Caltrans,
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but NCLH's current proposal has elicited few, if any, detailed comments from any
of these agencies. Furthermore, NCLH still has not responded to all of the
comments and inquiries from these agencies in the Branson application. (Please
see CDA Project Status, January 15, 2016.)
CDA did not issue a NOP for the Hart Marin proposal or for the Branson
proposal, so why has CDA issued a NOP for NCLH's current proposal, which is
much vaguer and less finite and less stable? Is CDA understaffed (Project
Manager Jeremy Tejirian and Environmental Manager Rachel Reid are on
leave)? Is CDA exhausted from analyzing non-conforming, unproductive, and
unapprovable proposals? Is CDA accommodating NCLH by fast-tracking public
hearings before the Planning Commission and Board of Supervisors this
calendar year because NCLH has gamed the system by waiting to apply for an
extension of the 1984 Master Plan at the eleventh hour?
What should be clear is that no one can conduct an accurate traffic impact
analysis without NCLH first providing the specific identity and operating
characteristics of the educational institution in the proposal. NCLH's claim that
the unidentified educational institution will "substantially conform with the
underlying entitlements and historical operational pattern as a graduate school" is
nothing more than speculation at this time. That claim is not the foundation for
starting an EIR.
Similarly, the rationale for allowing NCLH to build a 1,200 seat auditorium, for
example, without first determining whether the uses of the auditorium are related
to the educational institution, seems backward. Even assuming that public
theater productions and public speaking events, etc., are legal non-conforming
uses of the existing facilities, then the economic justification for building and
renting a new 1,200 seat auditorium for those uses is suspect because the
historic frequency of those kinds of events at existing facilities has been very low
and future use cannot be more intensive. (Please see Marin County Code
Section 22.112) A new 1,200 seat auditorium could end-up in search of a new,
currently non-permitted use, such as renting to local theater groups, in addition to
the 4 other current non-permitted uses.
Marin County Code Enforcement has determined that NCLH currently is
operating 4 non-permitted businesses:
Based on the background and facts in evidence, we have concluded that
the following non-residential activities are unauthorized: (1) North Coast's
business offices; (2) the Golden Gate Academy, except to the extent that it
enrolls children of Seminarians; (3) All Seasons Catering, except to the
extent it serves Seminarians. In addition, we have determined that (4)
renting the residential units to the general public is unauthorized as long
as the 1984 Master Plan is in effect because the Master Plan permitted
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their development specifically for the purpose of providing housing for the
students, staff, and faculty of the Seminary. (April 10, 2017 Letter, p.4)
NCLH has demonstrated a disregard for the Use Permit and conditions of
approval. However, at the very least, NCLH is required to have a Business
License for operating non-permitted businesses. As of last week, NCLH did not
have Business Licenses for uses (1), (2), and (4) above, and NCLH has been
operating these non-permitted businesses for over 1 year. It is inherently
contradictory for CDA and NCLH to claim that NCLH is in substantial compliance
with the 1982 SCP and the 1984 MP when NCLH has been operating non
permitted businesses and CDA knows about it.
The conflicting descriptions of NCLH's project are problematic practically and
perhaps legally. Inyo vs. Los Angeles found that:
A curtailed or distorted project description may stultify the objectives of the
reporting process. Only through an accurate view of the project may
affected outsiders and public decision-makers balance the proposal's
benefit against its environmental cost, consider mitigation measures,
assess the advantage of terminating the proposal (i.e., the "no project"
alternative) and weigh other alternatives in the balance. An accurate,
stable and finite project description is the sine qua non of an informative
and legally sufficient EIR. (Please see: Inyo v Los Angeles (1977) 71
CA3rd 185)
CDA and NCLH have not met this standard. NCLH's proposal still is in the
hypothetical stage. It is incomplete and confusing. It is not accurate, stable, or
finite. It is not ready for environmental review.
For all of these reasons, we respectfully ask the Planning Commission to uphold
the Riley Hurd Appeal and to rescind the NOP.
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COMMUNITY DEVELOPMENT AGENCY

�..-.-...-...�-.........................................................................P.LA.N_N IN.G ...DIVIS.1.0 N...........................
PROJECT STATUS
January 15, 2016
Bruce Jones
North Coast Land Holdings LLC
2350 Kerner Blvd. Suite 360
San Rafael, CA 94901
RE:

North Coast Land Holdings LLC Master Plan Amendment, Precise Development Plan,
Tentative Map, Use Permit, and Tree Removal Permit
201 Seminary Drive, Strawberry
Assessor's Parcels 043-261-25, 043-261-26, 043-262-03, 043-262-03, 043-262-06, 043401-05, 043-401-10, 043-401-16, 043-402-03, 043-402-06
Project ID 2015-0343

Dear Mr. Jones,
The Planning (;')ivision and reviewing agencies have examined your application and have
determined that it is incomplete because additional information is required.
In.completeness Items
Please carefully review the list of required items below and 9ubmit 1O copies of full sized slip
sheets of the revised plans, two complete full sized copies of the revised plans (one unstapled),
three complete copies of plans reduced to 11" by 17", and two copies of any required
documents within the next 60 days.
Marin County Community Development Agency, Planning Division (Jeremy Teiirian, (415) 4733798)
1. The proposed project is a substantial departure from tlie uses identified for the property
in the Strawberry Community Plan (as amended). Submit a Community Plan
amendment application for the Strawberry Community Plan,. including a copy of the text
as it exists with text to be removed struck out and new text to be underlined.
·2. In. conformance with submittal checklist item 21, submit additional information regarding
the school use and operations. We are aware that scheduling details may not be
possible to predict at this point, but please provide information regarding the number of
staff and students onsite at any one time, hours of operation, projected peak hours of
operation, and special events. Please also include information regarding public access
to the site and the site's availability for community sponsored events.
3. Supplement the "Project Planning Development Matrix" by differentiating between the
previously approved, existing, and proposed residential and institutional floor areas.
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Provide totals for each, highlighting the changes from the 1984 Master Plan approval
and the current proposal. VVhile an explanation of the mathematical discrepancy within
table 2 of the 1984· Master Plan is recommended, change the calculations if necessary
to accurately reflect the existi,:,g number of units and their "unit type distribution." Provide
calculations of each existing and proposed lot area, differentiating between dryland and
submerged areas and a comparison with the areas indicated in the 1984 Master Plan.
Label the previously approved, existing, and proposed densities for the Master Plan
area. In addition, calculate densities based on the existing zoning districts covering the
property.
4. In conformance with submittal checklist item 1, submit additional plans related to the
Vesting Tentative rv,ap application that clearly show the existing lot lines, indicate those
lot lines to be eliminated as part of the proposed subdivision, and provide any title
information necessary to verify the legal lot determinations. Clarify the purpose and
intent of designating multiple units of real property that are proposed for development as
"remainder parcels�. Confirm that you wish to name the title- of the tract "The Seminary"
or revise the plans to indicate a different tract title.
5. In conformance with submittal checklist item 1, submit an additional plan related to the
Vesting Tentative Map application that shows the proposed development in relation to
the proposed lot lines. The development components can be screened back to make the
proposed lot lines more distinct.
6. In conformance with submittal checklist item 1, provide a graphical representation of any
site areas that require an exception from the Department of Public Works' standards.
7. In conformance with submittal checklist item 1, provide supplemental information clearly
depicting all the pedestrian sidewalks, trails, and other access, which differentiates
between accessible routes and normal routes. The connections of the routes to
surrounding sidewalks and trails should be shown as well, and the location of bus stops
should be indicated along with the bus route number. Also, indicate a·ny routes that
would be available for public access through the site.
8. In conformance with submittal checklist item 1, provide a bicycle access plan, whlch
shows connections. to bicycle acce.ss ways-in the surrounding neighborhood, as well as
the location of bicycle parking. If any bicycle improvements are proposed for the
surrounding neighborhood, show the location and nature of those improvements.
9. In conformance with submittal checklist item 15, quantify of the area of proposed
grassland restoration in relation to the area currently dominated by non-native plants,
and provide a general description of the restoration methods.
1o. ·In conformance with submittal checklist item 1, submit revised site plans indicating the
locations of any solar facilities.
11.. In conformance with submittal checklist item 9, if there are changes to the site plan,
submit a revised staking plan that accurately shows the proposed layout.
12. In conformance with submittal checklist item 1, provide a fire access plan that shows
distances from hydrants, turning radiuses for fire access, surfaces for steep roads and
· driveway�( ahc taccess paths between buildings. · ·
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In conformance with submittal checklist item 39, submit an affordable housing plan.
Marin County Department of Public Works, Land Development Division (Jason Wong, (415)
473-2918}
14. Per Marin County Cod� (MCC) 24.04.340(p), please provide a parking study for the
Academic Campus, taking into consideration all the proposed shared usage of the
different facilities. Also, schools shall have an off-street passenger loading area of an
appropriate size. Clearly indicate and dimension this on the plans.
15. Please provide a "Stability- Report" prepared by a Registered Civil Engineer with soils
engineering expertise or a Registered Geotechnical Engineer. The report must attest to
the suitability and geological feasibility of constructing all new roadways, buildings
(residential and commercial), retaining walls, and identify any drainage or soils problems
that the design of the project must accommodate.
16. Provide a copy of the Transportation Demand Management (TDM) plan as specified in
the Traffic Impact Analysis prepared by Kittelson & Associates, Inc.
17. Clearly identify any phased development that will occur in construction of the proposed
project.
18. The number of students currently enrolled at the university that live on-site or within
walking distance should be specified and compared to the estimated/anticipated that
would use alternative modes of transportation to/from school.
19. Additional documentation should be provided regarding the proposed uses of each of
the buildings and the anticipated trip generation and parking demand for each (see
attached proposed table).
20. The following items below will substantially modify the project. Please revise the plans to
show compliance with each item or provide a written petition for an exception per MCC
24.15 for each non-compliant item. Please review MCC 24.15.015 and 24.15.020 for
details of an exception request.
A. Marin County Code (MCC) 24.04.110(a) specifies the required minimum paved width
of a road depending on the road classification as specified in MCC 24.04.030. Also,
per MCC 24.04.110(c), shoulders shall be provided on each side of all roads. The
plans show that all roads serving the residential side of the development will be re
graded and repaved, with the addition of two new roads, Shuck Knoll and Green
Lane. Provide a table listing all roads, their road classification, their paved width with
shoulders, and show how they comply with this code section.
B. MCC 24.04.120 specifies the maximum grade for all road classifications. Indicate on
a table the grades of all roads and how they comply with this code section.
C. MCC 24.04.150 states that the end of cul-de-sac road shall be provided with a
turnaround. Show how Storer Lane, Shuck Lane, and Chapel Drive will comply with
this code section. Turnaround might not be required on Shuck Lane if Shuck Lane
continues onto Shuck Drive. The location of the turnaround on Chapel Drive is not at
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D.

E.

F.

G.

the very end of the road. Vehicles will have no turnaround if the street parking at the
end of Chapel Drive is full.
MCC 24.04.250 states that a minimum driveway length of twenty feet should be
provided from the front of the garage or parking structure to the back of sidewalk or
to the edge of pavement where no sidewalk exists. Buildings 11, 12, and 51 have
driveways that do not meet this code section. Please revise the plans to show how
the driveways will meet this code section.
MCC 24.04.277 states a turnaround may be required at the end of any driveway
and/or adjacent to any parking area. MCC 24.04.390 states that backout noses or
turnarounds shall be provided to accommodate spaces located at the end of the
access aisle or where otherwise necessary for maneuvering. The parking garages
for buildings 20, 40, 50, and 60 all need a turnaround area at the end of all access
aisles. Keep in mind that providing a turnaround may result in loss of parking spaces,
w hich will need to be accounted for elsewhere on the property. Show how these
parking garages will meet this code section.
MCC 24.04.340(a) states two parking spaces per unit are required. Where on-street
parking is restricted or nonexistent, additional spaces may be required. Since on
street parking is restricted or nonexistent on most of the roads, a total of four parking
spaces are required for each duplex unit, two residential parking spaces and two
guest parking spaces. A total of 724 parking spaces are required for the residential
development, 513 residential parking spaces and 211 guest parking spaces. Revise
plans to show how the parking meets this code section.
MCC 24.04.440(b) states that sidewalks shall be required on only one side of each
road within a residential area where densities will be less than four units per acre.
Revise plans to show sidewalks on the following roads: Oliver Lane, Judson Lane,
Shuck Knoll, and Shuck Lane at the end.

Environmental Review
The proposed project will be subject to an Environmental Impact Report. During the
environmental review process, we will be requesting additional information specifically related to
the impacts analysis required for the environmental review.
Submittal
Please submit all of the requested information together to the Planning Division at one time.
The review of your application may be delayed if you submit information directly to the agency
that requested the information. The time period required by State law for us to review the
additional information will not commence until all of the required items are submitted to our
office. Please note that legislative acts, including Community Plan amendments, are not subject
to the Permit Streamlining Act. lf you require additional time to collect the information listed
above, please send me a written request for an extension for a specific period of time. It is
important to ask for an extension if you need one because your application will automatically
expire unless an extension of time is requested and granted.
Appeal Rights
Pursuant to Marin County Code section 22.114. 020 and Government Code section 65943, an
applicant may appeal a determination that an application is incomplete. If you disagree with this
decision regarding the incompleteness of your application, you may appeal it to the Planning
Commission. A Petition for Appeal and a $600.00 filing fee must be submitted to the Planning
Division, Roo,m 308, Civic Center, San Rafael, no later than 4:00 P.M., Monday February 1,
2016 ..
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Questions and Contacts
Please do not hesitate to call me at (415) 473-3798 or contact me via email at
JTejirian@marincounty.org as questions arise regarding your application or the development
review process. I will return voicemail messages before the end of the next business day.
Please do not visit our office expecting to meet with me without an appointment. If you wish to
discuss your application in person, please contact me to schedule a time when we can meet. I
will try to schedule an appointment within five business days. lf you have questions about
comments from another agency, please contact the staff from that agency directly. Thank you.

Sincere!��
Jeremy Tejirian
Planning Manager
Attachments:
1. Department of Public Works, Land Development Division comments, received 1-12-15
2. Department of Public Works, Traffic Operations comments, received 1-12-15
3. Marin Municipal Water District comments, received 11-30-15
4. City of Mill Valley comments, received 11-30-15
5. Southern Marin Fire Protection District comments, received 11-17-15
6. Richardson Bay Sanitary District comments, received 11-19-15
7. Department of Transportation comments, received11-23-15
cc:

Supervisor Sears
Brian Crawford, CDA Director
Tom Lai, CDA Assistant Director
Berenice Davidson, Senior Engineer
Bob Goralka, Senior Engineer
Jason Wong, Assistant Engineer
Mark Cavagnero, Cavagnero Associates
Strawberry Design Review Board
City of Mill Valley, Vin Smith
Town of Tiburon, Scott Anderson
Department of Transportation, Patricia Maurice
Marin Municipal Water District, Joseph Eischens
Southern Marin Fire Protection District, Fred Hilliard
Richardson Bay Sanitary District, Gary Roberts
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INTER-OFFICE MEMORANDUM

DEPARTMENT OF PUBLIC WORKS
First Transmittal
DUE: January 12, 2016

DATE: January 12, 2016

AP#: 043-261-25, 043-261-26, 043-

TO: Jeremy Tejirian

401-16
FROM:

77��::::z--=t=,i----=::::::==:�

APPROVE� RE:

-----;,.L.,,L.-�f"'9

=

-

ADDRESS:

--
::.-..

endment, Precise

201 Seminary Drive
Mill Valley, CA 94941
0 >1.acre site disturbance

· Development Plan, Use Permit
Amendment, Vesting Tentative
Map, and Tree Removal Permit
Department of Public Works Land Use Division
has reviewed this application for content and:

Find it COMPLETE
. � Find it INCOMPLETE, plea'se submit items listed below
__ Find it ACCEPTABLE as presented

Comment Included (l) .or
Attached (A) from DPW
Divisions.
v' Traffic
-- Flood Control'·
Water Conservation

Incompleteness Items:
1) Per Marin County Code· (MCC) 24.04.340(p), please provide a parking study for the Academic
Campus, taking into consideration all the proposed shared usage of the different facilities. Also,
schools shall have an off-street passenger loading area of an appropriate size. Clearly indicate and
dimension this on the plans.

2) Please provide a "Stability Report" prepared by a Registered Civil Engineer with soils engineering
expertise . or a Registered Geotechnical Engineer. The report must attest to the suitability· and
geological feasibility of constructing all new roadways, buildings (residential and commercial),
retaining walls, and identify any drainage or soils problems that the design of the project must
accommodate.
3) Provide a copy of the Transportation Demand Management (TOM) plan as specified in the Traffic
Impact Analysis prepared by Kittelson & Associates, Inc.
4) Clearly identify any phased development that will occur in construction of the proposed project.
5) The number of students currently enrolled at the university that live on-site or within walking
distance should be specified and compared to the estimated/anticipated that would use alternative
modes of transportation to/from school.
6) Additional documentation should be provided regarding the proposed uses of each of the buildings
and the anticipated trip generation and parking demand for each (see attached proposed table).
7) The following items below will substantially modify the project. Please revise the plans to show
compliance with each item or provide a written petition for an exception per MCC 24.15 for each
L:\l.and Oovelopmanl\S!aff Flles\Jason Wong\Planning Referral\MP and PDP Amendment\201 SomJnary DJive\201 Seminary Olivo- MP Amandmenl, PDP, UP Amendment, VfM (1st
Trnnsmillel).docx
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non-compliant item. Please review MCC 24.15.015 and 24.15.020 °for details of an exception
request.
a. Marin County Code (MCC) 24:04.110(a) specifies the req'uired minimum paved width of a
road depending on the road classification as specified iri MCC 24.04.030. Also, per MCC
24.04.110(c), shoulders shall be provided on each side of all roads. The plans show that all
roads serving the residential side of the development will be re-graded and repaved, with
the addition of two new roads, Shuck Knoll and Green Lane. Provide a table listing all roads,
their road classification, their paved width with shoulders, and show how they comply with
this code section.
b. MCC 24.04.120 specifies the maximum grade for all road classifications. Indicate on a tab[e
the grades of all roads and how they comply with this code section.
c. MCC 24.04.150 states that the end of cul�de�sac road shall be provided with a turnaround.
Show how Storer Lane, Shuck Lane, and Chapel Drive will comply with this code section.
Turnaround might not be required on Shuck Lane if Shuck Lane continues onto Shuck
Drive. The location of the turnaround on Chapel Drive is not at the very end of the road.
Vehicles will have no turnaround if the street parking at the end of Chapel Drive is full.
d. MCC 24.04.250 states that a minimum driveway length of twenty feet should be provided
from the front of the garage or parking structure to the back of sidewalk or to the edge of
pavement where no sidewalk exists. Buildings 11, 12, and 51 have driveways that do not
meet this code section. Please revise the plans to show how the driveways will meet this
code section.
e. MCC 24.04.277 states a turnaround may be required at the end of any driveway and/or
adjadent to any parking area. MCC 24.04.390 states that' backout noses or turnarounds
shall be provided to accommodate spaces located at the end of the access aisle or where
otherwise necessary for maneuvering. The parking garages for bulldings 20, 40, 50, and 60
all need a turnaround area at the end of �II access aisles. Keep in mind that providing a
turnaround may result in loss of parking spaces, which wm need to be accounted for
el�ewhere on the property. Show how these parking garages will meet this code section.
f.

MCC 24.04.340(a) states two parking spaces per unit are required. Where on-street parking
is restricted or nonexistent, additional spaces may be required. Since on-street parking is
restricted or nonexistent on most of the roads, a total of.four parking spaces are required for
each duplex unit, two residential parking spaces and two guest parking spaces. A total of
724 parking spaces are required for the residential development, 513 residential parking
spaces and 211 guest parking spaces. Revise plans to show how the parking meets this
code section.

g. MCC 24.04.440(b) states that sidewalks shall be required on only one side of each road
within a residential area where densities will be less than four units per acre. Revise plans to
show sidewalks on the following roads: Oliver Lane, Judson Lane, Shuck Knoll, and Shuck
Lane at the end.
-END-

Date:

December 9, 2015

To:

Berenice Davidson

From:

Bob Goralka

Re:

North Coast Land Holdings Master Plan Amendment, Precise
Development Plan, Use Perm.it Amendment, Vesting Tentative Map and
Tree Removal Permit (Project ID: 2015�0343)
201 Seminary Drive

The Transportation Division has reviewed the planning transmittal, and traffic impact
analysis prepared by Kittelson and Associates. Inc. dated October 30, 2015. Based
upon our review of the traffic/transportation portions, we recommend that additional
detail be provided in the project despription and that the traffic impact study be found to
be incomplete. We also include the following comments:
Project Description lncomplrteness:
•

The proposed project description should also identify any phased development
that will occur In construction of the proposed project.

•

The number of students currently enrolled at the university that live on-site or
within walking distance should be specified and compared to the
estimated/anticipated that would use alternative modes of transportation to/from
school.

•

Additional documentation should be provided regarding the proposed uses of
each of the buildings and the anticipated trip generation for each (see attached
proposed table).

Environmental Incompleteness Items:
•

The characteristics of the roads in the vicinity of the proposed project that provide
access to the proposed project, both onsite and offsite should be specified.
These characteristics should include whether the road is public or private, the
roads widths, travel lanes widths and pedestrian and bicycle facilities that are
existing and proposed on or alongside the roadway. Reference shall be made to
the currently adopted Marin County Bicycle and Pedestrian Plan.

•

The traffic impact study assumed that the trip generation rate for the proposed
secondary school would be the same as the existing/previous university campus.
The trip generation rate for a high school, however, would be substantially
different since a substantially higher percentage of high school students would
live at home and commute to school when compared to the university students
many �f whom live on campus and/or within walking/biking distance from
campus.

•

Background and documentation for the basis f or the assumed trip distribution
must be provided. Typically, the trip distribution for a project of this size is
determined based upon the traffic forecasts conducted with the County-wide
model that is maintained by TAM.

•

The traffic study shall assess several traffic scenarios. These include the
foUowing:
o

Plan to Plan analysis that compares the trip generation build-out of the
existing 1984 Master Plan with the trip generation of the proposed master
plan. Potential traffic impacts based any increase in trips that would be ·
generated by the build-out of the proposed master plan shall be provided.

o A Plan to Ground analysis shall be provided that assesses potential traffic
impacts that would result from build-out of the proposed master plan on
the existing road network.
o An existing plus project analysis shall be provided that assesses the
direct traffic impacts that would occur with near term construction of the
proposed project uses on the·existing road network.
o An existing plus project plus cumulative projects analysis shall be
provided that assesses potential cumulative traffic impacts that would
result from near term construction of the proposed uses with other
currently active project in the area.
•

In addition to the intersections included in the Prellminary Traffic Study prepared
by Kittleson and A�sociates, the following intersections should be also included
in the traffic impact study:
o

Ricardo Road/Reed Blvd

o Ricardo Road/East Strawberry Drive
o

Belvedere Drive/East Strawberry Drive

o Tiburon Blvd. (SR 131 )/ North Knoll Drlve
o Reed Blvd/Knoll Road
o

E. Strawberry Drive and He·rring Drive

o

E. Strawberry Drive and Harbor Point

o

E. Strawbeny Drive and Weatherly Drive

o Seminary Drive and Great Circle Drive
•

The existing traffic volumes on Reed Blvd, Ricardo Road, Seminary Drive, East
Strawberry Drive and Belvedere drive shall be specified. The amount of
additional traffic that the proposJd project will generate onto these streets shall

be identified and the potential impacts to residents that front these streets shall
be assessed and discussed in the traffic impact study.
•

Comments and requested items provided in the November 17, 2015 comment
letter from Caltrans should be addressed and incorporated into the traffic impact
study.

•

Input from Caltrans, Marin County and adjacent jurisdictions should be obtained
regarding the existing traffic signal timing of the traffic signals that are maintained
by C,aftrans. Several traffic signals are coordinated, Micro simulation of the
traffic signal operations shall be included as part of the traffic impact analysis.

•

Extensive queuing is occurring at several existing intersections, included ·
Redwood Frontage RoadfTiburon Blvd (Hwy 131) and the on and off ramps to I�
101. Queuing analysis shall be provided at these intersections.

Additional Comments:

The proposed project will generate over 100 peak hour trips and shall comply with the
land use analysis/traffic impact analysis requirements and criteria specified in the
1Congestion Management Plan for the Marin County Region. Transportation Authority of
Marin shall be provided a notice and project description of the proposed project.
Comments/requirements shall be obtained from TAM regarding the scope of the traffic
impact study (http://www.tam.ca.gov/index.aspx?page=84,
http ://www.tam.ca.gov/Modules/ShowDocument. aspx?documentid=6959 )
• The traffic impact study shall conform to the Caltrans Guide for the Preparation of
Traffic Impact Studies
(http://WWvY.dot.ca.gov/hq/tpp/offic�s/ocp/igr_ceqa_fifes/tisguide.pdf). Caltrans
shall be provided a notice and project description of the proposed project.
Comments/requirements shall be obtained from Caltrans regarding the scope of
the traffic impact study.

CC:

•

Adjacent Jurisdictions such as Mill Valley and Tiburon shall be provided a notice
and project description of the proposed project. Comments/requirements shall be
obtained from TAM regarding the scope of the traffic impact study.

"

Adequate sight distance shall be verified at all of the onsite intersections and
intersection of the private roads with County maintained roads.

Berenice Davidson, DPW Land Development
Richard Simonitch, DPW Land Development
Jeremy Tejirian, CDA

Proposed Master Plan

1984 Master Plan
Seats
Area
Constructed
SF
y
25200
51200
y
32000
y
y·
10000
2200
y
3900
N

1 Administration Building
2 Academic Building
3 Library Building
4 Cafeteria Building
5 Maintenance Building
Maintenance Building
6 209 Residential Units*
Y**
Dorm Rooms
Studio Units
One Bedroom Units
Two Bedroom Units
Three. Bedroom Units
Four Bedroom Units
TOTAL**.
95 Residential Units*
·N
7 Classroom Building
N
8 Chapel/Auditorium
N
N
9 Gym/Health Center
N
1 O Student Center
11 Day Care Center
N

Trip Generation
Rate Amount

Existing

Area
SF
25,200
·63200
32000
10000
5200
0
0

60
24
50
54
19
2
209

.

55
7f>

55
106
2
304

12000
25000 1200
17000
12000
· 3000

0

25000
20000
12000
0

Trip Generation
Rate Amount
Seats
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November 30, 2015
Service Nos. 47835 & 34784

Heidi Scoble
Marin County Planning Dept.
3501 Civic Center Dr. #308
San Rafael, CA 94903
RE:

WATER AVAILABILITY-Redevelopment
Assessor's Parcel No.: 043-261-25, 043-261-26 & 043-401-16
Location: 201 Seminary Drive and End of Chapel Drive, Mill Valley

Dear Ms. Scoble:
Parcels 043-261-25 &-26 are currently being served. The purpose and intent of these services are
to provide water for indoor use and landscape irrigation. Parcel 043-401-16 is not currently being
served and no water has been allocated to this property. The proposed redevelopment of these
properties to include 93 new living units will require the installation of a new District pipeline. In
addition, the upgrade of the District's existing facilities to increase storage capacity may be
required.
On May 5th, 2015, in response to the Governor's Executive Order. B-29�15, the State Water
Resources Control Board adopted Resolut}on 2015-0032i ".Eme_rgency·Regulations for
Statewide Urban Water Conservation." These regulations include mandatory actions to be
taken by urban water suppliers and water end-users to promote water conservation
statewide. One of the mandatory actions MMWD is required to implement under this
resolution is to reduce total potable water production by 20%. Should the current drought
persist beyond 2015, additional regulations and water reductions are likely to occur. Upon
completion and acceptance of these facilities, these properties will be eligible for water
service upon request and fulfillment of the requirements listed below.
1.
2.
3.
4.
5.
6.

Complete Water Service Applications.
Submit a copy of the building permit.
Pay appropriate fees and charges.
Complete the structure's foundation within 120 days of the date of application.
Comply with the District's rules and regulations in effect at the time service is requested.
Comply with all indoor and outdoor requirements of District Code Title 13 - Water
Conservation. Plans shall be submitted, and reviewed to confirm compliance. The
following are required:
• Verification of indoor fixtures compliance
• Landscape plan
• Irrigation plan
• Grading plan
..
Any questions regarding District Code Title 13-Water Conservation should be directed to
Water Conservation Department �t (415) 945-1497, Yo'u can also find information about
the District's water conservation requirements online at www.marinwater.org.

recycled
recyclabk

7.

Comply with the backflow prevention requirements, if upon the District's review backflow
protection is warranted, including installation, testing and maintenance. Questions
regarding backflow requirements should be directed to the Backflow Prevention Program
Coordinator at (415) 945-1558.

8.

On November 3, 2015 the District's Board of Directors adopted Ordinance No. 429
requiring the installation of gray water recycling systems for all projects required to install
new water service and existing structures undergoing "substantial remodel" that
necessitates an enlarged water service. The ordinance shall take effect 90 days from the
date of adoption.

If you have any questions regarding this matter, ·please contact me at (415) 945-1532.
Sincerely,

,
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Joseph Eischens
Senior Engineering Technician
JE:cb

PLANNING DIVISION

November 23, 2015
Supervisor Kathrin Sears
3501 Civic Center Drive, Room 329
San Rafael, CA 94903
Dear Kate,
The City of Mill Valley would like to take an active partnership role with the County in the

development review process for North Coast Land Holdings, LLC's newly proposed project for
the Golden Gate Seminary property. W� have vital interests at stake with a potential change in
use arid intensity for this significant site as do other adjacent local jurisdictions and the County of
Marin generally.
In addition to monitoring information that is posted by staff on the County's website infonnation
page, the City of Mill Valley would like to engage directly with staff to st&y informed and ensure
that our participation in the deveiopment review process is timely and effective. To that end, we
recommend that regular, perhaps quarterly, meetings with staffbe initiated with the City ofMill
Valley key staff and those of other adjacent, highly impacted agencies
·
· and that this process be
initiated as soon as possible.
Thank you for your consideration and support of our local interests. We look forward to hearing
from you and beginning a close working relationship on this important project.

Cc:

Maureen Patton, Aide to Supervisor Sears
Brian Crawford, Community Development Agency Director
Tom Lai, Community Development Agency Assistant Director
James Mccann, City Manager, City of Mill Valley
vScott Anderson, Community Development Director, Town of Tiburon
Adam Wolff, Director of Planning and Building1 Town of c;:one Madera
Danny Castro, Community Development Director, City of Sausalito
City of Mill Valley, 26 Corte Madera Avenue, Mill Valley, CA 94941

SOUTHERN MARIN FIRE PROTECTION DISTRICT
FIRE PREVENTION
333 Johnson Street, Sausalito, California 94965
Phone: (415) 289-4156 / Fax: (415) 289-4158
11/17/2015
Marin County Community Development Agency
3501 Civic Center Drive
San Rafael, CA 94903-4157
Re: 201 Seminary Drive Mill Valley - North Coast Land Holdings Master Plan
Amendment for the Golden Gate Baptist Theological Seminary
APN: 043'."'.261-:-25; 043:-261-:26; 043-262-03; 043-262-06; 043-401-05; 043-401-10; 043401�16; 043-402�03; 043-402-06
Project# 2015-0343
The proposed plans for the above-listed project have been reviewed. Based on the
plans as submitted, the items noted below shall be imposed by the Southern Marin Fire
Protection District (SMFD) in accordance with current requirements of the 2013
California Fire Code and SMFD ordinance and standards.
The foll?wing documents were reviewed:
• Drawings titled: Architectural Drawings part 1 & 2, Civil Drawings, Landscape
Plans part 1 & 2, Campus Development Drawings, Residential Development
Drawings
• Marin County Planning Division Transmittal Letter Dated: 10/27/2015
• Public Statement
• Applicant Submittal Information; Narratives, Exhibits 0-20, Exhibits A to G, Phase
I Environment Site Assessment, Traffic Impact Analysis 10/30/15
This application was found to be incomplete, please provide the following items
· prior to resubmittal:
1. Several areas within the plans indicate agencies that do not have jurisdiction (i.e.
Marin County Fire, Mill Valley Fire, and Marin County) please correct these errors
to indicate Southern Mar[n Fire District is the AHJ. In addition, please check and
correct if needed when ordinances and standards differ.
2. After reviewing the Traffic Impact Analysis, the fire district is concerned there was
no consideration for fire department response from our current fire station located
at 308 Reed Blvd during peak hours. We are very concerned we may see
increased response times in addition to access/egress congestion. Our current
response area for this station is; Tiburon, Mill Valley, Marin City, Sausalito, Mt.

Tam, & GGNRA. Please provide a traffic analysis indicating fire district response
delay times for the Study Area locations you have listed in your report during
peak hours.
3. All access roads serving a dwelling(s) shall be a minimum of 20 feet in width and
be paved according to California Fire Code. Please indicate on the plans the
roadway widths that conform to current California Fire Code, SMFD Ordinance
and local Standards in delta's and clouds.
4. Driveways serving this project shall meet the following standards related to
dimensions, surfacing and slope.
a. Driveways shall be a minimum of 16 feet in width
b. The driveway shall not exceed a slope of 18% and be of an all-weather
surface (asphalt or concrete or other approved material). Driveways between
18% and 22% may be allowed with the expressed written approval of the fire
department. Slope in excess of 18% slope shall be finished with ribbed
concrete.
5. All new driveways shall be designed so that emergency vehicles can negotiate
turns without having to make backing maneuvers (no switchbacks).
6. All access roads or driveways in excess of 150 feet in length shall be provided
with an approved turn-around.
7. In addition to the turn-around described above, driveways or access roads shall
have turnouts every 150 feet as required by the fire district. A turnout shall be
described as a shoulder or wide portion of the driving surface, which has enough
usable surface which has enough usable surface for vehicles to pass.
8. The address shall be posted in accordance with requirements of the California
Fire Code and SMFD standard 205 (Premises Identification).
9. The current turning radius on Shuck Knoll looks to be non-conforming with
current codes and standards. Please indicate on the plans the turning radius for
Shuck Knoll and that it is in compliance with current fire codes and SMFD
standards.
10. Reed / Storer / Shuck Planning Area - Please provide access paths between
buildings in order to comply with Chapter 5 section 503, 150 feet to the farthest
point of the building form the spot of the fire engine. Please indicate on the
revised plans as a cloud.
11. Please provide the type of surface and widths of the fire access road from the
gate at the end of Building 70 to the gate of Strawberry Shores.

12. Please indicate on the plans fire apparatus route of travel from Shuck Drive to
Gilbert with clouds and delta's.
13.Fire Hydrants shall conform to SMFD Ordinance 2013 / 2014-21 section 507.1.1
Hydrant for sprinkler systems. Buildings equipped with a fire sprinkler system
installed in accordance with section 903 shall have a fire hydrant within 100 feet
of the fire department connection. Please indicate these locations on the plans
with delta's and clouds.
14. All proposed vegetation shall be non- pyrophytic in class as indicated in the UC
Cooperative Extension guide - Pyrophytic vs Fire Resistive Plants. In addition, all
new structures shall be required to provide the Fire District with a Vegetation and
Fuel Management plan prior to final approval. Finally, please indicate on the
plans the correct agency titles (Southern Marin Fire District).

Thank you,

Fred Hilliard
Captain, Deputy Fire Marshal

NUTE ENGINEERING
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Civil & Sanitary Consultants

November 17, 2015
County of Marin
Attn: Heidi Scoble, Planner
Planning Division, Corpmunity Development Agency
3501 Civic Center Drive, Suite 308
San Rafael, CA 94903-4157
North Coast Holdings Master Plan Amendment, Precise Development Plan,
Use Permit Amendment, Vesting Tentative Map, and Tree Removal Permit
Assessor's Parcels 043-261-25; 043261-26; 043-262-03; 043-262-06;
043-401-05; 043-401-10; 043-401-16; 043-402-03; 043402-06
201 Seminary Drive, Mill Valley, CA 94941
Project ID: 2015-0343

Re:

As requested, the following is a review of the above mentioned.documents on behalf of the
Richardson Bay Sanitary District.
•

The Development must be developed in accordance with Ordinance No. 73 which
regulates the .Construction, Use, and Maintenance of Sewer Laterals. Given the age
of the system, we expect that all common private sewers and laterals will need to be
replaced. If the sewer is to be reused, the private sewers must be inspected by
CCTV to assess their condition and pass a pressure test.

•

The proposed realignment on page C8.1 O of a high pressure force main (with
manholes) on Herring Drive around a proposed parking garage is unacceptable.

•

A fixture unit count of both the existing dwelling units and the proposed dwelling
units needs to be submitted. Please verify tha·t all fixtures are accounted for prior to
our issuing a connection permit.

•

We will review the sewer drawings when the plans and profiles become available. At
that time we can verify that the sewer lines have adequate downstream capacity.

•

The Sewerage Agency of Southern Marin (SASM) operates the Ricardo Road Pump
Station on Seminary Drive. Mark Grushayev of SASM should be contacted at 415388-2402 directly.

8420.Planning Review ltr.docx

1

This is not an implied approval of the application. As the application is processed new items
may be revealed which must be provided. If you have any questions please give me a call
at 415.453.4480 x205.
Yours Truly,·
Richardson Bay Sanitary District

Gary . Robards, P.E.
Dist ct Engineer

8420.Plannlng Review ltr.docx
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November 17, 2015
Ms. Heidi Scoble
County of Marin
Planning Division
3501 Civic Center Drive, Smte 308
San Rafael, CA 94903-4157

MRN101447
MRN-101-4.75

North Coast Land Holdings Master Plan Amendment (2015-0343) - Application

Dear Ms. Scoble:
Thank you for including the California Department of Transportation (Caltrans) in the application
review process for the North Coast Land Holdings Master Plan Amendment. Caltrans' new
mission, vision, and goals signal a modernization of our approach to California's transpo1tation
system, in which we seek to reduce statewide Vehicle Miles Traveleq. (VMT) and increase non
aut.o modes of active transportation. Our comments seek to promote the State's smart mobility
goals and are based on the application. Additional comments may be forthcoming pending final
review.
Project Understanding
The project applicant is requesting a Master Plan Amendment, Precise Development Plan, Use
Permit Amendment and Tree Removal Permit in order to redeyelop the existing Golden Gate .
Baptist Theological Seminary located at 201 Seminary Drive. The proposed project would replace
the Seminary with 304 residential units and the Branson Secondary School, which would host
1,000 students and 200 faculty members. The existing site currently consists of 211 residential
units com.prised of student dormitories and faculty housing within 42 buildings as well as five
institutional campus facilities. The proposed project would demolish 198 existing residential units
and add 291 new units; remodel the Administration, Library and Cafeteria buildings; and construct
a new Student Center (12,000 s.f.), Gymnasium/Health Center (17,000 s.f.), Chapel/Auditorium
(25,000 s.f.), Day Care Center (3,000 s.f.) and addition to the Academic building (12,000 s.f.).
Primary vehicular access for the project site would be accessed via Seminary Drive at its
intersections with Gilbert Drive and Hodges Drive. Regional access for the project site would be
gained via nearby State facilities, U.S. 101 and State Route (SR) 131/fiburon Boulevard.

"Provide a safe, susJainable, integrated a11d efficient /ra11sporta/ion
system to enhance. California's economy and livability"

. ·Ms.Heidi Scoble, County of Marin
November 17, 2015
Page2

Lead Agency
.
.
As the lead agency> the County of Marin is responsible for all project mitigation, including any
needed improvements to State highways. Mitigation measures involving State right-of-way
(ROW) and State facility operations shall be evaluated and implemented in close coordination with
r
the Caltrans. The project's fai share contribution, financing, scheduling, implementation
responsibilities and lead agency monitoring should be fully discussed for all proposed mitigation
measures.
Where mitigation is a condition of approval, CEQA requires a Mitigation Monitoring and
Reporting Program (MMRP) that requests information to include, but not limited to, the details
listed below. Further information on the MMRP is available on the following website:
http://www.dot.ca.gov/hq/tpp/offices/ocp/igr_ceqa.htrnl.
•
•
•

Lead Agency contact name, address, and telephone number,
Location, type and implementation schedule for each mitigation measure, and
Signed and dated certification that the mitigation has been implemented, and all other
reporting requirements have been adhered to, in accordance with Public Resources Code
Sections 21081:6 and 21081.7.

TraffIC Analysis
During construction and operation this project may generate traffic at volumes sufficient to
impact the operations of U.S. 101 and SR 131. Please address the comments we have provided
below in order to mitigate any project-related traffic impacts.
•
•
•

•
•
•

Please provide Caltrans with a copy of the Golden Gate Theological Seminary Master Plan
for consideration,
The intersection of East Strawberry Drive/Bay Vista Drive/SR 131 should be analyzed to
determine whether the existing left-tum lane can accommodate project-induced traffic
volumes from westbound SR 131 to East Strawberry Drive/Bay Vista Drive,
Please provide existing traffic data with date(s) of collection for study locations 5, 6, 15
and 16 as referenced in the Traffic Impact Analysis (TIA) on pages 3-4. In addition, please
submit the projected project traffic fo_r all study scenarios and indicate the perc.ent traffic
growth that was used. Initial review of the TIA indicates understated existing traffic data
compared to the State traffic database,
Please provide the detailed analysis of study area intersections 5, 6, 15 and 16 including
the existing and project-generated traffic data,
Please comment on the accuracy and validity of the assumption that all project-generated
traffic flowing from U.S. 101 (northbound (NB) and southbound (SB)) will be using study
intersections 5 and 6,
Please provide Level of Service (LOS) calculations used for study intersections 4 and 6
(TIA, p. 25),
"Provide a safe, sustainable, integrated and efficient transportation
system to enhance California's economy and livability"

Ms. Heidi Scoble, County of Marin
November 17, 2015
Page3
•

What are the project-related impacts to U.S. 101 between the Richardson Bridge and north
of SR 131? Are the end of queue(s) at the off-ramp(s) anticipated to extend to the mainline?
· Please support the response with applicable supporting documentation, and
• Please provide Caltrans with the Transportation Management Plan (TMP) referenced in
Goal 3 - Reduction of Vehicle-Generated Pollutants (Attachment to Environmental
Review Application, p. 24). The TIA does not adequately outline demand management
strategies planned in order to ensure the expanded campus for the Branson School
generates "the same or fewer vehicle trips than a university/college of 1,000 students as
approved in the Master Plan.'' Verification is needed to support the Branson School's
commitment.

M ultimodal Planning
The project should be conditioned to ensure connections to existing bike lanes and multi-use trails
to facilitate walking and biking to nearby jobs, neighborhood services, and local transit stops. The
TIA has addressed ·study intersections 1, 4 and 6 to operate at LOSE or LOS F due to project
related impacts (p. 25). The Marin County Unincorporated Area Bicycle and Pedestrian Master
Plan (2008) has proposed several bicycle improvements within the vicinity of these intersections
whose construction should be included as a condition of project approval. Specifically, Class m
bicycle lanes are proposed on Seminary Drive from Hodges Drive to Redwood Highway Frontage
Road, on Redwood Highway Frontage Road from Seminary Drive to Belvedere Drive, and on
Belvedere Drive from Redwood Highway Frontage Road toEast Strawberry Drive. These routes
would connect the project site to nearby bus stops located at Belvedere Drive/Redwood Frontage
Road anci Strawberry Frontage Road/ U.S. 101 NB on-ramp.
Providing these connections with streets configured for alternative modes transportation will
reduce the number of project-generated trips and promote usage of nearby public transit lines.
These measures also support the Metropolitan Transportation Commission's Regional
Transportation Plan/Sustainable Community Strategy that identifies transportation system
performance targets including the increase of non-auto mode share by 10 percentage points and a
decrease of VMT per capita by 10 percent.

Transportation Demand Management
We encourage you to incorporate Travel Demand Management (TDM) policies that facilitate the
use of nearby Marin County Transit Routes 17, 22, 115 and 219 and Golden Gate Transit Routes
4, 8 and 10 into the project's TMP. Moreover, in order to reduce regional VMT and traffic impacts
to the SHS, further TDM options listed below should be included:
•
•
•

Project design to encourage walking, bicycling, and convenient transit access,
Provide travel choice information to new employees, students and residents,
Provide rnultimodal way:finding signage that facilitates internal circulation and access to
nearby transit stops, private and shared vehicle parking, bicycle parking, showers and
lockers,
"Provide a safe, sustainable, integrated and efficient transportation
system to enhance California's economy and lil'ability"

Ms. Heidi Scoble, County of Marin
November 17, 2015
Page4

•
•

Parking cash out/parking pricing,
Formation of a Transportation Management Association (TMA) in partnership with other
developments in the area,
• Preferential parking located nearby the building entrance that is reserved for
carpool/vanpool vehicles,
• Adoption of an aggressive trip reduction target with Lead Agency monitoring and
enforcement, and
• Transit fare incentives such as such as subsidized transit passes on a continuing basis.

Encroachment Permit
Please be advised that any work or traffic control that encroaches onto the State ROW requires an
encroachment permit that is issued by Caltrans. To apply, a completed encroachment permit
application, environmental documentation, and five (5) sets ofplans clearly indicating State ROW
must be submitted to the following address: David Salladay, District Office Chief, Office of
Permits, California Department of Transportation, District 4, P.O. ox 23660, Oakland, CA
94623-0660. Traffic-related mitigation measures should be incorporated into the construction
plans prior to the encroachment permit process. See the website linked below for more
information:
http://www.dot.ca.gov/hq/traffops/developserv/permits.
Should you have any questions regarding this letter or require additional information, please
contact Cole Iwamasa at (510) 286-5534 or cole.iwamasa@dot.cagov.
Sincer�ly,

PATRICIA MAURICE
District Branch Chief
Local Development - Intergovernmental Review

"Provide a safe, sustainable, integrated and efficient transportation
system to enhance California's economy and livability''

Kerry Rose

REALTOR®
CalBRE #02024634

RESIDENTIAL BROKERAGE

36 Tiburon Boulevard
Mill Valley, CA 94941
415.601.1446 direct
415.388.5060 office
kerry.rose@cbnorcal.com
kerryrosehomes.com

10/30/17
Dear Esteemed Planning Commissioners I am writing to express my support of the continuation of the review process of the Seminary at
Strawberry project put forth by North Coast Land Holdings, LLC.
As a Mill Valley native, current resident and Real Estate professional, I believe that this project
has merit, and deserves continued consideration by all stakeholders. I support the current
ongoing review process, and hopefully approval, as outlined. The General Plan and Zoning
requirements seem to be met by this project.
Now, more than ever, in light of the existing housing shortage in Marin, and the exacerbation of
this situation by the recent Wine Country fires, I feel that this project fits with the idea of 'highest
and best use' for this property. I have visited this site on several occasions: as a teen, exploring
the area and hanging out with friends, as a father, bringing his daughters to the neighborhood
for guitar lessons, dog walks and photo-safaris, and as a Realtor. Each time I have taken note of
the amazing views and location, felt the melancholy realization that it seemed forgotten and
under-utilized and was inspired by the potential promise of what this property could be, if
properly taken advantage of.
I am sure there are many details to be settled and input to be sifted through, but ultimately I feel
this project, properly handled, will be of benefit to Strawberry, Mill Valley, Southern Marin and
the Bay Area at large. A range of housing types and options, the serving of multiple
demographics and key community members, as well as the revitalization by improved resources
and infrastructure can only serve to increase regional utility, fulfill basic needs for shelter,
employment, recreation, the preservation of open space an_d increased tax revenue for public
services.
Neighboring housing would see an increase in value (whether via comparable sales, improved
amenities or other 'desirability score' rankings) and the surrounding neighborhoods would
benefit with access to increased resources and activity. It seems ironic that some of the more
vocal opponents own property that was subdivided and sold by the Seminary for development
into the homes they feel are now threatened by the very same action that created opportunity
for them.
I encourage continued, ongoing dialog and review of this project as it appears to be thoughtful,
well-crafted and designed to serve the varied interests of a wide range of community segments,
as well as the greater good for the County and the Area as a whole.

Owned by a Subsidiary of NRT LLC. Real estate agents affiliated with Coldwell Banker Residential Brokerage are independent contractor sales associates
arid are not employees of Coldwell Banker Real Estate LLC, Coldwell Banker ResidentialBrokerage or NRT LLC. CalBRE License #01908304.

Reed, Michelle
From:

Sent:
To:

Subject:

charles ballinger < bukchalngr@comcast.net>
Monday, October 30, 2017 11:18 AM
PlanningCommission
Too many questions for Strawberry plan to advance - Marin IJ
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Marin Voice: Too many questions for Strawberry plan to advance

By Charles Ballinger
Saturday, October 28, 2017
Marin has a rich history of challenging the forces of overdevelopment.
Indeed, without the efforts of concerned community groups and determined individuals, the Point
Reyes National Seashore would not exist.
Those lands and the Marin Headlands would be covered with a multitude of housing projects.
Today, we're at the threshold of another massive project that will impact all of Marin. The 100-acre
seminary property in Strawbeny has been sold and will be developed.
The question is whether that development will comply with the Community Plan and the existing
master plan's use permit.
Will community concerns be addressed - or ignored?
For 60 years, the property has been a quiet, graduate-level seminary with on-campus student housing.
Its impact on the community has been minimal.
But the current development application would change all that. It neither complies with the
Strawbeny Community Plan or the Seminary Master Plan.
The first application included Branson School, but Branson listened to residents and eventually
understood a 1,000-student commuter high school in Strawberry would not work.
Community opposition was unified and the school graciously withdrew.
The developer persisted, however, and resubmitted with an unidentified 1,000-student "graduate"
school having the same impact on traffic congestion.
In addition, the developer's plan is to demolish 200 affordable housing units while only replacing 60.
For this, the developer expects a density bonus of 107 additional market-rate townhouses.
With a net loss of 140 affordable units, housing advocates should be up in aims.
With the ce1iainty of traffic gridlock, commuters should be, too.
So why is the county planning department letting the developer prepare an Environmental Impact
Report based on an application this out of whack? A costly yearlong EIR should only proceed once an
application has some semblance of code conformity.
http://www.marinij.com/aiiicle/N0/20171028/LOCAL1/171029841 &template=printart

10/30/2017

,, Marin Voice: Too many questi"�S for Strawberry plan to advance

Page 2 of 2

Beginning this lengthy process now is ce1tainly premature. The Strawberry Design Review Board, our
two community groups, and hundreds of concerned residents stand opposed to this plan.
Having served on the Strawberry Design Review Board, the Strawberry Vision Committee and the
county Regulations Improvement Committee, I've come to believe the input derived is largely
ignored. These exercises serve as speed bumps on the road to development, only to be passed over
and forgotten.
Far too often, the result is "check it off and rubber stamp it."
And so these questions remain:
• Why has the county Community Development Agency approved a Notice of Preparation for an EIR
when no concessions to the community have been made?
• Why proceed when the application doesn't comply with either the Strawberry Community Plan or
the Seminary Master Plan?
• Why do we pay expensive consultants for a "Strawbeny Vision" study when the results are ignored?
The developer proposes a nearly 70,000-square-foot increase in housing mass over that allowed in the
1984 master plan. How can that be justified?
The answer points to the same process that results in other planning debacles. Supervisors pay
consultants to facilitate "vision" meetings and a few privately held community outreach sessions.
They then proceed with the notion that due diligence has been exercised, so it's OK to move on and
approve the,project.
In the end, it's the developer's profit motive versus the neighbors' intent to preserve the character of
their community.
Consequently, it's up to residents to rally and let county officials know what's at stake.
Increased traffic congestion, overburdened resources and strained services are just a few of the issues.
Does this process make sense? Strawberry residents don't think so. No one in Marin should either.
Charles Ballinger is a former chair of the Strawberry Area Design Review Board. The county
Planning Commission will consider the staff's recommendation on the seminary property plan at its
meeting at 1 p. m. Monday at the county Civic Center.
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Mosher, Ana Hilda
From:

Sent:

To:

Subject:

Justin S <justincsu@gmail.com>
Monday, October 30, 2017 11:12 PM
PlanningCommission
Email in strong support of housing project

Dear Planning Commission I am a San Francisco city resident - I'm writing to express my strong support for the proposal to build 300+
units ofnew housing from this proejct https ://www.marincounty.org/depts/cd/divisions/planning/projects/alto-strawberry/north-coast-land-holdings
llc mp dp tr up 15 343 mv
My understanding is the project is almost entirely infill, as it would replace 211 tear-down units cunently on
site. It would provide 20% affordable units on a site that currently has no below-market-rate units.
This is a no-brainer, especially after the fires. I pay an insane amount ofrent in the city, largely due to the Bay
Area-wide housing crisis·. Marin must build its fair share ofhousing. Do not listen to the longtime Marin
NIMBY's who try to wall off their city - anyone who does this is no different than the Trump supporters who
wish to wall off our country.
Regards,
Justin Su
Resident of San Francisco City & Anti-NIMBY
justincsu@gmail.com
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Lai, Thomas
From:

Sent:
To:

Subject:

PlanningCommission
Friday, November 03, 2017 4:38 PM
Lai, Thomas
FW: Seminary Property Strawberry

ANA HILDA MOSHER
SENIOR SECRETARY/PLANNING COMMISSION SECRETARY
County of Marin
Community Development Agency
3501 Civic Center Drive, Suite 308
San Rafael, CA 94903
415 473 6278T
415 473 7880 F
415 473 2255 TTY
CRS Dial 711
amosher@marincounty.org
STAY CONNECTED:
"Please consider the environment before printing this email or attachments"

-----OriginaI Message----From: Jennifer Pezman Forshan (mailto:jennypezman@gmail.com1
Sent: Friday, November 03, 2017 2:33 PM
To: PlanningCommission
Subject: Seminary Property Strawberry
Dear Planning Commission,
As a resident of Strawberry, I implore you to not allow building of anything that add to the traffic and congestion of our
neighborhood that is not equivalent to what was was the old Baptist Seminary. Anything else other than open space is
not acceptable.
Thank you,
J Forshan, RN
Sent from my iPhone
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