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MEMORANDUM

TO: Marin County Planning Commission
DATE: March 24, 2026
FROM: Michelle Levenson, Principal Planner

SUBJECT: North Coast Land Holdings LLC Community Plan Amendment, Master Plan,
Design Review, Tree Removal Permit, Master Use Permit and Vesting Tentative
Map, and Certification of the Project Environmental Impact Report (EIR)
201 Seminary Drive, community of Strawberry, Mill Valley
Assessor's Parcel Nos. 043-261-25, 043-261-26, 043-262-03, 043-262-06,
043-401-05, 043-401-10, 043-401-16, 043-402-03, 043-402-06
(Project ID P1490)

The purpose of this memorandum is to provide several alternative courses of action to the
Planning Commission following the March 2, 2026, hearing on the North Coast Land Holdings
LLC planning application and project EIR referenced above. In addition, this memorandum will
provide a summary of the commitments contained in the “Environmental Settlement Agreement”
and the resultant modifications to the staff's recommendations on the project; provide further
information regarding the status of the 1953 Use Permit issued by the County for the site
educational use in response to questions raised by the Planning Commission and public; and
respond to other comments raised by the Planning Commission including more detail regarding
the three, proposed multi-story buildings in the Hodges/Shuck Planning Area and distribution of
residential units, design details of the playing field and the potential for Class Il bicycle lanes.

Planning Commission Alternative Resolutions

Alternative resolutions have been provided as attachments to this supplemental memorandum to
reflect additional options for the Planning Commission’s recommendations to the Board of
Supervisors. It should be noted that the staff has not provided alternatives on the resolutions for
the certification of the project EIR, the Master Use Permit and the Vesting Tentative Map
application(s) because those resolutions remain unchanged from those provided at the March 2,
2026 hearing. The project application requires Planning Commission recommendations on six
project resolutions: (1) certification of the Environmental Impact Report for the project; (2) the
Community Plan Amendment request; (3) the Master Plan application; (4) the Design Review and
Tree Removal Permit applications; (5) the Master Use Permit application; and, (6) the Vesting
Tentative Map application. These are further discussed below.

Alternative Community Plan Amendment. The staff resolution on the applicant's Community Plan
Amendment that was provided at the March 2, 2026 hearing recommended denial of the
Community Plan Amendment (please see Attachment 2-Resolution, Community Plan
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Amendment-Attachment 1b that accompanied the March 2, 2026 staff report). Following the
receipt and review of the “Environmental Settlement Agreement” between the applicant and the
Seminary Neighborhood Association (SNA) (please see discussion below for more information),
staff has prepared an alternative resolution, recommending approval of the applicant’s
Community Plan Amendment (please see Attachment 1-Approval Recommended-Community
Plan Amendment). The proposed project can be recommended for approval under either of the
proposed Community Plan Amendment resolutions; i.e., regardless of whether the Community
Plan amendment is approved.

Alternative Master Plan Revised to Incorporate Operational Characteristics and to Address
Planning Commission Comments. Attachment No. 2 contains an alternate Master Plan resolution
that contains operational characteristics of the on-site educational use consistent with the
Environmental Settlement Agreement and reflects other commitments contained in the
Environmental Settlement Agreement, as proposed by the applicant. In addition, the alternative
Master Plan resolution contains modifications that reflect the comments of the Planning
Commission received at the March 2, 2026 Planning Commission hearing.

Alternative _Design Review/Tree Removal Permit Revised to Address Planning Commission
Comments. Attachment No. 3 contains an alternate Design/Review Tree Removal Permit
resolution that contains modifications that reflect the Environmental Settlement Agreement, as
well as comments of the Planning Commission received at the March 2, 2026 Planning
Commission hearing.

Environmental Settlement Agreement

At the March 2, 2026 Planning Commission hearing, the applicant announced that they had
entered into an Environmental Settlement Agreement (referred hereafter as “Agreement”) with
the Seminary Neighborhood Association (SNA) (Attachment No. 4). The Agreement contains
several “developer obligations” including the following:

1. Term |.A.1.a-Educational uses on the Project site shall be limited to graduate, post-
graduate, and/or research program uses, and shall exclude primary or secondary
education. Undergraduate students may participate in said programs.

2. Term l.A.1.b-Maximum graduate, post-graduate, and/or research program enroliment up
to 325 people on-site may occur without any requirement that such people reside on the
Project site.

3. Term L.A.1.c-Any graduate, post-graduate, and/or research program on-site enrollees in
excess of 325 shall be required to reside on Project site in residential units currently
proposed as part of the Project.

4. Term |.A.1.d-No later than June 1 of each calendar year, the head administrator of the
educational institution shall submit to the Marin County Community Development Agency
Director a sworn affidavit certifying compliance, including: (i) the peak number of enrolled
on-site students during the prior calendar year; (ii) the number of on-site students residing
on the project site; (iii) the total number of employees associated with the educational uses
of the project site and the number of on-site employees associated with the educational
uses residing on the site; and (iv) the number of daycare and fitness center users that live
on and off the project site.

5. Term I.A.1.e-Marin County shall have the right, upon 48 hours’ written notice and during
normal business hours, to conduct inspections and audits reasonably necessary to verify
compliance.



6. Term I.A.1.g-The fitness center and daycare facilities shall be limited to residents and
individuals who live or work on-site. If the fithess center and daycare facilities do not reach
capacity with individuals who live or work on-site, the facilities may be offered for use to
people in the surrounding Strawberry neighborhood.

7. Term I.A.1.h-Limit all Project buildings to no more than three stories of habitable space,
except for: (1) three buildings within the Hodges/Shuck Planning Area, which shall not
exceed four stories of habitat space; and (2) buildings in the RCF Senior Housing area
shall not exceed the heights shown in the Project plan set dated January 31, 2020.

The terms enumerated as 1, 2, 3,4, 5, 6 and 7(1) above have been incorporated in the Alternative
Master Plan resolution as revised Conditions of Project Approval (Section lllI, Item 1-
Hodges/Shuck Planning Area, Dormitory Hill Planning Area, Daycare and Fitness; Section llI,
Iltem C.(2); and Section Ill, Item 1.). The term enumerated as 7(2) has been included as a new
condition of approval in the Alternative Design Review/Tree Removal Permit resolution (Condition
of Project Approval-4).

The applicant provided a letter, prepared by Abrams Associates, Traffic Engineering, Inc., dated
March 15, 2026, that summarized a review of the Agreement and its effect on the project traffic
(Attachment No. 5). The letter states that, “The restriction on the number of students commuting
to the site would be forecast to reduce the overall cumulative VMT generated by the Seminary.
As long as there is no change to the maximum enroliment, the net total VMT generated by the
site would be forecasted to the reduced...by the Agreement’s limitations...”. The letter further
states, “By limiting the number of commuting students to only 325 students, (equating to a
reduction of up to 475 students commuting to the site) the total cumulative buildout VMT for the
campus population would be forecast to decrease by approximately 21%....” The letter goes on
to state, “Based on a review of the proposed reduction in the number of students allowed to
commute it is our conclusion that the project would lower the overall average VMT per student at
the school...it is reasonable to forecast that the on-site residents would have substantially lower
average VMT per student than commuters, given they would be able to easily walk to and from
their classes....”. Lastly the letter points out that, “By reducing the total of number of students
commuting to school it is expected that there would be more capacity available on public bus
routes to better serve residents in the area, which would thereby encourage reduced auto use
(i.e., reduced average VMT per capita) by the residents in the area....”

The voluntary commitments made by the applicant through the execution of the agreement with
the SNA aid in addressing the long-standing traffic concerns of the community with regard to the
proposed project.

1953 Use Permit

The Planning Commission provided comments regarding the validity of the 1953 Use Permit to
operate an educational use on the site. Some commissioners requested further clarity regarding
the 1953 Use Permit, in particular with respect to the 1984 Master Plan approval.

The historical record on this matter contains certain ambiguities. But it is undisputed that on
October 13, 1953, the Board of Supervisors (BOS) approved a Use Permit for the Seminary
property to “permit the construction of a Theological Seminary and dormitories and other buildings
incidental to such use, subject to the attached condition.” Said condition states, “Prior to any
construction or improvement, the applicant shall secure approval from the Planning
Commission...”

Ambiguity arises in the record in the 1984 Master Plan application documents. The application
documents refer to the following, “The property was purchased in September, 1953, and in 1955
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a Campus Plan was completed...”. A “Campus Plan” was not found in the County’s records.

Staff has concluded that the “Campus Plan” refers to “Improvement Plans for Golden Gate Baptist
Theological Seminary” that were approved by the Planning Commission in July 1955. However,
“Improvement Plans” do not exist in the historical record. While the historical record contains “An
Architectural Master Plan for the Development of Golden Gate Baptist Theological Seminary
Strawberry Point, Marin County, California” it is undated (staff believes it was received by the
County some time in 1953) and it is unclear whether the referenced “Improvement Plans” pertain
to the “Architectural Master Plan”. There is no historical record of the County adopting an
ordinance for the 1953 Architectural Master Plan.

On July 1, 1959, the County entered into an “Improvement Agreement Under Conditional Use
Permit” with the property owner—staff surmises that this Improvement Agreement was
precipitated by the 1955 Improvement Plans. This Agreement states that the County had
previously issued the 1953 Use Permit “subject to the condition that Seminary construct a public
road...as shown on site plan approved pursuant to said CUP” and also subject to the condition
that, “prior to occupancy of any buildings constructed upon said property [the property owner
must] enter into an agreement secured by an adequate performance bond agreeing to the
construction of said road...”.

The historical records contain a series of Planning Commission meeting minutes spanning 1954
through 1958. The minutes reveal that there was much debate regarding roadway alignments
through and around the project site. By 1957, the previous owner went before the Planning
Commission and requested reconsideration of requirements of the 1953 Use Permit which
stipulated that a road along the western periphery of the site (West Strawberry Drive) be
constructed prior to the occupancy of on-site buildings. The Planning Commission granted the
request and modified language regarding roadway alignments and financial responsibility.

On March 13, 1984, the BOS adopted Master Plan Ordinance No. 2819, thereby approving the
1984 Master Plan. Condition of Approval No. 19 of the ordinance states, “With the approval of this
Master Plan, the previously approved 1959 Campus Use Permit shall become null and void and
of no further effect or benefit...” There is no “1959 Campus Use Permit” in the historical record
and there is no reference to a “1959 Campus Use Permit” in the historical minutes. Given the
evidence in the record, staff believes that this reference in the 1984 Master Plan refers to the
1959 Improvement Agreement, which was predicated on the 1955 Improvement Plans.

Itis clear from the 1984 Master Plan materials that the previous owner intended to continue with
an educational use on the site. Further, the County’s Code contains provisions for the revocation
of previously issued Conditional Use Permits and there is no record that the 1953 Use Permit has
ever been revoked, under the applicable Marin County Code provisions or otherwise. Also, an
educational use continues to exist on the site, pursuant to and authorized by the 1953 Use Permit,
and it is anticipated this use will persist into the future.

Planning Commission Comments and Resultant Modifications to Staff Recommended
Resolutions.

The Planning Commission had several comments regarding the proposed project at the March 2,
2026 hearing which have been summarized below:

Multi-Story Residential Buildings-Hodges/Shuck Planning Area. The Planning Commission
requested more clarity regarding the proposed conditions of approval related to the multi-story
residential buildings in the Hodges/Shuck Planning Area. The applicant has provided a conceptual
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site plan that illustrates where residential units could be located as a result of lowering the multi-
story buildings to no more than four stories (Attachment No. 6). As indicated, the number of
residential units that would be housed in the lowered multi-story building would decrease by 22
to 28 units (as a result a total of 75 to 81 units would be located in the multi-story buildings), and
the 22 to 28 residual units would be dispersed in the Planning Areas formalized in the Master
Plan. While the exact locations and numbers of units in the respective planning areas are not
precise at this time, the precise locations and design would be subject to future Design Review
approval (Conditions of Project Approval IlI-C-(1)).

Playing field. The Commission requested more design detail regarding the playing field including
how the excavated material excavated that would be placed in the area would be contained, and
whether retaining walls are proposed.

The playing field would be constructed by building up the site with engineered fill and grading the
perimeter into stable, sloped embankments rather than vertical retaining walls. As depicted on
Project Plan Sheet C6.10 (Attachment No. 7), the athletic field is anticipated to be formed using
engineered fill placed at side slopes on the order of 2:1 (horizontal to vertical). Consistent with
recommendations of the geotechnical engineering report, fill would be placed in controlled
horizontal lifts, moisture-conditioned and compacted to at least 90-95 percent relative compaction
depending on material type, over a properly prepared and compacted subgrade. To provide
stability for the fill slopes, recommendations include constructing a keyway and buttress system
that extends into competent colluvium or bedrock, along with benching into the underlying material
and installation of subdrainage within the slope. In summary, the field would be constructed as a
compacted, engineered fill landform with properly keyed and benched slopes, internal drainage,
and gradual side slopes (generally 2:1), allowing the required grades to be achieved without the
need for a retaining structure.

Lighting is not proposed to illuminate the playing field. Ground level, shrouded lights that would
be downcast and subject to the County’s exterior lighting requirements are proposed along the
adjacent pathway.

Class Il Bicycle Lanes. The Planning Commission requested further information as to the
feasibility of providing Class Il bicycle lanes along project site roadways. To further explore this,
a condition of project approval has been included in the alternative Master Plan resolution that
requires the applicant to provide an evaluation of the feasibility of providing Class Il bicycle lanes
on select project roadways consistent with DPW requirements and the project Environmental
Impact Report (EIR) (Conditions of Project Approval 11l-2-A-2-b).

Future Review of Major Residential Project Elements. The Planning Commission requested
further information as to the mechanism and process that would apply to those improvements
contemplated under the proposed Master Plan but not included in the Design Review application
currently before the Planning Commission. To better understand the Master Plan entitlement, the
County’s provisions regarding the purpose of a Master Plan are provided (Marin County
Development Code Section 22.44.010). Specifically, the entitlement “...is to allow for phased
developments, establish site-specific criteria to ensure that development enhances or is
compatible with the surrounding neighborhood character, promote clustering of structures to
preserve open land areas and avoid environmentally sensitive areas, and protect natural
resources, scenic quality, and environmentally sensitive areas.”

The project components contemplated in the Master Plan but not currently included in the Design
Review application before the Planning Commission would be subject to Design Review
requirements consistent with the Development Code. To ensure that major residential project
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components (such as the multi-story residential buildings contemplated in the Hodges/Shuck
Planning Area) are subject to future review and approval by the Planning Commission, a condition
of project approval has been included in the Alternative Master Plan resolution (Conditions of
Project Approval 1lI-C).

ATTACHMENTS:

1. Approval Recommended-Community Plan Amendment Resolution

2. Alternative Master Plan Resolution

3. Alternative Design Review/Tree Removal Permit

4. Environmental Settlement Agreement, dated March 1, 2026

5. Abrams and Associates, Traffic Engineering Inc., dated March 15, 2026

6. Conceptual Plan-Multi-Story Residential Buildings and Receiving Areas, received March 17, 2026
7. Project Plan Sheet -Playing Field Detail



MARIN COUNTY PLANNING COMMISSION
RESOLUTION NO.

A RESOLUTION TO RECOMMEND APPROVAL OF THE REQUEST TO AMEND THE
“AMENDMENTS TO THE STRAWBERRY COMMUNITY PLAN, 1982” ASSOCIATED WITH
THE NORTH COAST LAND HOLDINGS LLC COMMUNITY PLAN AMENDMENT, MASTER

PLAN, VESTING TENTATIVE MAP, DESIGN REVIEW, MASTER USE PERMIT,
AND TREE REMOVAL PERMIT APPLICATION
201 SEMINARY DRIVE, MILL VALLEY
(ASSESSOR’S PARCEL NOs:043-261-25, 043-261-26, 043-262-03, 043-262-06,
043-401-05, 043-401-10, 043-401-16, 043-402-03, and 043-402-06)

skosk sk sk sk sk sk sk ok ok sk sk osk sk sk sk sk sk sk sk ok ok sk sk

SECTION I: FINDINGS

WHEREAS, the applicant, North Coast Land Holdings LLC, has submitted a request to amend
the ““Amendments to the Strawberry Community Plan, 1982” as follows (language proposed for
insertion shown as underlined, language proposed for deletion shown as strikethrough:

A. On Page 2, under “Il. Goals”, Item B. “Housing Balance”, modify the last sentence as
follows:

“Where physical constraints or opportunities dictate another housing type (i.e., attached units)
the Community goals is to einsure that unit size and project amenities are designed to provide
the opportunity for and encourage occupancy by families with children. In this manner then
the Community wishes to einsure a housing balance that will continue to provide for
families....”

B. On Page 2, under “Il. Goals”, Item C. “Transportation”, modify the sixth sentence as follows:

“‘Owners of the large undeveloped properties in the Strawberry area (DeSilva Island,

Watertank Hill, Golden-Gate-BaptistsTheological-Seminary and Strawberry Split Point) will

be required to contribute on a proportional basis to the funding necessary to construct
requirement improvements...”.

C. On Page 6, under “lll Development Guidelines” modify as follows:

“C. Former Golden Gate Baptist Theological Seminary site-(See Map 4)

Description
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AP. # 43-261-03;-05;-20-822-043-261-25; 043-261-

26; 043-262-03; 043-262-06; 043-401-10;

043-401-16; 043-402-03; 043-402-06

land underwater.

Area 12549 123.35 acres of land, 22.25 acres of

Existing zoning/density RMP 242.47; MF2 (1-4 units/acre)

purposes.

Existing development 211 residential dwelling for—students—and
faculty available to the public. Various
buildings utilized for educational and-religious

D. On Page 7, under “LAND USE” modify as follows:

‘LAND USE-A .
activities college/university use with a student population of approximately 1,000 were was
granted for this property by Use Permit in 1953 overlaid on the site’s base zoning of RMP
2.47. Extensive facilities including housing, administrative and education buildings were built
subsequently. However, since the Use Permit was issued the plans of the Seminary and the
character of the community the zoning applied to the property have changed. Any further
development of allef-the Seminary property must be established in a Master Plan because it
is now subject to a Planned District classification. In general, it is recommended that Seminary
religious; educational buildings, and uses and student housing be located on the central
portion of the property. The areas located at the periphery of the Seminary property would be
appropriate for alimited-number-of single-family detached residences which-weould-notbe-part
ofthe-Seminary’s-studentand-faculty-housing. Development in these areas should be planned

and designed to blend into the existing community.

The development potential of the Seminary property was discussed with the Citizen’s Advisory
Committee, the property owners and their representatives, and reviewed in the field by walking
the property. The exact development of the property will be established in the more detalled
review of a Master Plan application. Howey A :

ef—the—p#epeﬁy—m%n—the—eemmnmyh The foIIowmq was orlqmallv determlned to be the

maximum desirable development based on the projected traffic impact and the context of the
property within the community.

(1) 24 single-family detached residences located on the periphery of the Seminary property-

(2) 36 attached units-

2
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(3) 90-100 student housing units

(4) Some additional development related to the educational and-religious use of the Seminary
property itself. However, the only such development specifically discussed as part of this
Community Plan Amendment was a chapel. Other potential development includes a
student union building and additional classrooms (as shown in the 1955 Use Permit) and
a gymnasium (new Use). Any such development should be located adjacent to the existing
campus development. The extent of additions to the campus should be determined in a
Master Plan which evaluates such development in the context of all development on the
property.

E. Beginning in the third full paragraph on Page 7 and continuing through Page 8, modify as
follows:

The following discussion sets out specific guidelines for the development potential of the
portion of the property surrounding the Seminary campus area in consideration of a Master
Plan. The areas discussed are identified by numbers on Map 4. The guidelines include a
range of development that may be appropriate. Not all of them can be exercised and be
consistent with the maximum development identified for this property. Any Master Plan
application should be evaluated against these guidelines and the other provisions of the
Strawberry Community Plan. The maintenance or improvement of existing service levels
at the Seminary/101/Frontage Road interchange should be a prime determinate of the
development that is permitted at this location.

F. Page 8 under the item entitled “(Area 2)” modify as follows:

(Area 2) Platt Court Existing Faeulty Units-Existing uses should remain; however if the
Seminary landowner desires to redevelop this area, approximately three (3) single family
detached dwelling units could be located in this area.

G. Page 8 under the item entitled “(Area 6)” modify as follows:

(Area 6) Any expansion of the campus or student housing should be developed in this
area. Hilltop adjacent to Chapel Drive is a prominent visual landmark with the Community
and should remain undeveloped, if possible. However, if development of this site is to
occur, it should be limited to either structures for Seminary campus activities or allocated

for housing. Ne-heusing-should-be-placed-on-this-site- Structures should be designed

H. Page 9 under the item entitled “(Area 7)” modify as follows:

(Area 7) Reed Boulevard-Two single family detached dwelling units should be located on
Seminary the property with frontage on Reed Boulevard

I. Page 9 under the item entitled “(Area 8)”, second paragraph, modify as follows:
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If the seminary landowner desires to develop attached dwelling units as apartments or to
be sold as condominiums, such units could be located off of Chapel Drive at the top of the
slope above Seminary Drive south of the Athletic Field and Gilbert Drive. Apartments or
cGondominiums in this location could be compatible with the existing multiple development
south of Seminary Drive next to Richardson Bay, and yet would be visually separated from
the single family detached dwelling located on the Point. A maximum of 36 units might be
located in this area.

Page 9 under the item entitled Location of Development” modify the first sentence as
follows:

Location of Development-The shoreline area adjacent to Brickyard Park should remain
undeveloped because it can provide public view of and access to the Bay. The Forested
Knoll (Area-6) above Seminary Drive should remain undeveloped because it is a prominent
visual landmark in the Community. Other portions of the property may be developed as
outline previously.

. Page 10 under the item entitled “Design Guidelines”, modify the third and fourth paragraphs
as follows:

Student-hHousing proposed for knoll adjacent to Shuck Drive should be sited to minimize
grading for structures and parking areas. The site plan should be designed so that direct
views of student units from existing dwellings, especially those on Milland and Ricardo
Drives, are screened. A landscape plan providing a “green belt” buffer of landscaping
between student housing and existing dwelling should be incorporated into the site plan.
Student-hHousing should be sited so as to provide at a minimum the same distances
between new structures as currently exists between existing structures.

The review of any proposed master plan for the Seminary property should include a
discussion of the existing and potential public uses of and activities at the campus.
Currently, the Community is not fully informed of the existing campus public activity
programs. It would be beneficial if the Semirary landowner and Community could establish
a formal understanding of the recreational opportunities and educational activities
available. Possibly the Strawberry Recreation District could assist the Semirarylandowner
in establishing and publicizing these public uses and activities.

WHEREAS, on March 2, 2026 and March 30, 2026, the Marin County Planning Commission
held a duly noticed public hearing to take public testimony and consider the project.

WHEREAS, the policies and programs contained in the Marin Countywide Plan (CWP) guide
the conservation and development of Marin County. The Strawberry Community Plan is an
element of the CWP intended to provide a community specific vision for the development of
the Strawberry Peninsula by identifying community goals, identifying major issues within the
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community plan area, specifying the amount, density, and location of development, and
providing recommendations and restrictions for such development.

The “Amendments to the Strawberry Community Plan, 1982” were the result of a plan review
undertaken by the Strawberry Community Plan Review Citizen’s Advisory Committee,
planning and transportation consultants, and Marin County planning staff. The amendments
provided updated goals related to community amenities, housing balance, and transportation,
development guidelines for the four remaining large undeveloped parcels in the community
plan area, including the Golden Gate Theological Baptist Seminary site, and additional
community plan policies.

As an element of the Marin Countywide Plan, the Strawberry Community Plan and the
Amendments to the Plan hold a unique position in a local jurisdiction’s land use policy and
regulatory framework because general plans, including community plans are regarded as the
“constitution for development” in California. Therefore, the threshold for approving an
amendment to a community plan should be higher than any other type of land use action. The
Board of Supervisors (BOS) can only approve such a proposal through legislative action.

Following direction from the BOS in 2018, the applicant facilitated an 18-month long dialogue
consisting of 50 meetings with community members entitled, “Seminary Tomorrow” intended
to inform the proposed development. During the process, community members expressed a
preference for a higher education institution of a graduate and/or post graduate nature. In
addition, community members expressed a desire for a reduced student cap (less than 1,000
students) and a day care and fitness center that would be open to members of the community.
Traffic and congestion remained a topic of primary concern with the community and there was
a desire to reduce the number of units proposed with development.

The proposed project was designed to address several of the concerns raised by the
community. Further the applicant has entered into an “Environmental Settlement Agreement”
with the Seminary Neighborhood Association (SNA), a local neighborhood group, that
includes several commitments intended to further address concerns of the community.
Commitments contained in the agreement include the following: (1) educational uses on the
site shall be limited to graduate, post-graduate and/or research program uses, and shall
exclude primary or secondary education; (2) maximum graduate, post-graduate and/or
research enrollees up to 325 people on-site may occur without any requirement that such
people reside on the project site; (3) any graduate, post-graduate, and/or research program
on-site enrollees in excess of 325 shall be required to reside on-site in residential units
proposed with the current project; and (4) the fithess center and daycare facility shall be limited
to residents and individuals who live or work on-site. If the fithess center and daycare facility
do not reach capacity with individuals who live or work on-site, the facilities may be offered for
use to people in the surrounding Strawberry community. The applicant has applied to amend

5

North Coast Land Holdings Community Plan Amendment
Alternative Community Plan Amendment Resolution-Attachment No 1
Planning Commission Hearing March 30, 2026



the Master Plan application associated with the proposed project to incorporate the agreed
upon operational characteristics contained in the Agreement.

The project would provide much-needed housing opportunities in the southern Marin County
area. Further, the density proposed with the project is protected under State Housing Law;
therefore, the County’s ability to reduce the density with the project is limited unless specific
findings related to public health and safety can be made.

The proposed community plan amendments, when considered in light of the commitments the
applicant has made to address community concerns regarding the proposed project, in
addition to the protections afforded the project by State Housing Law, meet the threshold to
amend the “Amendments to the Strawberry Community Plan, 1982”", as described in the

LT}

applicant’s “Proposed Community Plan Amendments” received on February 5, 2020.
SECTION II: ACTION

NOW THEREFORE, BE IT RESOLVED that the Marin County Planning Commission
recommends that the “Amendments to the Strawberry Community Plan, 1982” be amended as
follows (text deleted shown as strikethrough, text added shown as underlined) and as further
described in Exhibit A, “Proposed Community Plan Amendments”, received on February 5, 2020:

A. On Page 2, under “Il. Goals”, Item B. “Housing Balance”, the last sentence amended as
follows:

“Where physical constraints or opportunities dictate another housing type (i.e., attached units)
the Community goals is to einsure that unit size and project amenities are designed to provide
the opportunity for and encourage occupancy by families with children. In this manner then
the Community wishes to einsure a housing balance that will continue to provide for
families....”

B. On Page 2, under “Il. Goals”, Item C. “Transportation”, sixth sentence amended as follows:

“‘Owners of the large undeveloped properties in the Strawberry area (DeSilva Island,

Watertank Hill, Golden-Gate-BaptistsTheological-Seminary and Strawberry Split Point) will

be required to contribute on a proportional basis to the funding necessary to construct
requirement improvements...”.
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C. On Page 6, under “lll Development Guidelines” amended as follows:

“C. Former Golden Gate Baptist Theological Seminary site-(See Map 4)

Description E

AP. # 43-261-03,-05,20-& 22 043-261-25; 043-261-
26; 043-262-03; 043-262-06; 043-401-10;
043-401-16; 043-402-03; 043-402-06

Area 12549 123.35 acres of land, 22.25 acres of

land underwater.

Existing zoning/density

RMP 242.47;: MF2 (1-4 units/acre)

Existing development

211 residential dwelling for—students—and
faculty available to the public. Various
buildings utilized for educational and-religious

purposes.

D. On Page 7, under “LAND USE” amended as follows:

‘LAND USE-A .
activities college/university use with a student population of approximately 1,000 were was
granted for this property by Use Permit in 1953 overlaid on the site’s base zoning of RMP
2.47. Extensive facilities including housing, administrative and education buildings were built
subsequently. However, since the Use Permit was issued the plans of the Seminary and the
character of the community the zoning applied to the property have changed. Any further
development of allef-the Seminary property must be established in a Master Plan because it
is now subject to a Planned District classification. In general, it is recommended that Seminary
religious; educational buildings, and uses and student housing be located on the central
portion of the property. The areas located at the periphery of the Seminary property would be
appropriate for alimited-number-of single-family detached residences which-weould-net-be-part
ofthe-Seminary’s-studentand-faculty-housing. Development in these areas should be planned

and designed to blend into the existing community.

The development potential of the Seminary property was discussed with the Citizen’s Advisory
Committee, the property owners and their representatives, and reviewed in the field by walking
the property. The exact development of the property will be established in the more detalled
review of a Master Plan application. Howex ‘ -

ef—the—p#epe#y—m%n—the—eemqumt% The foIIowmq was orlqmallv determlned to be the

maximum desirable development based on the projected traffic impact and the context of the
property within the community.
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(4) 24 single-family detached residences located on the periphery of the Seminary property-
(5) 36 attached units-
(6) 90-100 student housing units

(5) Some additional development related to the educational and-religious use of the Seminary
property itself. However, the only such development specifically discussed as part of this
Community Plan Amendment was a chapel. Other potential development includes a
student union building and additional classrooms (as shown in the 1955 Use Permit) and
a gymnasium (new Use). Any such development should be located adjacent to the existing
campus development. The extent of additions to the campus should be determined in a
Master Plan which evaluates such development in the context of all development on the
property.

L. Beginning in the third full paragraph on Page 7 and continuing through Page 8, amended
as follows:

The following discussion sets out specific guidelines for the development potential of the
portion of the property surrounding the Seminary campus area in consideration of a Master
Plan. The areas discussed are identified by numbers on Map 4. The guidelines include a
range of development that may be appropriate. Not all of them can be exercised and be
consistent with the maximum development identified for this property. Any Master Plan
application should be evaluated against these guidelines and the other provisions of the
Strawberry Community Plan. The maintenance or improvement of existing service levels
at the Seminary/101/Frontage Road interchange should be a prime determinate of the
development that is permitted at this location.

M.Page 8 under the item entitled “(Area 2)” amended as follows:

(Area 2) Platt Court Existing Faeulty Units-Existing uses should remain; however if the
Seminary landowner desires to redevelop this area, approximately three (3) single family
detached dwelling units could be located in this area.

N. Page 8 under the item entitled “(Area 6)” amended as follows:

(Area 6) Any expansion of the campus or student housing should be developed in this
area. Hilltop adjacent to Chapel Drive is a prominent visual landmark with the Community
and should remain undeveloped, if possible. However, if development of this site is to
occur, it should be limited to either structures for Seminary campus activities or allocated

for housing. Ne-housing-should-beplaced-on-this-site- Structures should be designed

O. Page 9 under the item entitled “(Area 7)” amend as follows:

(Area 7) Reed Boulevard-Two single family detached dwelling units should be located on
Seminary the property with frontage on Reed Boulevard
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P. Page 9 under the item entitled “(Area 8)”, second paragraph, amended as follows:

If the seminary landowner desires to develop attached dwelling units as apartments or to
be sold as condominiums, such units could be located off of Chapel Drive at the top of the
slope above Seminary Drive south of the Athletic Field and Gilbert Drive. Apartments or
cGondominiums in this location could be compatible with the existing multiple development
south of Seminary Drive next to Richardson Bay, and yet would be visually separated from
the single family detached dwelling located on the Point. A maximum of 36 units might be
located in this area.

Q. Page 9 under the item entitled Location of Development”, the first sentence amended as
follows:

Location of Development-The shoreline area adjacent to Brickyard Park should remain
undeveloped because it can provide public view of and access to the Bay. The Forested
Knoll (Area-68) above Seminary Drive should remain undeveloped because it is a prominent
visual landmark in the Community. Other portions of the property may be developed as
outline previously.

R. Page 10 under the item entitled “Design Guidelines”, amend the third and fourth paragraphs
as follows:

Student-hHousing proposed for knoll adjacent to Shuck Drive should be sited to minimize
grading for structures and parking areas. The site plan should be designed so that direct
views of student units from existing dwellings, especially those on Milland and Ricardo
Drives, are screened. A landscape plan providing a “green belt” buffer of landscaping
between student housing and existing dwelling should be incorporated into the site plan.
Student-hHousing should be sited so as to provide at a minimum the same distances
between new structures as currently exists between existing structures.

The review of any proposed master plan for the Seminary property should include a
discussion of the existing and potential public uses of and activities at the campus.
Currently, the Community is not fully informed of the existing campus public activity
programs. It would be beneficial if the Seminary landowner and Community could establish
a formal understanding of the recreational opportunities and educational activities
available. Possibly the Strawberry Recreation District could assist the Semirary-landowner
in establishing and publicizing these public uses and activities.
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SECTION lli: VOTE

RECOMMENDED for approval

at a regular meeting of the MARIN COUNTY PLANNING

COMMISSION held on this (30 day of MARCH 2026) by the following vote:

AYES:

NOES:

ABSENT:

Attest:

GREG STEPANICICH, CHAIR
MARIN COUNTY PLANNING COMMISSION

Sindy Palencia
Planning Commission Secretary
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A RESOLUTION APPROVING
THE NORTH COAST LAND HOLDINGS LLC MASTER PLAN (P1490)
201 SEMINARY DRIVE, MILL VALLEY (STRAWBERRY)
(FORMER GOLDEN GATE BAPTIST SEMINARY SITE)
ASSESSOR’S PARCELS:
043-261-25, 043-261-26, 043-262-03, 043-262-06, 043-401-05,
043-401-10, 043-401-16, 043-402-03, 043-402-06

skosk sk sk sk sk sk sk ok ok sk sk osk sk sk sk sk sk ok sk ok ok sk ok

SECTION I: FINDINGS

1. WHEREAS, North Coast Land Holdings, LLC, has submitted a Master Plan application to
redevelop the former Golden Gate Baptist Seminary site to create an intergenerational community
for residents to life, work and learn. The application contains the following components:

A. Residential Development. Develop a total of 337 residential units including 184 new and
139 replacement residential units, as well as a residential care facility containing 150
apartments (considered one unit under Section 22.130.030 of the Development Code). (A total
of 13 existing residential units would be retained on the project site.) The residential
components of the proposed project would be developed in the following planning areas:

Seminary Point Planning Area. Retain the existing single-family residence, demolish 24
residential units contained in three existing buildings and construct ten, new buildings
containing 14 residential units, reducing the total number of dwelling units in the Seminary
Point Planning Area from 25 to 15 units.

Hodges/Shuck Planning Area. Demolish all existing dwelling units contained in 25 buildings
and construct 52 one- and two-story buildings containing 114 residential units, and three, up
to six-story buildings containing 103 residential units. The total number of dwelling units
would increase by 124 units for a total of 217 units in the Hodges/Shuck Planning Area.

Reed/Storer/Shuck Planning Area. Retain the existing single-family residence, demolish 15
existing units contained in seven buildings, and construct 18 buildings containing 36 units,
thereby increasing the number of dwelling units in this planning area by 21 units for a total of
37 units in the Reed/Storer/Shuck Planning Area.

Mission Drive Planning Area. Retain one, single family residence and two buildings
containing a total of ten units and construct two residences thereby increasing the number of
dwelling units in the planning area by two units for a total of 13 units in the Mission Drive
Planning Area.

Dormitory Hill Planning Area. Demolish the existing dormitory buildings and construct up to
a three-story residential care facility for a total of one residential unit in the Dormitory Hill
Planning Area

Chapel Hill Planning Area. Construct 22 buildings containing a total of 40 dwelling units
resulting in 40 units in the Chapel Hill Panning area.
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Shuck Drive Knoll Planning Area. Construct 14 three-bedroom units, providing a total of 14
dwelling units in this planning area.

B. Other Project Components. The proposed development would entail additional project
components as described below:

Administration Building. Renovate the existing Administration Building and construct an
addition along the northern fagade of the existing building.

Maintenance Building. Demolish the existing maintenance building and construct a new
maintenance building in a different location.

Daycare and Fitness Center. Relocate the existing daycare currently housed in the
Academic Building to a building that would contain a daycare and a fitness center.

Recreation, Open Space and Landscaped Areas. The proposed project shall maintain
approximately 70 percent of the project site as undeveloped space, add to the existing
network of trails, and elevate and retain the 2-acre Seminary Playing Field by using
excavated material from elsewhere on the project site to raise the playing field and create a
landscaped berm along Seminary Drive; the area would continue to be available as a playing
field. Areas proposed for open space and trail improvements consist of the following:

(1) The existing “Forested Knoll” within the Seminary Point Planning Area would be
protected as open space and a pedestrian trail would be established with views of the
San Francisco Bay, and City of San Francisco skyline. The open space area and trail
would be open to the public.

(2) In the Chapel Hill Planning Area, the existing hilltop would be preserved as a park and
wildlife corridor, and an arbor and landscaping is proposed. The open space area would
be open to the public.

(3) An existing four-foot wide trail (the Seminary Point Trail) which begins at the main
entrance to the project site at Seminary Drive and wraps around Seminary Point would
be improved and dense brush would be cleared.

(4) The portion of Storer Drive parallel to East Strawberry Road would be repaved and
improved as a pedestrian pathway (Storer Pathway). Trees and landscaping would be
planted adjacent to the path.

Bicycle Route Improvements. Class lll bicycle routes are proposed on interior streets and
connections to existing routes would be constructed.

The property is located at 201 Seminary Drive, in the community of Strawberry, Mill Valley and is
further identified as Assessor’s Parcel Numbers 043-261-25, 043-261-26, 043-401-05, 043-401-
10, 043-401-16, 043-402-03, 043-402-05, and 043-402-06.

2. WHEREAS, on March 2, 2026, and March 30, 2026, the Marin County Planning
Commission held a duly noticed public hearing to take public testimony and consider the project.

3.  WHEREAS, the applicant has proposed a “housing development project” under state law
containing 337 residential units, and while there has been a considerable amount of community
sentiment for a project with fewer residential units, the County cannot reduce the density of the
project unless it can demonstrate that the project would have an adverse impact on public health
or safety consistent with state law. The County finds that the density proposed with the project
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would not result in an adverse public health and safety impact as the applicant would be required
to implement project conditions of approval as specified below that would require the project to
be constructed in compliance with County and state requirements and standards aimed at
protecting public health and safety.

The State Housing Density Bonus Law (SDBL) stipulates that the base density allowable for
qualifying housing development projects is the upper level of the range identified by the CWP
land use designation, even when that is higher than what the governing zoning district would
normally allow. In this instance, the potential density afforded by the high end of the CWP land
use designation density range (1 to 4 units per acre, or 405 units at the high end of the range)
exceeds that afforded by the zoning designation (2.47 units per acre or 250 units). While the
applicant is eligible for a 50-percent increase in the density afforded under the CWP land use
designation (an additional 203 units, for a total potential residential density of 608 units), the
applicant has elected to not pursue this increase in density.

The SDBL also provides incentives intended to help make the development of affordable and
senior housing more economically feasible, even when no additional units are requested. These
incentives include concessions, waivers, and reductions of development standards and parking
requirements. Pursuant to the SDBL, the applicant is allowed a total of two concessions. The
applicant has requested one concession to the affordability composition of the proposed
affordable units proposed with the development, such that all of the proposed affordable units
would be offered at “low” income rates. The second concession requested by the applicant is to
Land Use Policy (3) of the Amendments to the Strawberry Community Plan 1982 which specifies
that 90-100 student housing units be required on site.

In addition, the applicant has requested several waivers as described below:

Marin Municipal
Code Section

Description of Waiver Request

Deviation Proposed

22.22.080(E)
and (F)

Deviation from the requirement that
affordable units shall be dispersed
throughout the site.

Applicant proposes to cluster
affordable units in three buildings.

22.22.080(F)

Deviation from the requirement that
affordable units shall contain the
same number of bedrooms as the
market rate units.

Applicant proposes that affordable
units, on average, contain 2.2
bedrooms rather than the 2.6
bedrooms provided in the market
rate units.

Title 22-Height
limits

Deviation from the height limits
required under the Development
Code.

Some of the proposed residences
exceed the 30-foot height limit.

Title 24- Roadway widths along Shuck, Applicant proposes to reduce the
Roadway widths | Storer, Hodges, Reed and Green required width of roadways.

Title 24- Horizontal and vertical curves Roads have been designed to
Roadway various locations match, as closely as possible the
Curvature configuration of the existing roads

they are replacing in order to
minimize construction impacts
including minimizing the overall
grading footprint, materials to import
or off-haul, construction traffic,
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square footage and height of
retaining walls, among other minor
impacts. A design speed of 20 MPH
(signed at 15 MPH) is proposed to
reduce the number of horizontal
curves that have radii less that is
recommended for a 25 MPH design
speed road

24.04.110(c) Eliminate shoulders Per Code, shoulders are required on
each side of all roads. Per the width
table shown in Section 24.04.110,
two widths are shown for Limited
Residential Roads: 20 feet with
shoulders and 24 feet with curbs.
This implies that shoulders can be
eliminated if curbs are included.
24.04.250 Reduce driveway lengths at Green | Code specifies minimum driveway
Lane, Mission Shuck Lane length or 20 feet. Applicant is
requesting a waiver to driveway
lengths along the indicated streets.
This will promote pedestrian use
and encourage traffic calming.
Amendments to | Deviation from prohibition of Waiver request to allow residential
the Strawberry residential housing on Chapel Hill. | units on Chapel Hill.

Community Plan
Amendment
1982,
Development
Guidelines,
Area 6

The applicant has summarized the requested waivers and concession in an Affordable Housing
Plan. The applicant has provided justification as to why the request complies with state law and
has identified “actual and identifiable cost savings”. Further the applicant has indicated that
without the waivers to those standards listed above, the construction of the project would be
physically precluded.

Therefore, the County grants relief to those requirements and standards enumerated in the
applicant’s Affordable Housing Plan consistent with state law.

4. WHEREAS, the project is consistent with the mandatory findings for Master Plan
approval pursuant to Marin County Code Section 22.44.070(A)(3) for the following reasons:

A. The Master Plan or Master Plan amendment is consistent with the goals, policies,
objectives, and programs of the Countywide Plan as indicated below:

(1) Countywide Plan-Built Environment Element-the following goals and policies
from the CWP Built Environment Element apply to the proposed development:
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|. Community Design

a. Policy DES-3.1: Promote Infill. Encourage the development of vacant and
underutilized parcels consistent with neighborhood character.

b. Policy DES-3.2: Promote Green Spaces. Encourage the creation of high-quality
community plazas, squares, greens, commons, community and neighborhood
parks, and rooftop gardens.

c. Policy DES-4.1: Preserve Visual Quality. Protect scenic quality and views of the
natural environment — including ridgelines and upland greenbelts, hillsides, water,
and trees — from adverse impacts related to development.

Consistency Analysis Policies DES-3.1 and DES-3.2: The proposed development
would be visually clustered with open space surrounding and between building
clusters. The visual character of surrounding neighborhoods on the Strawberry
Peninsula is continuous development with little to no visual open space between
structures. The project would visually expand that development but with open
spaces. Visual open space and park areas would be either preserved or redeveloped
as approximately 70-percent of the project site is proposed to be maintained as
undeveloped space. The project would be designed to preserve existing viewsheds
and the Strawberry ridgeline; establish new parks, trails, and pedestrian pathways;
and provide the community access to open space. No existing vistas to important
natural features would be blocked with the development. The form of Seminary Point,
the major visible natural feature of the project site, would not be changed and would
continue to be a locally dominant natural promontory. Though more expansive than
the existing site development, the project would create a harmonious, ordered, and
coherent development within the project site as compared to existing improvements.

Consistency Analysis Policy 4.1:The site is not within a Ridge or Upland Greenbelt
area (CWP Map 3-4). Most of the development visible to the general public would be
clustered below local ridgelines. As discussed in the EIR for the project, public visibility
to the project site is limited to a middle ground view from Tiburon (KOP #13, Figure
3.1-12 of the DEIR), views from the west including Seminary Drive (KOP #2, Figure
3.1-19 of the DEIR), and middle ground views from the edge of Richardson Bay (KOP
#23b, Figure 3.1-26 of the DEIR). Implementation of Conditions of Project Approval
(Mitigation Measures 3.1-1b and 3.1-1c) required below, which, when combined with
site landscaping would reduce visibility of the development and further protect views
of local ridgelines over time.

1. Community Development.

a. Policy CD-1.1: Direct Land Uses to Appropriate Areas. Concentrate urban
development in the City-Centered Corridor, where infrastructure and facilities can
be made available most efficiently. Protect sensitive lands in the Baylands Corridor.
Emphasize agricultural uses in the Inland Rural Corridor, along with preservation of
resources, habitat, and existing communities. Focus on open space, recreational,
and agricultural land uses, as well as preservation of existing communities, in the
Coastal Corridor.
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b. Policy CD-1.2: Direct Urban Services. Discourage extension of urban levels of
service to serve new development beyond urban service areas.

c. Policy CD-2.1: Provide a Mix of Housing. The range of housing types, sizes, and
prices should accommodate workers employed in Marin County. This includes
rental units affordable to lower-wage earners and housing that meets the needs of
families, seniors, disabled persons, and homeless individuals and families.

d. Policy CD-2.5: Locate Housing Near Activity Centers. Provide housing near
jobs, transit routes, schools, shopping areas, and recreation to discourage long
commutes and lessen traffic congestion.

e. Policy CD-2.8: Limit Development in Resource or Hazard Areas. Discourage
development in areas with high natural resource value or threats to life or property,
and restrict development in such areas to minimize adverse impacts.

f. Policy CD-2.11: Promote Diverse Affordable Housing Strategies. Promote a
diverse set of affordable housing strategies to convert existing market rate units to
permanently affordable units in addition to building affordable housing in
appropriate locations.

g. Policy CD-5.1: Assign Financial Responsibility for Growth. Require new
development to pay its fair share of the cost of public facilities, services, and
infrastructure, including but not limited to transportation, incremental water supply,
sewer and wastewater treatment, solid waste, flood control and drainage, schools,
fire and police protection, and parks and recreation. Allow for individual affordable
housing projects to be exempted from the full cost of impact fees, subject to meeting
specified criteria.

Consistency Analysis Policies CD-1.1 and CD-1.2:The proposed project is within the
City-Centered Corridor under the CWP and the project site is currently served by
existing infrastructure, including roads, water and sewer lines, electric and natural gas
lines, and stormwater facilities. The project site is within the service areas of the
Richardson Bay Sanitation District, Sewerage Agency of Southern Marin, Marin
Municipal Water District, Mill Valley Refuse Service, and Pacific Gas & Electric.
Because the site is currently served, annexation is not required. The proposed project
would connect to existing utilities currently serving the project site and would not
require the construction of any new or expanded offsite utilities.

Consistency Analysis Policies CD-2.1 and -2.11: The proposed project includes a
range of housing types, sizes, and prices. The project includes the construction of 324
new/replacement housing units, including a mix of single- and multi-family (one-, two,
and three-bedroom units), consisting of market rate and affordable housing (low-
income) units. Of the 324 new/replacement housing units that could be developed
under the project, up to 70 units would be affordable housing units available to low-
income households. Additionally, the proposed project includes a new residential care
facility that would be designed to serve adults 55 and older with capacity to house up
to 170 residents. The housing would consist of up to 100 independent living
apartments and 50 assisted living and memory care residences. The provision of the
residential care facility would provide additional housing opportunities in the county for
seniors and disabled persons.
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As discussed above, applicant has requested incentives under State Density Bonus
Law to the County’s inclusionary requirements. Please see the discussion above for
more information regarding the project and consistency with state housing law.

Consistency Analysis Policies CD-2-5 and CD-2-8: The project is located on the former
Golden Gate Baptist Seminary site, which is currently leased by Olivet University. The
proposed project includes the construction of 324 new/replacement housing units on
the project site. The applicant has requested an amendment to the Amendments to
the Strawberry Community Plan, 1982 to remove the requirement to provide 90-100
student housing units on the site. The applicant has entered into an Environmental
Settlement Agreement, dated March 1, 2026, with the Strawberry Neighborhood
Association which limits the nature of the on-site educational use to graduate, post-
graduate, and/or research program instruction. Further the agreement stipulates that,
should on-site enrollment of the educational institution exceed 325 enrollees, then
enrollees in excess of 325 must be housed on the project site.

Additionally, the project would maintain approximately 70 percent of the project site as
open space, athletic fields, paths, and plazas, and a network of trails would be
established on the site. The project would be designed to preserve existing viewsheds
and the Strawberry ridgeline; establish new parks, trails, and pedestrian pathways;
and provide the community with access to open space. Furthermore, the project site
is approximately 0.5-mile from Strawberry Village shopping center, which includes
retail, restaurants, and a grocery store.

The project site is developed with existing structures and established uses. As
discussed in the Biological Resources section of the Draft EIR for the project, although
the project site supports sensitive habitat, plants, and wildlife, mitigation measures
have been proposed to reduce any potentially significant impacts of the proposed
project on biological resources to less than significant.

Additionally, as discussed in Section 3.6, “Geology and Soils,” the project site is not
located within an Alquist-Priolo Earthquake Fault Zone, and there is no indication that
any active or potentially active faults are present within or in immediate proximity to
the site. However, the project site is within areas mapped with steep slopes, bay mud,
or as potentially liquefiable; thus, the proposed project could exacerbate potential risks
associated with seismically induced ground failure, slope instability, and landslides.

Although the project site is in an area of geologic instability, mitigation measures are
proposed that would reduce the proposed project’s potential to exacerbate hazards
associated with seismically induced ground failure, slope instability, and landslides.
The project site is not within a designated flood hazard area and would not be
inundated by a tsunami or sea level rise under near-, mid-, or long-term scenarios.
Therefore, the proposed project would be consistent with this policy with
implementation of mitigation

Consistency Analysis Policy CD-5.1: The proposed project would pay its fair share
contribution towards all required development impact fees for public facilities, services,
and infrastructure. Therefore, the proposed project would be consistent with this

policy.

North Coast Land Holdings Master Plan
Alternative Resolution-Attachment No. 2
PC Hearing March 30, 2026



1l Noise.

a. Policy NO-1.1: Limit Noise from New Development. Direct the siting, design,
and insulation of new development to ensure that acceptable noise levels are not
exceeded.

b. Policy NO-1.2: Minimize Transportation Noise. Ensure that transportation
activities do not generate noise beyond acceptable levels, including in open space,
wilderness, wildlife habitat, and wetland areas.

c. Policy NO-1.3: Regulate Noise Generating Activities. Require measures to
minimize noise exposure to neighboring properties, open space, and wildlife
habitat from construction-related activities, yard maintenance equipment, and
other noise sources, such as amplified music.

d. Policy NO-1.4. Regulation Noise Generating Activities. Require measures to
minimize noise exposure to neighboring properties, open space, and wildlife
habitat from construction related activities, yard maintenance equipment, and
other noise sources, such as amplified music.

Consistency Analysis Policy NO-1.1, NO-1.2, NO-1.3, and NO-1.4: The proposed
project would be designed in compliance with all applicable noise standards for interior
noise levels. While the operation of new HVAC equipment associated with the
proposed project could result in a substantial increase in permanent noise during the
quietest times of the night, mitigation is proposed to reduce this impact to less than
significant. Therefore, the proposed project would be consistent with this policy with
implementation of mitigation.

Long-term increases in traffic noise could occur as a result of increased vehicular trips
generated by the project on local roads near the project site. However, project-related
traffic noise levels would not exceed applicable noise thresholds. Therefore, the
proposed project would be consistent with this policy.

Construction activities associated with the proposed project would generate noise
levels that would intermittently constitute a substantial increase (perceived more than
doubling of the existing noise levels) for an extended period of construction time.
However, mitigation is proposed to reduce construction noise levels to the extent
feasible. Therefore, the proposed project would be consistent with this policy with
implementation of mitigation.

1V Transportation.

a. Policy TR-1.1: Manage Travel Demand. Improve the operating efficiency of the
transportation system by reducing vehicle travel demand and provide opportunities for
other modes of travel. Before funding transportation improvements consider alternatives—
such as Transportation Demand Management (TDM)—and prioritize projects that will
reduce fossil fuel use and reduce single occupancy vehicle trips.

b. Policy TR-1.4: Share the Costs for Improvements. Require new development to pay
for or otherwise improve its fair share of the transportation system impacts.
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c. Policy TR-1.5: Require Necessary Transportation Improvements. Require
necessary transportation improvements to be in place, or otherwise guaranteed to result
in their timely installation, before or concurrent with new developments. In evaluating
whether a transportation improvement is necessary, the county shall consider alternatives
to the improvement consistent with Policy TR1.1, Manage Travel Demand, and the extent
to which the improvement will offset the traffic impacts generated by proposed and
expected development and restore acceptable traffic levels of service.

d. Policy TR-1.8: Reduce Vehicle Miles Traveled. Reduce the rate of increase for total
vehicle miles traveled by single-occupant automobile to not exceed the population growth
rate.

e. Policy TR-2.1: Improve the Bicycle and Pedestrian Network. Promote adequate
bicycle and pedestrian links, to the extent feasible, throughout the county, including
streetscape improvements and standards that are safe and pedestrian and bicycle
friendly.

f. Policy TR-2.2: Provide New Bicycle and Pedestrian Facilities. Where appropriate,
require new development to provide trails or roadways and paths for use by bicycles
and/or on-street bicycle and pedestrian facilities. In-lieu fees may be accepted if warranted
in certain cases.

Consistency Analysis Policies TR-1.1, TR-1.4 and 1.8: Implementation of the proposed
project by 2040 would result in a total of up to approximately 850 residents (i.e., 680
residents for the 336 single family and multi-family units, 170 new residents for the
residential care facility), 1,000 students (the maximum allowed under the 1953 CUP), and
310 employees (240 campus employees, 36 new employees for the residential care
facility, and 34 new employees for the fitness center).

The Traffic Impact Study (TIS) prepared for the project EIR evaluated VMT impacts
associated with the residential and academic campus components of the project
separately and determined that the residential component of the project would result in
significant impacts related to VMT. (It should be noted that the VMT associated with the
academic campus use did not result in significant CEQA impacts).

Mitigation measures have been included as conditions of project approval to address VMT
effects including the requirement for County approval of a Transportation Demand
Management Program (TDMP). The applicant would be responsible for implementing the
TDMP, and for funding and overseeing the delivery of trip reduction/TDM proposed
programs and strategies to achieve the maximum feasible trip reductions as determined
in collaboration with the County’s Department of Public Works.

As discussed above, the applicant has entered into an Environmental Settlement
Agreement, dated March 1, 2026, with the Strawberry Neighborhood Association that
limits the nature of the on-site educational use to graduate, post-graduate, and/or research
program instruction. Further the agreement stipulates that should on-site enroliment of the
educational institution exceed 325 enrollees, then enrollees in excess of 325 must be
housed on the project site. The applicant has applied to memorialize these commitments
in the Master Plan for the project. Traffic associated with the project would be reduced via
these commitments and associated Use Permit amendment by narrowing the nature of
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the on-site educational uses and requiring that on-site housing be provided for enrollees
should enrollment exceed 325 individuals.

Consistency Analysis Policies TR-1.5: The project would be subject to review by County
staff, thus ensuring all federal and County standards and regulations regarding design and
safety would be met. Federal accessibility standards and regulations are identified in ADA
and PROWAG guidelines. Additionally, the project would be required to comply with
County of Marin roadway design standards as identified in the Uniform Construction
Standards (Marin County 2018a) and Marin County Code (Marin County 2022), including
those identified in Chapter 19.05, pertaining to regulations regarding streets
improvements abutting building sites, and Title 24 of the Marin County Code, which
includes the County’s Development Standards.

The project currently contains 608 parking spaces, including 311 residential parking
spaces and 297 parking spaces for the academic campus. The required parking supply
for development projects in the County is identified in Section 24.04.340 of the Marin
County Code. The project would provide a total of 944 parking spaces in a three-tiered
parking lot and in underground garages in residential structures and garages in duplexes.
This includes 51 existing residential spaces, 467 new spaces for proposed residential
development, 185 new spaces for the proposed residential care facility, and 241 spaces
for the academic campus.

The TIS found that a total of 915 parking stalls would be necessary to meet demand during
a typical weekday. Based on Marin County Code parking requirements as well as the
estimated parking demand based on ITE parking rates, the parking provided for residential
uses would be adequate.

According to the County Code, the project would be required to provide a total of 539
parking spaces for the proposed residential uses, which would be exceeded by the
proposed 703 parking spaces. However, the 241 parking spaces for the academic campus
would not be sufficient to meet demand at build-out and with enroliment, thus resulting in
potential spillover into adjacent residential areas, which could result in secondary impacts
to emergency vehicle access and bicyclists using on-street bike lanes if blocked by illegally
parked campus-related vehicles. An additional 144 parking spaces beyond the proposed
241 spaces would be needed to meet the estimated demand for the academic campus.
Approximately 60 percent of the proposed academic campus build-out and attendant
enrolliment could be accommodated with the proposed parking supply.

Given the location of academic uses on the eastern end of the project site, the most likely
location for spillover parking to occur would be on the west side of East Strawberry Drive,
both north and south of Herring Drive. The shoulder on the west side of East Strawberry
Drive along this segment is about seven feet wide, which is sufficient for a parked vehicle;
however, there is no sidewalk on the west side of East Strawberry Drive in this area.
Students or employees parking on this portion of East Strawberry Drive would either walk
in the southbound travel lane or cross the street twice to use the sidewalk on the east side
of the roadway, creating potential conflicts between pedestrians and vehicles. Therefore,
because some of the internal roadways would not meet County roadway width
requirements and the project would not supply the necessary number of parking spaces
to avoid parking spillover, the project could potentially result in a substantial increase in
transportation hazards related to operations.
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Based on the peripheral location of the campus on the Strawberry Peninsula and removed
from transit service and destinations other than the surrounding residential uses, it is not
anticipated that TDM measures to encourage increased use of transit, bicycle, or
pedestrian travel to the campus would be effective without substantial incentives and
dedicated shuttle service to the campus. The establishment of a dedicated level of remote
course work and office hours may reduce parking demand depending on how schedules
are structured. It is anticipated that the most effective parking demand reduction measure
would be a permanent dedication of a share of the market rate housing units for campus
faculty and staff, which would also reduce VMT impacts for the project housing uses;
however, at this time, the project description does not propose these strategies. Several
mitigation measures have been included as conditions of project approval to ensure that
the project is consistent with the County’s transportation policies related to transportation
improvements including the approval of a construction traffic control plan prior to the start
of construction that would detail the number of construction traffic trips, maintain safe and
efficient access for emergency and other vehicles, etc. In addition, requirements to widen
roads to meet County requirements and address parking demand have been required
herein.

Consistency Analysis Policies TR-2.1 and TR-2.2: The Marin Countywide Plan establishes
the County’s commitment to increasing active transportation as a form of travel within its
jurisdiction. Policies TR-2.1 and TR-2.2 promote the implementation of bicycle and
pedestrian infrastructure and supportive facilities from new development to create a fully
integrated active transportation system that increases safety and comfort for pedestrians
and bicyclists. Additionally, the County’s Bicycle and Pedestrian Master Plan sets goals
to expand bicycle and pedestrian facilities and access in and between neighborhoods,
employment centers, shopping areas, schools, and recreational sites,

The project would provide new bicycle and pedestrian paths within the project site. In
addition, the construction of new trails and sidewalks throughout the project site is
proposed. Figure 2-7, of the project EIR depicts the new pedestrian facilities along several
roadways in the project site, thus providing connections between the project’s land uses
and the Seminary Drive Bus Pad and bus stops at the US 101/Seminary Drive
interchange. There are currently pedestrian facilities between these bus stops along US
101 and the entrance to the project site. The new trails and walkways within the project
site and depicted in Figure 2-7 would provide continuous pedestrian facilities between the
US 101 bus hub and the academic campus area as well as the new residential units.
Additionally, the project would not degrade any existing pedestrian facilities and general
internal circulation patterns would not change.

Class Il bicycle lanes exist along Seminary Drive and Class Il bicycle routes are provided
along Strawberry Lane. The project would develop new Class Il bicycle routes throughout
the internal roadway network shown in Figure 2-8, “Regional Bicycle Access Diagram” of
the project EIR. Additionally, the project would not degrade any existing bicycle facilities
and internal circulation would not change, as previously discussed. A condition of project
approval has been required to ensure that project bicycle routes connect with existing
bicycle routes appropriately, and that the applicant evaluate the feasibility of providing
Class Il bicycle lanes on select segments of project roadways, as appropriate, in
consultation with the County’s DPW and consistent with the project EIR.

Therefore, the project would expand bicycle routes and pedestrian facilities, thus
improving access and encouraging bicycling and walking as daily forms of transportation
in Marin County. Furthermore, the project’'s addition of pedestrian and bicycle
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improvements would enhance safety for residents, staff, students, and visitors navigating
the project site by foot, bike, or other nonmotorized mode of transportation. For these
reasons, the project is consistent with these policies.

V. Public Facilities and Services.

a. Policy PFS-1.1: Require Cost-Sharing. Require new development to pay for the
infrastructure it requires and the public services it receives.

b. Policy PFS-1.4: Reduce Demand on Public Facilities. Reduce per capita and total
demand for water and wastewater treatment, and enhance storm water management
through integrated and cost-effective design, technology, and demand reduction
standards for new development and redevelopment.

e. Policy PFS-2.1: Conserve Water and Utilize Sustainable Sources. Promote
conservation to increase the responsible use and reliability of water supplies. Reduce the
waste of potable water through efficient technologies, design, and management practices,
and through better matching of the source and quality of water to the user’s needs.

f. Policy PFS-2.2: Mitigate Increased Water Demand in New Development. Work with
local water agencies to mitigate increases in water demand due to new development by
supporting water efficiency programs that decrease demand by a similar amount.

g. Policy PFS-2.3: Manage Water Resources Sustainably. Manage water resources to
ensure equitable amounts of clean water for all users, to support wildlife habitat, and to
preserve natural resources within the sustainable limits of water supplies.

h. Policy PFS-3.1: Reduce Toxics in Wastewater. Minimize the potential for pollution to
water and other resources from sewage treatment.

i. Policy PFS-3.3: Reduce Storm Water Volume. Implement appropriate upstream
water-saving technologies to reduce storm water volumes and increase percolation.
Increase permeable surfaces and encourage on-site percolation to reduce storm water
volume and potential overflow of wastewater treatment facilities.

j- Policy PFS-4.1: Reduce the Solid Waste Stream. Promote the highest and best use
of discarded materials through redesign, reuse, composting, and shared producer
responsibility. Emphasize a closed-loop system of production and consumption.

k. Policy PFS-4.2: Protect Environmental Health. Require the use of waste processing
and disposal techniques that prevent the contamination or other impairment of natural
resources.

. Policy PFS-4.3 Plan for Waste Transformation or Disposal. Plan for the
transformation or elimination of waste materials that cannot be reduced, recycled, or
composted.

Consistency Analysis Public Facility Policies: The project site includes existing utility
infrastructure for potable water, sanitary sewer, gas, electricity, and stormwater. Although
the proposed project would increase demand for communications services, including
cable, voice, and data services, the project site is in an urbanized area currently served

12
North Coast Land Holdings Master Plan
Alternative Resolution-Attachment No. 2
PC Hearing March 30, 2026



by telecommunication facilities and would not increase the demand such that new or
expanded telecommunication facilities would be required to serve the project.
Implementation of the proposed project would require the extension of various onsite utility
lines to the proposed new structures to accommodate the increased utility demands of the
project. Development of the site would include retention of existing infrastructure as well
as installation of new utility lines and infrastructure.

Regarding storm drainage facilities, the proposed project would result in a net increase of
impervious surface area within the project site of approximately 5.3 acres. This impervious
area would result in an overall increase between pre-development and post-development
peak runoff in the 100-year storm for most subwatersheds in the project site. Bioretention
and detention facilities are proposed and would be installed to increase detention time of
runoff, such that the 100-year post-development peak discharge flow rates would not
exceed pre-development peak discharge rates. Buildout of the project would include
retention of existing storm drain infrastructure as well as installation of new drainage inlets,
storm drain pipes, and stormwater best management practices (e.g., bioretention and
detention facilities). All storm drain facilities would be designed in accordance with the
Marin County requirements, which include specific requirements to ensure consistent
design of storm drains throughout the county.

The installation of all utilities would comply with applicable requirements of the County
Code and the applicant would be required to pay their fair share of costs associated with
public facilities, services, and infrastructure. By complying with County Code
requirements, storm water management would be enhanced through integrated and cost-
effective design, technology, and demand reduction standards, waste of potable water
through efficient technologies, design, and management practices would be minimized,
and water efficiency programs would be employed.

(2) Countywide Plan-Natural Systems and Agriculture Element -the following goals and
policies from the CWP Natural Systems and Agriculture Element apply to the proposed
development:

|. Biological Resources

a. Policy BIO-1.1: Protect Wetlands, Habitat for Special-Status Species, Sensitive
Natural Communities, and Important Wildlife Nursery Areas and Movement Corridors.
Protect sensitive biological resources, wetlands, migratory species of the Pacific
flyway, and wildlife movement corridors through careful environmental review of
proposed development applications, including consideration of cumulative impacts,
participation in comprehensive habitat management programs with other local and
resource agencies, and continued acquisition and management of open space lands
that provide for permanent protection of important natural habitats.

b. Policy BIO-1.3: Protect Woodlands, Forests, and Tree Resources. Protect large
native trees, trees with historical importance; oak woodlands; healthy and safe
eucalyptus groves that support colonies of monarch butterflies, colonial nesting birds,
or known raptor sites; and forest habitats. Prevent the untimely removal of trees
through implementation of standards in the Development Code and the Native Tree
Preservation and Protection Ordinance. Encourage other local agencies to adopt tree
preservations ordinances to protect native trees and woodlands, regardless of whether
they are located in urban or undeveloped areas.
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c. Policy BIO-1.4: Support Vegetation and Wildlife Disease Management Programs.
Support agency programs and proven methods to limit the impacts of Sudden Oak
Death syndrome and any other diseases harmful to native vegetation and wildlife in
Marin County, while addressing any potential adverse effects on sensitive resources.

d. Policy BIO-1.5: Promote Use of Native Plant Species. Encourage use of a variety
of native or compatible non-native, non-invasive plant species indigenous to the site
vicinity as part of project landscaping to improve wildlife habitat values.

e. Policy BIO-1.6: Control Spread of Invasive Exotic Plants. Prohibit use of invasive
species in required landscaping as part of the discretionary review of proposed
development. Work with landowners, landscapers, the Marin County Open Space
District, nurseries, and the multi-agency Weed Management Area to remove and
prevent the spread of highly invasive and noxious weeds. Invasive plants are those
listed in the State’s Noxious Weed List, the California Invasive Plant Council’s list of
“Exotic Pest Plants of the Greatest Ecological Concern in California,” and other priority
species identified by the agricultural commissioner and California Department of
Agriculture.

f. Policy BIO-1.7: Remove Invasive Exotic Plants. Require the removal of invasive
exotic species, to the extent feasible, whine considering applicable measures in
discretionary permit approvals for development projects unrelated to agriculture, and
include monitoring to prevent the re-establishment in managed areas.

g. Policy BIO-1.8: Restrict the Use of Herbicides, Insecticides, and Similar Materials.
Encourage the use of integrated pest management and organic practices to manage
pests the least possible hazard to the environment. Restrict the use of insecticides,
herbicides, or any toxic chemical substance in sensitive habitats, except when an
emergency has been declared; the habitat itself is threatened; a substantial risk to
public health and safety exists, including maintenance for flood control; or such use is
authorized pursuant to a permit issued by the agricultural commissioner. Encourage
nontoxic strategies for pest control, such as habitat management using physical and
biological controls, as an alternative to chemical treatment, and allow use of toxic
chemical substances only after other approaches have been tried and determined
unsuccessful. Continue to implement the Integrated Pest Management ordinance for
county-related operations.

h. Policy BIO-2.1: Include Resource Preservation in Environmental Review. Require
environmental review pursuant to CEQA of development applications to assess the
impact of proposed development on native species and habitat diversity, particularly
special-status species, sensitive natural communities, wetlands, and important wildlife
nursery areas and movement corridors. Require adequate mitigation measures for
ensuring the protection of any sensitive resources and achieving “no net loss” of
sensitive habitat acreage, values, and function.

i. Policy BIO-2.2: Limit Development Impacts. Restrict or modify proposed
development in areas that contain essential habitat for special-status species,
sensitive natural communities, wetlands, baylands and coastal habitat, and riparian
habitats, as necessary to ensure the continued health and survival of these species
and sensitive areas. Development projects should preferably be modified to avoid

14
North Coast Land Holdings Master Plan
Alternative Resolution-Attachment No. 2
PC Hearing March 30, 2026



impacts on sensitive resources, or to adequately mitigate impacts by providing on-site
or (as a lowest priority) off-site replacement at a higher ratio.

j- Policy BIO-2.3: Preserve Ecotones. Condition of modify development permits to
ensure that ecotones, or natural transitions between habitat types, are preserved and
enhanced because of their importance to wildlife. Ecotones of particular concern
include those along the margins of riparian corridors, baylands and marshlands, vernal
pools, and woodlands and forests where they transition to grasslands and other habitat

types.

k. Policy BIO-2.4: Protect Wildlife Nursery Areas and Movement Corridors. Ensure
that important corridors for wildlife movement and dispersal are protected as a
condition of discretionary permits, including consideration of cumulative impacts.
Features of particular importance to wildlife movement may include riparian corridors,
shorelines of the coast and bay, and ridgelines. Linkages and corridors shall be
provided that connect sensitive habitat areas such as woodlands, forests, wetlands,
and essential habitat for special-status species, including and assessment of
cumulative impacts.

I. Policy BIO-2.5: Restrict Disturbance in Sensitive Habitat During Nesting Season.
Limit construction and other sources of potential disturbance in sensitive riparian
corridors, wetlands, and Baylands to protect bird nesting activities. Disturbance should
generally be set back from sensitive habitat during the nesting season from March 1
through August 1 to protect bird nesting, rearing, and fledging activities. Preconstruction
surveys should be conducted by a qualified professional where development is
proposed in sensitive habitat areas during the nesting season, and appropriate
restrictions should be defined to protect nests in active use and ensure that any young
have fledges before construction proceeds.

m. Policy BIO-3.1: Protect Wetlands. Require development to avoid wetland areas so
that the existing wetlands and upland buffers are preserved and opportunities for
enhancement are retained (areas within setbacks may contain significant resource
values similar to those within wetlands and also provide a transitional projection zone).
Establish a Wetland Conservation Area (WCA) for jurisdictional wetlands to be retained,
which includes the protected wetlands and associated buffer area. Development shall
be set back a minimum distance to protect the wetland and provide an upland buffer.

n. Policy BIO-4.18: Promote the Use of Permeable Surfaces When Hardscapes Are
Unavoidable in the SCA and WCA. Permeable surfaces rather than impermeable
surfaces shall be required whenever feasible in the Stream Conservation Area and
WCA.

o. Policy BlIO-4.20: Minimize Runoff. In order to decrease stormwater runoff, the
feasibility of developing a peak stormwater management program shall be evaluated
to provide mitigation opportunities such as removal of impervious surface or increase
stormwater detention in the watershed.

Consistency Analysis- Policies Bio-1.1, Bio-1.3, Bio-2.1, Bio-2.1, Bio-2.2, Bio-2.3, Bio-
2.4, Bio-3.1, and Bio-4.18: Table 3.4-1 of the EIR identified fourteen different landcover
and landscape features that exist on the project site as follows: Acacia Woodland,
Annual Grassland, Coast Live Oak Woodland, Coastal Scrub, Closed-Cone Pine-
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Cypress Forest, Eucalyptus Woodland, French Broom Scrub, Freshwater Emergent
Wetland, Montane Hardwood, Ornamental Forest, Perennial Grassland, Roadside Ditch
and Cement/Rock Lined Ditch and Development/Disturbed. Table 3.4-3 of the EIR
identifies several sensitive natural communities that exist on the project site. The project
site does not contain nor is adjacent to riparian habitat. While the site contains
freshwater emergent wetland (0.04 acre), project activities are not expected to result in
significant effects to wetlands. Table 3.4-2 of the EIR identifies 28 special-status
botanical species that may occur on the project site based on the ranges and the
presence of suitable land cover types and soils for the species.

Construction and grading for new buildings, roads, trails, and other project components
in woodland, forest, scrub, and grassland habitats would result in ground disturbance of
habitat potentially suitable for special-status plants on the project site. Although the
perennial grasslands that are scattered throughout the project site are fragmented,
regularly mowed, and surrounded by development, special-status plants (e.g., Adobe
sanicle, Scouler's catchfly, San Francisco campion) may be present in these areas.
Annual grassland represents a very small portion of the project site and may host similar
grassland species. Coastal scrub habitat, which occurs in the Shuck Drive Knoll
Planning area and the Seminary Point Planning Area, has been degraded by nonnative
annual grasses and French broom; however, these habitats may provide habitat for
special-status plants such as Marin checker lily, Point Reyes horkelia, and Fragrant
fritillary. The forested and woodland habitats within the project site may also contain
special-status plants, some of which may also be found in scrub and grassland habitats
(e.g., San Francisco collinsia, Franciscan thistle) (Table 3.4-2). The developed and
disturbed portions of the project site (Figure 3.4-1, “Land Cover on the Project Site”) are
composed of existing development and highly disturbed vegetation and do not provide
habitat for special-status species.

Construction activities that occur within habitats suitable for special-status plants could
result in the crushing or removal of individual plants that occur within the construction
area, as well as damage to special-status plants outside of the construction area due to
construction dust; however, the effects of dust on special-status plants would be
minimized due to the dust control requirements in the Marin County Code Section
22.20.040. The potential crushing, removal, and damage of special-status plants and
loss of habitat due to implementation of the project would have the potential to
substantially reduce the number of individuals and range of these species. Several
mitigation measures have been included as conditions or approval below to minimize
potential impacts to special status botanical species and habitats these include
requirements to avoid and minimize impacts to special status plants by conducting pre-
construction surveys and providing and employing recommendations to minimize effects
prior to the start of construction and grading.

The EIR identifies monarch butterfly, white tailed kite, American peregrine falcon and
bald eagle as special status wildlife with the potential to occur on the project site. Stands
of mature trees in the northern portion of the site within the Woodland Buffer and within
the Seminary Point Planning Area may be suitable for overwintering monarch butterflies,
however no overwinter monarchs have been documented on the project site. While there
have been reported sightings of white tailed kite, American peregrine falcon and bald
eagle on the site, the EIR concluded that the project site lacks suitable nesting habitat
for the falcon and that the existing site disturbance makes it unlikely for bald eagle
nesting. The EIR concluded that white-tailed kite may forage on site in the grassland
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and nearby wetland areas, and trees in the less disturbed areas of the site may provide
suitable nesting habitat for the species. While special-status bat species have not been
documented on the project site, if a building were to become unused for an extended
period of time the potential for bat roosting exists in these structures, as well as the
broad leafed mature trees that exist on the project site. To minimize potential effects to
monarch butterfly, mitigation measures have been required as conditions of approval
that require preconstruction surveys and avoidance of stands of trees that show
evidence of monarch roosting. To ensure effects to white-tailed kite and roosting bat
species are minimized, mitigation measures have been required below that prescribe
avoidance measures.

Consistency Analysis-Policies Bio-1.4, Bio-1.5, Bio-1.6, Bio-1.7, Bio-1.8, Bio-4.20:
Project-related ground disturbance could result in the introduction of new invasive plants
to the project site and spread of existing invasive plants on site. Furthermore,
construction of new buildings, roads, trails, and other project components would
increase impervious surface cover, which would remove habitat potentially suitable for
special-status plants. Landscaping, implementation of defensible space, and fuels
management actions would also occur in habitat potentially suitable for special-status
plants and could result in the crushing or removal of individual special-status plants, and
introduction and spread of invasive plants. While landscaping would not increase
impervious surface cover, the planting of landscaping (although use of native species is
proposed) could remove or degrade habitat for special-status plants through the
introduction of competing species. Mitigation measures included as conditions of
approval below would reduce impacts associated with the introduction and spread of
exotic species and loss of impervious area.

Il. Trails.

a. Policy TRL-1.2: Expand the Countywide Trail System. Acquire additional trails to
complete the proposed countywide trail system, providing access to or between public
lands and enhancing public trail use opportunities for all user groups, including multi-
use trails, as appropriate.

b. Policy TRL-2.1: Preserve the Environment. In locating and designing trails, protect
sensitive habitat and natural resources by avoiding those areas.

c. Policy TRL-2.6 Provide Multiple Access Points. Design trails with multiple access
points to maximize accessibility and minimize concentrating access.

Consistency Analysis Trails Policies: Approximately 70 percent of the project site is
proposed to be maintained as open space, athletic fields, paths, and plazas, and the
project involves making improvements to existing trails on the site and establishing new
trails and pathways (see Figure 2-7, “Pedestrian and Bus Access Diagram” of the project
EIR). Among the improvements include a new walking path approximately 4 feet wide that
would be constructed on the berm proposed along the Seminary Playing Field, which
would connect the playing field to the proposed trail system throughout the project site. A
pedestrian trail in the knoll would be established with views of the San Francisco Bay, San
Francisco, and Mount Tamalpais. The existing hilltop in the Chapel Hill Planning Area
would be preserved as a park and wildlife corridor. The park, which would be open to the
public, would include an arbor and landscaping and would offer views of the San Francisco
Bay and San Francisco skyline. The slopes adjacent to the academic campus, located
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between Storer Drive and Mission Drive, would be planted with native fire- and drought-
resistant plants. The project also would include maintenance of the existing woodland
buffer located in the northern portion of the project site along Ricardo Road and
Richardson Drive.

In addition to these improvements, the project would include improvements to existing
trails and establishing new trails and pathways, all of which would be available for use by
the public. The 4-foot-wide trail that begins at the main entrance to the project site at
Seminary Drive and wraps around Seminary Point would be improved, and any dense
brush along the trail would be cleared. This trail includes scenic vista points that overlook
Richardson Bay and provide views of the San Francisco skyline. The portion of Storer
Drive parallel to East Strawberry Road would be repaved and improved as a pedestrian
pathway. Trees and landscaping would be planted adjacent to the path.

The Marin County Development Code requires new residential developments to provide
developed park and recreational land and/or pay a fee in lieu of parkland dedication,
pursuant to the Quimby Act, to help mitigate the impacts of the new residential demand
on existing parkland and recreational facilities. In compliance with the Subdivision Map
Act, specifically Government Code Section 66477(a)(2), 3 acres of land for each 1,000
persons residing in a subdivision subject to the act must be devoted to neighborhood and
community park and recreational purposes. As described above, approximately 70
percent of the project site is proposed to be maintained as open space, athletic fields,
paths, and plazas, and the project involves making improvements to existing trails on the
site and establishing new trails and pathways. Per Marin County Code 22.84.070, these
uses may be dedicated for park or recreation purposes as part of the project permitting
process, or payment of in lieu fees (or a combination of both) may be required pursuant
to Marin County Code 22.98.040. To ensure that the trail and open space improvements
are designed, constructed, and dedicated for public use, a condition of project approval
has been included herein that requires the preparation and approval by the County of an
“Open anSpace and Trail Improvement Program”, consistent with the CWP trail policies,
the Development Code and other applicable County policies.

1ll. Atmosphere and Climate.

a. Policy AIR-1.1 Coordinate Planning and Evaluation Efforts. Coordinate air quality
planning efforts with local, regional, and State agencies, and evaluate the air quality
impacts of proposed plans and developments projects.

b. Policy AIR-1.2. Meet Air Quality Standards. Seek to attain or exceed the more
stringent of federal or State Ambient Air Quality Standards for each measured pollutant.

c. Policy AIR-1.3. Require Mitigation of Air Quality Impacts. Require projects that
generate potentially significant levels of air pollutants, such as quarry, landfill operations,
or large construction projects, to incorporate best available air quality mitigation in the
project design.

d. Policy AIR-2.1. Buffer Emission Sources and Sensitive Land Uses. Consider
potential air pollution and odor impacts from land uses that may emit pollution and/or odors
when location (a) air pollution sources, and (b) residential and other pollution-sensitive
land uses in the vicinity of air pollution sources (which may include freeways,
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manufacturing, extraction, hazardous materials storage, landfill, food processing,
wastewater treatment, and other similar uses).

e. Policy AIR-4.1: Reduce Greenhouse Gas Emissions. Adopt practices that promote
improved efficiency and energy management technologies; shift to low-carbon and
renewable fuels and zero emission technology.

Consistency Analysis Policies AIR-1.1, AIR-1.2, AIR-1.3 and AIR-2.1: The EIR for the project
concluded that construction of the project would result in temporary significant impacts to air
quality. Construction activities such as grading, excavation, building construction, and paving
can generate substantial amounts of air pollution. Emissions from construction equipment
engines also contribute to elevated concentrations of ROG, NOx, PM+o, PM25, CO, and oxides
of sulfur (SOx). The project does not propose land use types that are typical land uses that
generate long-term operational emissions.

Several pieces of diesel-powered heavy equipment would operate during the construction of
the proposed project. Exhaust and fugitive dust emissions would be generated by excavation
and grading, construction vehicle traffic, wind blowing over exposed earth, construction
workers traveling to and from the construction sites, heavy-duty construction equipment
operation, and application of architectural coatings.

The project would be required to implement BAAQMD’s construction BMPs as a part of the
project and consistent with Section 22.20.040 of Title 22 of the Marin County Code. Several
mitigation measures have been included as conditions of approval that would require the use
of construction equipment that would meet specific emissions standards.

Odorous emissions generated by heavy-duty diesel equipment and the laying of fresh asphalt
during project-related construction activities would be intermittent and temporary, and would
dissipate rapidly from the source with an increase in distance. While construction of the project
would be implemented over approximately 4 years, these types of odor-generating activities
would not occur in a single location, or within proximity to off-site receptors, for an extended
period. The type and level of construction activity would be typical of new development on a
large site, and associated odor sources would not remain in any one part of the project area
throughout all construction phases.

Consistency Analysis Policies AIR-4.1: Implementation of the proposed project would result
in construction- and operation-related green house gas (GHG) emissions that could contribute
to climate change on a cumulative basis. Construction emissions would total approximately
6,643 MTCO-e over the project’s four-year construction period. The project would emit an
additional approximately 2,378 MTCO.e for the first full year of operations in 2027 when
compared against the project’s existing baseline emissions, which include natural gas usage
at existing buildings that would be retained as a component of project implementation. With
the addition of the project’s estimated VMT, the residential components of the project would
not meet OPR’s reduction target for Marin County; however, the nonresidential components
of the project would result in a 30 percent decrease from regional VMT.

Because the project’s residential components would not meet OPR’s 15 percent reduction
target, the project would not be considered a VMT efficient project. Additionally, while
compliance with Section 19.04.135 of the Marin County Code would require the proposed
multi-family residential development to comply with the Tier 2 requirements of the CalGreen
Code, Section 19.04.135 does not meet the Tier 2 requirements of the CalGreen Code as it
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pertains to nonresidential development. Moreover, the project has not been designed to be
fully electric. Mitigation measures have been included herein to aid in reducing GHG
emissions associated with the project which include installation of electric vehicle (EV)
charging stations that meet requirements Tier 2 requirement of the CalGreen Code. Additional
mitigation included herein requires the applicant to commit to decarbonize buildings or
purchase GHG offset credits.

1V. Water Resources.

a. Policy WR-1.1: Protect Watersheds and Aquifer Recharge. Give high priority to the
protection of watersheds, aquifer-recharge areas, and natural drainage systems in any
consideration of land use.

b. Policy WR-1.3: Improve Infiltration. Enhance water infiltration throughout watersheds
to decrease accelerated runoff rates and enhance groundwater recharge. Whenever
possible, maintain or increase a site’s predevelopment infiltration to reduce downstream
erosion and flooding.

c. Policy WR-2.1: Reduce Toxic Runoff. Reduce the volume of urban runoff from
pollutants — such as pesticides from homes, golf courses, cleaning agents, swimming
pool chemicals, and road oil and of excess sediments and nutrients from agricultural
operations.

d. Policy WR-2.2 Reduce Pathogen, Sediment, and Nutrient Levels. Support programs
to maintain pathogen and nutrient levels at or below target levels set by the Regional
Water Quality Control Board, including the efforts of ranchers, dairies, agencies, and
community groups to address pathogen, sediment, and nutrient management in urban
and rural watersheds.

e. Policy WR-2.3: Avoid Erosion and Sedimentation. Minimize soil erosion and
discharge of sediments into surface runoff, drainage systems, and water bodies. Continue
to require grading plans that address avoidance of soil erosion and on-site sediment
retention. Require developments to include onsite facilities for the retention of sediments,
and, if necessary, require continued monitoring and maintenance of these facilities upon
project completion.

Consistency Analysis Water Resource Policies: The project would comply with the
SWRCB Construction General Permit (2022-0057-DWQ), which would require water
quality protection through standard construction specifications. This permit requires the
development of a Storm Water Pollution and Prevention Plan (SWPPP) and the
installation of erosion and sediment controls; implementation and maintenance of
temporary construction BMPs to control and effectively manage site runoff; and waste
control measures to prevent leakage or spill of hazardous materials into soils and surface
waters. Some required elements of a SWPPP include: site-specific temporary BMPs
would be identified to prevent the transport of earthen materials and other construction
waste materials from disturbed land areas, stockpiles, and staging areas during periods
of precipitation or runoff. BMPs could include using filter fences, fiber rolls, erosion control
blankets, mulch (such as wood chips), temporary drainage swales, settling basins, and
other erosion-control methods; site-specific temporary BMPs would be identified to
prevent the tracking of earthen materials and other waste materials from the project site
to off-site locations. BMPs could include using stabilized points of entry/exit for
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construction vehicles/equipment and designated vehicle/equipment rinse stations and
sweeping; and a site-specific temporary BMPs would be identified to capture and contain
pollutants generated by concrete construction, including using lined containment for rinse
water to collect runoff from washing of concrete delivery trucks and equipment.

During construction, the project would also comply with Marin County Code Chapter
23.18, Urban Runoff Pollution Prevention. The Code protects and enhances watercourses
by minimizing discharges other than storm runoff to storm drains or watercourses;
responding to the discharge of spills, preventing and controlling the discharge of spills to
storm drains or watercourses and prohibiting dumping or disposal of materials other than
stormwater; reducing pollutants in stormwater discharges to the maximum extent
practicable; and requiring operators of construction sites, new or redeveloped land, and
industrial and commercial facilities to install, implement, or maintain appropriate BMPs.
The Code also requires any person performing construction activities in the County to
implement appropriate BMPs to prevent the discharge of construction wastes, including
soil or sediment, or contaminants from construction materials, tools and equipment from
entering a county storm drain, watercourse, bay or ocean.

During operation, the project site would be stabilized and stormwater basins would detain
and treat runoff, improving runoff water quality in the project site. Marin County Code
23.18.095 requires routine vegetation, sediment and debris removal, and annual
inspection and maintenance of structures.

Compliance with the Construction General Permit, including preparation and
implementation of the SWPPP and associated BMPs, as well as inspection and reporting,
in compliance with Chapter 23.18 of the Marin County Code, would effectively avoid the
potential for substantial degradation of surface and groundwater quality during
construction and operation of the project.

V. Environmental Hazards.

a. Policy EH 2.4: Effective Emergency Access and Evacuation. Ensure that first
responders have adequate emergency access routes and that County residents,
businesses, workers, and visitors can effectively evacuate during or after a disaster.

b. Policy EH 2.5: Adequate Services. Improve existing and increase future capacity of
critical services and infrastructure.

c. Policy EH-3.1: Avoid Geologic Hazards. Require development to avoid or minimize
potential geologic hazards from earthquakes and unstable ground conditions.

d. Policy EH-3.3: Ensure Seismic Safety of New and Existing Structures. Design and
construct all new buildings and substantial remodeling projects to be earthquake resistant.
The minimum level of design necessary would be in accordance with seismic provisions
and criteria contained in the most recent version of the State and County Codes.
Construction would require effective oversight and enforcement to ensure adherence to
the earthquake design criteria.

g. Policy EH-5.1: Implement a Regional Fire Management Plan with Marin Fire
Agencies: the Marin Wildfire Prevention Authority, County Fire, and FireSAFE
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Marin. Develop a collaborative, proactive approach to manage wildfire losses by
identifying hazard risks and enacting effective mitigation strategies.

h. Policy EH-5.2: Ensure Adequate Fire Protection. Ensure that adequate fire
protection, including adequate evacuation routes, is provided in new development and
when modifications are made to existing development.

i. Policy EH-5.3: Regulate Land Uses to Protect from Wildland Fires. Use land use
regulations, including but not limited to subdivision approvals and denials and permits for
remodeling existing structures, as means of protecting people and property from hazards
associated with wildland fires.

j- Policy EH-5.4: Limit Risks to Structures. Ensure that adequate fire protective features
are in place in new development and when modifications are made to existing structures.

k. Policy EH-5.5: Remove Hazardous Vegetation. Abate the buildup of vegetation
around existing structures or on vacant properties that could help fuel fires.

Consistency Analysis- Policies EH-2.4 and EH-2.5: SMFD is the primary provider of fire
protection services at the project site. Operation of the residential care facility would
increase the demand for emergency services on-site. Overall, the number of residential
units on the site would increase by 185, from 152 (including the dormitory rooms) to 337
units, and the population on-site would increase by approximately 530 residents, placing
demand on emergency service providers.

SMFD Station 9 is located directly north of the project site, less than 1 mile away, and
additional emergency response to the project site could be provided by other agencies
that joined SMFD. During consultations with SMFD, it was affirmed that SMFD would not
need to add additional stations or purchase new equipment in response to the project;
however, additional staff may be required depending on the number of increased EMS
calls. Operation of the residential care facility would require approximately 34 employees
at varying shifts and two 24/7 staffed positions, and medical staff in the facility would be
available to assist with nonemergency incidents. One of the medical staff at the facility
would be a certified emergency medical technician, who would be able to address most
of the incidents that typically would otherwise result in calls to the fire department.

SMFD also expressed concern that traffic associated with the increase in population under
the project might cause delays in emergency response in the area. The project would be
designed and operated according to applicable federal, state, and local requirements,
which include provisions for smoke detectors; sprinklers; building and emergency access;
and hydrant sizing, pressure, and siting. As part of the County’s development review
process, SMFD would ensure that existing fire protection services and facilities are
adequate to serve the project, and the project would adhere to all applicable requirements
related to fire protection. In addition, the project applicant would be required to pay a fire
prevention fee to offset the impact of the development on the provision of fire services.

Mitigation measures have been included as conditions of project approval below to reduce
potential effects to emergency response, ensuring that such services would not be
significantly impacted as a result of the project. In addition, as discussed below suggested
measures (as identified in the Fehr and Peers report dated August 29, 2025) have been
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included as conditions of project approval to further ensure that potential project effects
on emergency response are minimized.

Construction of the proposed project could temporarily obstruct or interfere with
emergency response due to the presence of large construction equipment or the
temporary, partial closure of roadways during certain construction activities. However,
participants in construction activities would be subject to Section 3310.1 of the 2019
California Fire Code, which identifies minimum requirements to provide required
emergency access during construction activities.

Consistency Analysis- Policy EH-3.1 and EH-3.3: The proposed project would be
designed and constructed in accordance with all applicable seismic provisions of the latest
edition of the CBC, the goals and policies of the Marin Countywide Plan’s Environmental
Hazards Element, and Marin County Code 19.04.010 (Marin County Building Codes).
Presently, the 2022 CBC is the latest applicable seismic design code. In general,
compliance with the seismic design provisions of the CBC would result in structures
capable of withstanding moderate ground shaking without structural damage, and capable
of resisting collapse in the event of very strong shaking.

Regional mapping identifies zones of moderate to very high liquefaction potential on the
project site. The new playfield is planned in a mapped liquifiable area. If liquefiable soils
or weak bay mud are present under the planned playfield, the fill placement could
significantly increase pseudo-static (seismic) slope instability and cause increased lateral
spreading / displacement during a seismic event.

Preliminary plans indicate that new unretained fill slopes up to about 25 to 30 feet high
would be constructed in the playfield area of the development. Other fills of similar
thickness would locally be retained with walls, while new cut slopes up to about 15 feet
are planned elsewhere. Plans indicate that some at-grade bioretention and stormwater
dissipation facilities may be located within or proximal to previously-mapped areas of
instability. New cut and fill slopes, as well as the discharge of additional storm water can
reduce slope stability which would increase the potential for seismically induced instability
and lateral displacements.

Geotechnical prepared for the project generally state that site grading, drainage
improvements, and retaining structures would reduce seismically-induced hazards.
However, the reports recognize unresolved risks of reduced stability of landslides or zones
of potential instability by indicating that geotechnical criteria and recommendations need
to be refined with specific improvements and conditions as part of future engineering
design to confirm planned development would not cause reduced seismic stability.

Mitigation measures required as conditions of approval below require the preparation and
implementation of site specific geotechnical engineering recommendations to reduce risks
to ensure that geologic hazards are minimized.

Consistency Analysis- Policies EH-5.1, EH-5.2, EH-5.3, EH-5.4, EH-5.5: The proposed
project does not include components that would impair or interfere with the use of these
existing notification systems or tools in the event of an emergency, nor would it impede
the ability of first responders to implement the Operational Area EOP or MLHMP. The
project would be subject to review by County of Marin staff and relevant emergency
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agencies to ensure the design of the project meets applicable safety standards to provide
physical access for emergency vehicles.

As part of the proposed project, several dead and declining trees would be removed from
the project site, and a defensible safe zone would be established, including 30-foot and
100-foot fuel management zones. Landscape improvements within the 30-foot fuel
management zone would consist primarily of non-irrigated native grasses, ground covers
with shrub plantings, with limited areas of irrigated new plantings. Existing trees within the
30-foot zone would be pruned of all dead wood and branches within ten feet of the
buildings.

The 100-foot fuel management zone would be similar to the 30-foot zone and would
consist of annual grass understory with some areas of brush and a mix of hardwoods and
conifers. In this zone, grasses would be mowed or grazed and all dead wood and branches
within ten feet of the ground or surrounding vegetation would be removed. All invasive
species of brush would be removed, and remaining shrubs native shrubs would be pruned
or removed to ensure no continuity with other shrub masses or trees. Subject to
recommendations by the arborist, healthy Monterey pines would be retained, and dead,
dying, or diseased trees would be removed.

Additionally, the project site would be replanted with native species, including clusters of
oaks, buckeyes, and compatible ornamental species. Trees replanted on-site would be
sited accordingly in conformance with the Southern Marin County Fire Protection District’'s
fire protection standards related to vegetation management (e.g., defensible space). No
fire-prone species would be planted in fuel management zones.

VI. Parks and Recreation.

a. Policy PK-1.1: Conduct and Coordinate Park Planning. Develop park and recreation
facilities and programs to provide for active recreation, passive enjoyment, and protection
of natural resources as a complement to local, state, and national parks and open space
in Marin.

b. Policy PK-1.2: Consider User Needs, Impacts, and Costs. Plan and develop any
needed new park and recreation facilities and programs to meet the desires of the
community and protect environmental resources.

Consistency Analysis- Parks and Recreation Policies: As discussed above, approximately
70 percent of the project site is proposed to be maintained as open space, athletic fields,
paths, and plazas, and the project involves making improvements to existing trails on the
site and establishing new trails and pathways. The existing 2-acre Seminary Playing Field
would be retained in the central portion of the project site. The slopes adjacent to the
academic campus, located between Storer Drive and Mission Drive, would be planted with
native fire- and drought-resistant plants. The project also would include maintenance of
the existing woodland buffer located in the northern portion of the project site along
Ricardo Road and Richardson Drive. A condition of approval has been required below that
requires the submission and approval of a “Parks and Open Space Improvement Plan”
prior to the issuance of project building permits to ensure consistency with these policies.

VII. Historical and Archaeological Resources.
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a. Policy HAR-1.1: Preserve Historical and Archaeological Resources. l|dentify
archaeological and historical resource sites.

b. Policy HAR-1.3: Avoid Impacts to Historical and Archaeological Resources.
Ensure that human activity avoids damaging cultural resources, where feasible.

Consistency Analysis- Historical and Archaeological Resources Policies: Records search,
pedestrian survey, and subsurface testing revealed four archaeological sites within the
project area, three precontact sites and one historic-era site (NIC-2022-Marin-01). Out of
the three precontact archaeological sites, two are not considered eligible for CRHR and
do not meet the criteria of a unique archaeological resource under PRC Section
21083.2(g). The assessment of NIC-2022-Marin-01 determined that the site lacks the
variety of artifacts and structural remains, as well as integrity of constituents, needed to
comprise a CRHR-eligible resource or a unique archaeological resource. Because these
sites are not considered eligible for the CRHR or as unique archaeological resources as
defined under CEQA Section 21083.2(g), they do not require further protection and do not
need to be avoided by project design or implementation.

One precontact archaeological resource is located in the project site and is considered to
be potentially significant as it may yield information important to the prehistory of the area
(CRHR Criterion 4). These questions could include: do recovered deposits and/or soils
contain temporally diagnostic elements that can be used to establish the age of the site,
and/or different periods of occupation; how does the age indicated by these recovered
deposits and/or elements compare to previous discoveries; or how do the ancestral
artifacts compare with those found at other sites throughout the Marin area?

Impacts on this precontact archaeological site would be less than significant, as project
activities would avoid this site. Even so, project construction could encounter other
previously undiscovered or unrecorded archaeological sites and materials during
preconstruction- or construction-related ground-disturbing activities. Although Marin
County Code Chapter 22.20.040 Section E calls for halting construction and notifying a
qualified archaeologist, these activities could damage or destroy previously undiscovered
unique archaeological resources or historical resources of an archaeological nature. A
mitigation measure has been included as a condition of project approval to further ensure
that potential effects to archaeological resources or historical resources are minimized
with the project.

(4) Countywide Plan-Housing Element. The following goals and policies from the CWP Housing
Element apply to the proposed development:

a. Policy 1.1: Land Use. Enact policies that encourage efficient use of land to foster a
range of housing types in our community.

b. Policy 1.2: Regional Housing Needs Assessment. Maintain an adequate inventory
of residential and mixed-use sites to fully accommodate the County’s RHNA by income
category throughout the planning period.

c. Policy 1.3: Housing Sites. Recognize developable land as a scarce community
resource. Protect and expand the supply and residential capacity of housing sites,
particularly for lower income households.
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d. Policy 2.1: Special Needs Groups. Expand housing opportunities for special needs
groups, including seniors, people living with disabilities (including mental, physical, and
developmental disabilities), agricultural workers and their families, individuals and families
experiencing homelessness, single-parent families, large households, lower income
(including extremely low-income) households, and other persons identified as having
special housing needs in Marin County.

e. Policy 2.3: Workforce Housing. Implement policies that facilitate housing
opportunities to meet the needs of Marin County’s workforce, especially those earning
lower incomes.

f. Policy 2.4: Incentives for Affordable Housing. Continue to provide a range of
incentives and tools to ensure development certainty and cost savings for affordable
housing providers.

g. Policy 2.5: Preserve Existing Housing. Protect and enhance the housing we have
and ensure that existing affordable housing remains affordable and residents are not
displaced.

h. Policy 2.6: Preserve Permanent Housing Inventory. Preserve our housing inventory
for permanent residential uses. Discourage or mitigate the impact of short-term rentals
and units unoccupied for extended periods of time.

Consistency Analysis- Housing Policies: The existing housing on the project site is
occupied by approximately 320 residents made up of students, faculty, staff, families
affiliated with the academic campus, and members of the general public. Increasing the
number of housing units on-site, including constructing a residential care facility, would
increase the population on-site to approximately 850 (680 residents of the 336 single-
family and multifamily units and 170 residents of the residential care facility)—an increase
of approximately 530 residents.

The proposed project includes the development of a range of housing types. The project
includes the construction of 324 new/replacement housing units, including a mix of single-
and multi-family (one-, two-, and three-bedroom units), and consists of market rate and
affordable housing units. Of the 324 new/replacement housing units that could be
developed under the project, up to 50 units would be affordable housing units available to
low-income households. Additionally, the proposed project includes a new residential care
facility that would be designed to serve adults 55 and older with capacity to house up to
170 residents. The housing would consist of up to 100 independent living apartments and
50 assisted living and memory care residences. The provision of the residential care
facility would provide additional housing opportunities in the county for seniors and
disabled persons, further contributing a range of housing types in the community.

Strawberry Community Plan and 1982 Amendments to the Strawberry Community

Plan. The Strawberry Community Plan is intended to provide a community specific vision for
the development of the Strawberry Peninsula by identifying community goals, identifying
major issues within the community plan area, specifying the amount, density, and location of
development, and providing recommendations and restrictions for such development. The
Amendments to the Strawberry Community Plan 1982 provide updated goals related to
community amenities, housing balance, and transportation, development guidelines for the
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four remaining large undeveloped parcels in the community plan area, including the Golden
Gate Theological Baptist Seminary site, and additional community plan policies.

The “Amendments to the Strawberry Community Plan, 1982” contain development guidelines
pertaining to the project site such as a preferred residential density, an on-site student housing
requirement, prohibitions on residential development at Chapel Hill, and other guidelines. The
applicant has applied to amend the “Amendments to the Strawberry Community Plan, 1982”
to reflect the proposed development that was informed by the “Seminary Tomorrow” process,
an 18-month long community engagement effort.

Further on March 1, 2026, the applicant entered into an Environmental Settlement Agreement
with the Strawberry Neighborhood Association which limits the nature of the on-site
educational use to graduate, post-graduate, and/or research program instruction. The
agreement stipulates that should on-site enrollment of the educational institution exceeds 325
enrollees, then enrollees in excess of 325 must be housed on the project site. The applicant
has applied to memorialize these commitments in the Master Plan application for the project
and the commitments are reflected in Condition of Project Approval (Section Ill, Item 2(1).

Providing on-site enrollee housing and narrowing the nature of the on-site educational use
would reduce traffic trips as confirmed in a letter prepared by Abrams Associates, Traffic
Engineering Inc., dated March 15, 2026. Traffic on neighborhood roadways is a primary
concern of the community that is reflected in the “Amendments to the Strawberry Community
Plan, 1982”. Further, committing to on-site enrollee housing is in keeping with the spirit and
intent of the development guidelines that require that student housing be provided on the
project site.

The “Amendments to the Strawberry Community Plan, 1982” contain development guidelines
regarding transportation specifically related to levels of service (LOS) specifically that,
“improvements shall be required in conjunction with...new development...” While the
transportation study prepared for the project did not find that LOS levels would deteriorate
with the proposed project beyond a current Level of Service D, the study provided a host of
suggested transportation measures to reduce potential transportation effects of the project.
These measures have been included as conditions of project approval.

The Amendments to the Strawberry Community Plan 1982 contain development guidelines
related to landscaping to screen views in the Chapel Hill area, as well as overall landscape
requirements. Conditions of approval required below require landscaping in strategic locations
to buffer views. The project is consistent with this development guideline.

In addition, the Amendments to the Strawberry Community Plan 1982 contain development
guidelines prohibiting development at Brickyard Park and the Forested Knoll of Area 6-no
development is proposed in these areas.

While the applicant’s community plan amendment request includes language that would
modify density limitations and development standards contained in the “Amendments to the
Strawberry Community Plan, 1982, these amendments are not required to approve the
project pursuant to State Housing Law. Nonetheless the applicant’s proposed amendments
to the “Amendments to the Strawberry Community Plan, 1982” have been approved and
incorporated in the Plan in their entirety.
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In summary, the project is consistent with the Strawberry Community Plan and the
“‘“Amendments to the Strawberry Community Plan, 1982, pursuant to State law and as
amended by the applicant’'s community plan amendment.

B. The Master Plan is suitable for the site, and the future development would be able to conform
to the Discretionary Development Standards. The project site is zoned RMP and thus subject to
the Design Review requirements contained in Chapter 22.42 of the Marin County Development
Code. Through the Design Review process, development is analyzed for consistency with the
County’s Discretionary Development Standards. The majority of the residential components
envisioned under the Master Plan have been evaluated and have been found to be consistent
with the County’s Discretionary Development Standards as well as those findings necessary to
approve a Design Review application (refer to the corresponding Design Review and Tree
Removal Permit for the project). Specifically while there are no prescribed setbacks in the RMP
zoning district, the proposed development maintains sufficient distances from property lines and
the floor area proposed with the various residential units is in keeping with the floor area estimates
of surrounding development.

While the applicant has requested a waiver to the height requirement for select residential units
(the tallest structure, the residential care facility would be 39.85 feet above surrounding grade),
the majority of the units are either below or do not exceed the 30-foot height limit for the respective
zoning district. In the executed “Environmental Settlement Agreement’, the applicant has
committed to limit project buildings to no more than three-stories except for the three, multi-story
buildings proposed in the Hodges/Shuck Planning Area and the residential care facility (RCF).
The multi-story buildings proposed in the Hodges/Shuck Planning Area would be required to not
exceed a maximum of four stories in height; the residual units that would result from lowering the
buildings would be dispersed throughout the planning areas, as specified in the Condition of
Project Approval, below. The RCF would be required to not exceed the number of stories and
maximum height indicated on the project plans and included as Exhibit A to this Master Plan
resolution. Further, a Condition of Project Approval has been included that requires the applicant
to obtain planning permit approval from the Marin County Planning Commission for major
residential project components contemplated under the Master Plan.

The building materials and colors proposed with the project and as further required by conditions
of approval below, would ensure that the development would blend into the natural environment
to the greatest extent possible. While a large quantity of grading is proposed with the project, the
grading must comply with the requirements of the County’s Department of Public Works and the
project has been designed to the maximum extent feasible to retain natural features of the land,
avoiding flat planes and sharp angles of intersection with the natural terrain. Further while tree
removal is proposed with the project, large swaths of mature native trees would remain with
project implementation and as conditioned below the applicant would be required to plant
replacement trees, consistent with the County’s requirements. Lastly, future development
contemplated under the Master Plan would be subject to Design Review requirements and those
major residential project components would be subject to review and approval by the Marin
County Planning Commission as conditioned below, ensuring that development is consistent with
the County’s discretionary development standards.

C. The proposed Master Plan or Master Plan amendment would not be detrimental to the public
interest, health, safety, convenience or welfare of the County. The proposed project would provide
much needed diverse housing opportunities in the southern Marin area, consisting of market rate,
affordable and senior units. In addition, the project would continue to provide and enhance
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valuable public access Through careful design and site planning, the project would be appropriate
for the site.

SECTION II: ACTION

NOW THEREFORE, BE IT RESOLVED that the Marin County Planning Commission
recommends approval of the project described in condition of approval 1 to the Marin County
Board of Supervisors, subject to the conditions of project approval.

This decision certifies the proposed project’s conformance with the requirements of the Marin
County Development Code and in no way affects the requirements of any other County, State,
Federal, or local agency that regulates development. In addition to a Building Permit, additional
permits and/or approvals may be required from the Department of Public Works, the appropriate
Fire Protection Agency, the Environmental Health Services Division, water and sewer providers,
Federal and State agencies.

SECTION lll: CONDITIONS OF PROJECT APPROVAL

CDA-Planning Division

This Master Plan approval authorizes the North Coast Land Holdings LLC Master Plan which
contains the following components:

1. Residential Development. Develop a total of 337 residential units including 184 new and 139
replacement residential units, as well as a residential care facility containing 150 apartments.
The residential components of the authorized project shall be developed in the following
planning areas:

Seminary Point Planning Area. Retain the existing single-family residence, demolish 24
residential units contained in three existing buildings and construct ten, new buildings
containing 14 residential units, reducing the total number of dwelling units in the Seminary
Point Planning Area from 25 to 15 units.

Hodges/Shuck Planning Area. Demolish all existing dwelling units contained in 25 buildings
and construct 52 one- and two-story buildings containing 114 residential units, and three, up
to multi-story buildings containing up to 103 residential units, that shall not exceed four stories
(a reduction of two stories from the original proposal). The approximately 28 residential units
that would require relocation as a result of reducing the number of stories of the multi-story
buildings may be accommodated in the planning areas established in the project Master Plan,
with the final unit count, location and design details to be subject to future Design Review
approval, consistent with Condition of Approval C, below.

The total number of dwelling units shall increase by 124 units for a total of 217 units in the
Hodges/Shuck Planning Area.

Reed/Storer/Shuck Planning Area. Retain the existing single-family residence, demolish 15
existing units contained in seven buildings, and construct 18 buildings containing 36 units,
thereby increasing the number of dwelling units in this planning area by 21 units for a total of
37 units in the Reed/Storer/Shuck Planning Area.
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Mission Drive Planning Area. Retain one, single family residence and two buildings
containing a total of ten units and construct two residences thereby increasing the number of
dwelling units in the planning area by two units for a total of 13 units in the Mission Drive
Planning Area.

Dormitory Hill Planning Area. Demolish the existing dormitory buildings and construct a
residential care facility (RCF) that shall not exceed the heights shown in the project plan set
dated January 31, 2022.

Chapel Hill Planning Area. Construct 22 buildings containing a total of 40 dwelling units
resulting in 40 units in the Chapel Hill Panning area.

Shuck Drive Knoll Planning Area. Construct 14 three-bedroom units, providing a total of 14
dwelling units in this planning area.

B. Other Project Components. The authorized development shall entail additional project
components as described below:

Administration Building. Renovate the existing Administration Building and construct an
addition along the northern facade of the existing building.

Maintenance Building. Demolish the existing maintenance building and construct a new
maintenance building in a different location.

Daycare and Fitness Center. Relocate the existing daycare currently housed in the Academic
Building to a building that shall contain a daycare and a fitness center. The fitness center and
daycare facilities shall be limited to residents and individuals who live or work on-site. However,
ff the fitness center and daycare facilities do not reach capacity with individuals who live or
work on-site, the facilities may be offered for use to people in the surrounding Strawberry
neighborhood.

Recreation, Open Space and Landscaped Areas. The authorized project shall maintain
approximately 70 percent of the project site as undeveloped space, add to the existing network
of trails, and elevate and retain the 2-acre Seminary Playing Field by using excavated material
from elsewhere on the project site to raise the playing field and create a landscaped berm
along Seminary Drive; the area shall continue to be available as a playing field. Areas required
for open space and trail improvements consist of the following:

(1) The existing “Forested Knoll” within the Seminary Point Planning Area would be protected
as open space and a pedestrian trail would be established with views of the San Francisco
Bay, and City of San Francisco skyline. The open space area and trail would be open to
the public.

(2) In the Chapel Hill Planning Area, the existing hilltop would be preserved as a park and
wildlife corridor, and an arbor and landscaping is proposed. The open space area would
be open to the public.

(3) An existing four-foot wide trail (the Seminary Point Trail) which begins at the main entrance
to the project site at Seminary Drive and wraps around Seminary Point would be improved
and dense brush would be cleared.
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(4) The portion of Storer Drive parallel to East Strawberry Road would be repaved and
improved as a pedestrian pathway (Storer Pathway). Trees and landscaping would be
planted adjacent to the path.

Bicycle Route Improvements. Class lll bicycle routes on interior streets and connections to
existing routes shall be constructed.

2. Plans submitted for a Building Permit shall substantially conform to plans identified as Exhibit
A, entitled “The Seminary Planning/Masterplan Resubmittal Set”, consisting of 255 sheets,
prepared by Mark Cavagnero Associates Architects and received in final form on April 23, 2024,
and on file with the Marin County Community Development Agency, except as modified by the
conditions listed herein.

A. PRIOR TO ISSUANCE OF A GRADING PERMIT AND/OR THE FIRST PROJECT BUILDING
PERMIT, the applicant shall comply with the following requirements:

(1) Open Area and Trail Improvement Program. Obtain approval of an “Open Area and
Trail Improvement Program” that contains the following elements:

a. Provisions for the creation of easements for the permanent dedication of trails,
pathways and open spaces for the use and enjoyment of the public for public access
purposes.

b. Plans and specifications for the following: trails and pathways including but not limited
to widths, slopes, surfacing materials, etc.; wayfinding signage; public access parking;
site furnishings; landscaping; and provisions for the on-going maintenance and
provision of public access improvements.

(2) Bicycle Route and Connection Plan. Obtain approval of a “Bicycle Route and
Connection Plan” that contains the following:

a. An evaluation of the feasibility of providing Class Il bicycle lanes on select project
roadways consistent with DPW requirements and the project Environmental Impact
Report (EIR); and

b. Provisions and specifications for the connection of proposed bicycle routes with
existing bicycle routes consistent with County requirements.

(3) Affordable Housing Compliance and Implementation. Obtain approval of and
implement a regulatory agreement that complies with the County’s affordable housing
provisions (specifically Marin County Code Sections 22.22.110-Post Approval and
22.22.120-Affordable Housing Plan Implementation) for the affordable units required with
the project.

B. PRIOR TO THE COMMENCEMENT OF GRADING AND/OR CONSTRUCTION ACTIVITIES
AND THROUGHOUT PROJECT CONSTRUCTION: the applicant shall comply with the
following requirements:

(1) Avoid and Minimize Impacts to Special Status Plants. To avoid and minimize potential
impacts to special status botanical species, prior to construction the applicant shall
implement the following measures:
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a. Prior to site preparation, vegetation removal, or construction, a qualified botanist shall
conduct surveys following the Protocols for Surveying and Evaluating Impacts to
Special Status Native Plant Populations and Sensitive Natural Communities (current
version dated March 20, 2018) (CDFW 2018) during the blooming period for the
species shown in Table 3.4-1 in areas where potentially suitable habitat for these
species would be disturbed by project activities (e.g., perennial and annual grasslands,
coastal scrub, coastal oak woodland, closed-cone pine-cypress) (Figure 3.4-1, “Land
Cover on the Project Site”). Surveys are not required in habitat that does not have the
potential to support special-status plants (i.e., developed, disturbed, and landscaped
areas).

b. If special-status botanical species are found on the project site but are located outside
of work areas or can be avoided, the applicant shall establish and maintain a 15-foot
buffer around special-status plants to be retained, to prevent direct and indirect
disturbance to the plants. The size of the buffer may be modified by a qualified botanist
considering the species present, the work to be performed adjacent to the plants, and
other appropriate variables.

c. If special-status plants are found during rare plant surveys and cannot be avoided, the
applicant’s qualified botanist shall make a formal recommendation in writing to the
County of Marin and CDFW for review, regarding the appropriate compensation to
offset the loss of occupied habitat or individuals. If direct or indirect impacts to CESA
or NPPA listed plants are identified, the applicant will consult with CDFW to learn
whether CDFW asserts that an Incidental Take Permit is required notwithstanding the
exceptions found in CDFG Section 1913. Regardless of whether an ITP is required,
mitigation measures shall be required if CESA or NPPA listed plants are found on site.
These measures, which shall be required by the County in the absence of an ITP, shall
be sufficient to ensure the avoidance of any net loss of such plants. Measures may
include, but are not limited to, measures such as preserving and enhancing existing
populations in portions of the project site outside of the development footprint (the
Woodland Buffer [Figure 2-3, “Project Site Planning Areas” of the project EIR]),
creating off-site populations on mitigation sites through seed collection or
transplantation at a 1:1 ratio, and restoring or creating suitable habitat in sufficient
quantities to achieve a minimum of a no net loss 1:1 replacement of occupied habitat
and individuals. Potential mitigation sites could include suitable locations within or
outside of the project site. The implementing party shall develop and implement a site-
specific mitigation strategy describing how unavoidable losses of special-status plants
shall be compensated. Success criteria for preserved and compensatory populations
shall include:

i.  The extent of occupied area and plant density (number of plants per unit area)
in compensatory populations shall be equal to or greater than the affected
occupied habitat for a no net loss of occupied habitat.

ii. Compensatory and preserved populations shall be self-producing. Populations
shall be considered self-producing when:

ii. plants reestablish annually for a minimum of five years with no human
intervention such as supplemental seeding; and

d. To avoid and minimize potential impacts to special-status botanical species, prior to
construction the applicant shall implement the following measures:
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Prior to site preparation, vegetation removal, or construction, a qualified
botanist shall conduct surveys following the Protocols for Surveying and
Evaluating Impacts to Special Status Native Plant Populations and Sensitive
Natural Communities (current version dated March 20, 2018) (CDFW 2018)
during the blooming period for the species shown in Table 3.4-1 in areas where
potentially suitable habitat for these species would be disturbed by project
activities (e.g., perennial and annual grasslands, coastal scrub, coastal oak
woodland, closed-cone pine-cypress) (Figure 3.4-1, “Land Cover on the
Project Site”). Surveys are not required in habitat that does not have the
potential to support special-status plants (i.e., developed, disturbed, and
landscaped areas).

If special-status botanical species are found on the project site but are located
outside of work areas or can be avoided, the applicant shall establish and
maintain a 15-foot buffer around special-status plants to be retained, to prevent
direct and indirect disturbance to the plants. The size of the buffer may be
modified by a qualified botanist considering the species present, the work to
be performed adjacent to the plants, and other appropriate variables.

If special-status plants are found during rare plant surveys and cannot be
avoided, the applicant’s qualified botanist shall make a formal recommendation
in writing to the County of Marin and CDFW for review, regarding the
appropriate compensation to offset the loss of occupied habitat or individuals.
If direct or indirect impacts to CESA or NPPA listed plants are identified, the
applicant will consult with CDFW to learn whether CDFW asserts that an
Incidental Take Permit is required notwithstanding the exceptions found in
CDFG Section 1913. Regardless of whether an ITP is required, mitigation
measures shall be required if CESA or NPPA listed plants are found on site.
These measures, which shall be required by the County in the absence of an
ITP, shall be sufficient to ensure the avoidance of any net loss of such plants.
Measures may include, but are not limited to, measures such as preserving
and enhancing existing populations in portions of the project site outside of the
development footprint (the Woodland Buffer [Figure 2-3, “Project Site Planning
Areas”]), creating off-site populations on mitigation sites through seed
collection or transplantation at a 1:1 ratio, and restoring or creating suitable
habitat in sufficient quantities to achieve a minimum of a no net loss 1:1
replacement of occupied habitat and individuals. Potential mitigation sites
could include suitable locations within or outside of the project site. The
implementing party shall develop and implement a site-specific mitigation
strategy describing how unavoidable losses of special-status plants shall be
compensated. Success criteria for preserved and compensatory populations
shall include:

¢ The extent of occupied area and plant density (number of plants per unit
area) in compensatory populations shall be equal to or greater than the
affected occupied habitat for a no net loss of occupied habitat.

e Compensatory and preserved populations shall be self-producing.
Populations shall be considered self-producing when: (a) plants reestablish
annually for a minimum of five years with no human intervention such as
supplemental seeding; and (b) reestablished and preserved habitats
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e.

contain an occupied area and flower density comparable to existing
occupied habitat areas in similar habitat types in the Project vicinity.

If off-site mitigation includes dedication of conservation easements, purchase
of mitigation credits, or other off-site conservation measures, the details of
these measures shall be included in the mitigation plan, including information
on responsible parties for long-term management, conservation easement
holders, long-term management requirements, success criteria such as those
listed above and other details, as appropriate to target the preservation of long-
term viable populations.

The applicant shall provide the County of Marin and CDFW with the results of surveys
conducted. If special-status plants are found during surveys and measures are taken
to avoid or compensate for removal of these plants, the applicant shall send a report
detailing the measures taken to the County of Marin and CDFW (Mitigation Measure
3.4-1a).

(2) Avoid and Minimize Introduction and Spread of Invasive Plants. To avoid and
minimize potential impacts from the introduction and spread of invasive plants on special-
status plants, the applicant shall implement the following measures:

a.

Prior to project implementation, a qualified biologist will conduct training with
construction and forestry crews on the methods to be implemented to avoid the
introduction and spread of invasive plants.

Construction crews shall inspect all heavy equipment, vehicles, and tools for sand,
mud, or other signs that invasive plant seeds or propagules could be present prior to
use on the project site. If equipment is clean, then it may be used off road on the
project site.

Pressure wash or otherwise decontaminate all heavy equipment, vehicles and tools at
a designated weed-cleaning station prior to use on the project site unless the
equipment has been inspected and determined to be clean and fee of sand, mud or
other signs that invasive plant seeds or propagules could be present.

Prior to project implementation, a qualified biologist shall identify and map significant
infestations of invasive plant species (i.e., those rated as invasive by Cal-IPC or
designated as noxious weeds by the California Department of Food and Agriculture).
A report detailing To avoid and minimize potential impacts from the introduction and
spread of invasive plants on special-status plants, the applicant shall implement the
following measures.

Prior to project implementation, a qualified biologist will conduct training with
construction and forestry crews on the methods to be implemented to avoid the
introduction and spread of invasive plants.

Construction crews shall inspect all heavy equipment, vehicles, and tools for sand,
mud, or other signs that invasive plant seeds or propagules could be present prior to
use on the project site. If equipment is clean, then it may be used off road on the
project site.
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g.

Pressure wash or otherwise decontaminate all heavy equipment, vehicles and tools at
a designated weed-cleaning station prior to use on the project site unless the
equipment has been inspected and determined to be clean and fee of sand, mud or
other signs that invasive plant seeds or propagules could be present.

Prior to project implementation, a qualified biologist shall identify and map significant
infestations of invasive plant species (i.e., those rated as invasive by Cal-IPC or
designated as noxious weeds by the California Department of Food and Agriculture).
A report detailing the locations of any significant infestations of invasive plant species
shall be provided to the County of Marin prior to project implementation.

Stage equipment in areas free of invasive plant infestations identified and mapped by
the qualified biologist unless there are no uninfested areas present on the project site
(Mitigation Measure 3.4-1b).

(3) Avoid Disturbance of Overwintering Monarch Butterflies. To avoid or minimize
impacts to monarch butterflies, the applicant shall implement the following measures.

a.

Prior to site preparation and vegetation removal, the applicant shall retain a qualified
biologist to conduct monitoring within the stands of mature trees along the Woodland
Buffer and within the Seminary Point Planning Area for monarch butterflies during the
overwintering period (October through March) (Xerces Society 2017) to determine use
of the site by the species. The results of monitoring shall be documented and
submitted to the County prior to any vegetation removal.

If monarch butterflies are found to be using stands on the project site, the applicant
shall avoid vegetation removal within occupied stands during the overwintering period
(October through March) (Mitigation Measure 3.4-2a).

(4) Minimize Loss of Monarch Butterfly Overwintering Stands. To minimize impacts to
monarch butterfly overwintering habitat, the applicant shall implement the following
measures.

a.

If monarch butterflies are detected during monitoring pursuant to Mitigation 3.4-2a,
prior to any site preparation or vegetation removal within suitable monarch
overwintering stands, the applicant shall, in coordination with the County and USFWS
(upon formal listing of the monarch butterfly under the Endangered Species Act), follow
the guidelines in Protecting California’s Butterfly Groves, Management Guidelines for
Monarch Butterfly Overwintering Habitat (Xerces 2017) to maintain or improve the
suitability of stands within undeveloped portions of the project site for overwintering
monarchs.

i.  These actions shall include shall include requirements and specifications for
maintaining or improving key habitat variables, removal or trimming of trees to
facilitate solar radiation within the stand and to remove hazards, and the
planting of trees where appropriate, and shall maintain or improve habitat
structure for overwintering monarchs within undeveloped portions of the
Woodland Buffer and within the Seminary Point Planning Area on the project
site (Mitigation Measure 3.4-2b).
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(5) Avoid Disturbance of Special-Status Birds. The applicant may choose to schedule site
preparation, construction, demolition, grading, or vegetation clearing after October 31 or
before February 1 to avoid the nesting period for bald eagle and white-tailed kite within or
adjacent to suitable nesting habitat for the species (e.g., the Woodland Buffer and along
Seminary Drive).

a.

If work is required during the bald eagle nesting season (February 1 to August 31) or
white-tailed kite nesting season (February 1 to October 31), a qualified biologist,
retained by the applicant, shall conduct a pre-construction survey prior to site
preparation, demolition, grading, or vegetation clearing to identify bald eagle nests
within 0.5 mile of the project site or white-tailed kite nests within 500 feet of work area
as access allows. The survey shall be conducted no more than 7 calendar days before
the beginning of construction demolition, grading, or vegetation clearing. If project
activity ceases for 7 days or longer, resurvey shall be conducted prior to restarting
activities.

If bald eagle nests are located, no site preparation, construction, demolition, grading,
or vegetation clearing shall occur within 0.5 mile of the nest during the nesting season
or until the young have fledged, as determined by a qualified biologist. The distance
of this buffer may be reduced by a qualified biologist based on topographic and
vegetative screening, existing land use between the activity and the nest, the nature
of the proposed development activities potentially affecting the nest, the nest
occupants’ habituation to existing or ongoing activity, nest concealment (i.e., whether
there are visual or acoustic barriers between the proposed activity and the nest), what
(if any) nest monitoring is proposed, and other factors.

To avoid or minimize impacts to nests of bald eagle and white-tailed kite, the applicant
shall implement the following measures.

i. The applicant may choose to schedule site preparation, construction,
demolition, grading, or vegetation clearing after October 31 or before February
1 to avoid the nesting period for bald eagle and white-tailed kite within or
adjacent to suitable nesting habitat for the species (e.g., the Woodland Buffer
and along Seminary Drive).

i. If work is required during the bald eagle nesting season (February 1 to August
31) or white-tailed kite nesting season (February 1 to October 31), a qualified
biologist, retained by the applicant, shall conduct a pre-construction survey
prior to site preparation, demolition, grading, or vegetation clearing to identify
bald eagle nests within 0.5 mile of the project site or white-tailed kite nests
within 500 feet of work area as access allows. The survey shall be conducted
no more than 7 calendar days before the beginning of construction demolition,
grading, or vegetation clearing. If project activity ceases for 7 days or longer,
resurvey shall be conducted prior to restarting activities.

iii. If bald eagle nests are located, no site preparation, construction, demolition,
grading, or vegetation clearing shall occur within 0.5 mile of the nest during the
nesting season or until the young have fledged, as determined by a qualified
biologist. The distance of this buffer may be reduced by a qualified biologist
based on topographic and vegetative screening, existing land use between the
activity and the nest, the nature of the proposed development activities
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potentially affecting the nest, the nest occupants’ habituation to existing or
ongoing activity, nest concealment (i.e., whether there are visual or acoustic
barriers between the proposed activity and the nest), what (if any) nest
monitoring is proposed, and other factors.

iv. If white-tailed kite nests are located, no site preparation, construction,
demolition, grading, or vegetation clearing shall occur within 500 feet of the
nest during the nesting season or until the young have fledged, as determined
by a qualified biologist.

d. To avoid impacts to nests of California black rail and California Ridgway’s rail, the
applicant shall implement the following measures.

i.  The applicant may choose to schedule site preparation, outside construction,
demolition, grading, or vegetation clearing within 700 feet of marsh habitat
potentially suitable for nesting by California black rail and California Ridgway’s
rail after August 31 or before January 15 to avoid the nesting period for these
species.

ii. If workis required during the California black rail and California Ridgway’s rail
nesting season (January 15 to August 31), a qualified biologist, retained by the
applicant, shall conduct a pre-construction survey prior to site preparation,
demolition, grading, or vegetation clearing to identify California black rail and
California Ridgway’s rail nests within 700 feet of the project site. The survey
shall be conducted no more than 7 calendar days before the beginning of
construction demolition, grading, or vegetation clearing. If project activity
ceases for 7 days or longer, resurvey shall be conducted prior to restarting
activities.

ii.  If California black rail and California Ridgway’s rail nests are located, no site
preparation, construction, demolition, grading, or vegetation clearing shall
occur within 700 feet of the nest during the nesting season or until the young
have fledged, as determined by a qualified biologist. The distance of this buffer
may be reduced to an adequately protective distance by a qualified biologist in
contact with CDFW based on topographic and vegetative screening, use of a
temporary noise curtain between the activity and the nest, the nature of the
proposed development activities potentially affecting the nest, the nest
occupants’ habituation to existing or ongoing activity, nest concealment (i.e.,
whether there are visual or acoustic barriers between the proposed activity and
the nest), what (if any) nest monitoring is proposed, and other factors.

e. A report describing the methods and results of any nest pre-construction surveys
conducted, and any nest buffers implemented will be submitted to the County
(Mitigation Measure (3.4-4).

(6) Avoid Disturbance of Special-Status and Common Bat Maternity and Hibernation
Roosts. To avoid and minimize impacts to special-status and common bats the applicant
shall implement the following measures which meet and exceed the protections in Marin
County Code Section 22.20.040(F).
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a. Within 14 days prior to initiating site preparation, demolition, grading, or vegetation
clearing, a qualified bat biologist shall inspect the area of disturbance and areas
adjacent (within 50 feet) for bat roosts (most likely buildings and mature trees with
crevices, cavities and dense vegetation of broad leaves). Surveys shall consist of a
daytime pedestrian survey by a qualified bat biologist looking for evidence of bat use
(e.g., guano) and/or an evening emergence survey to note the presence or absence
of bats. If no bat roosts are found, then no further study is required. If evidence of bat
use is observed, the approximate number and species of bats using the roost would
be determined. Acoustic bat detectors may be used to supplement survey efforts but
are not required.

b. If roosts of bats are determined to be present within buildings and other structures,
direct disturbance to the roost, such as demolition or renovation of buildings, shall be
avoided during the maternity season (April 15 through August 31) and hibernation
season (September 1 through October 15 to February 28). Eviction and exclusion of
bats may be implemented using daytime installation of one-way exits and blocking
material during the period of March 1 through April 15, or September 1 through
October 15 outside of the of the maternity season and hibernation season.

c. If roosts of bats are determined to be present within trees on the project site, any
project-related removal or pruning of trees occupied by bats shall occur during the
period of March 1 through April 15, or September 1 through October 15 outside of the
of the maternity season and hibernation season, and consistent with scoping
comments provided by CDFW. To remove whole trees, pruning of branches and limbs
that do not provide habitat shall occur the day prior to removal of the bole of the tree;
this initial planned disturbance may prompt and allow bats to leave the tree during the
night between limb and bole removal. The bole of the tree may be removed the
following day.

d. A report describing the methods and results of any bat surveys conducted, and any
nest buffers implemented shall be submitted to the County (Mitigation Measure 3.4-
5).

(7) Avoid and Minimize Introduction and Spread of Sudden Oak Death. To avoid loss of
oak woodland by avoiding or minimizing the introduction and spread of sudden oak death,
when working in oak woodlands on the project site, the applicant shall implement the
following best management practices.

a. Clean and sanitize vehicles, equipment, tools, footwear, and clothes before arriving at
the project site.

b. Include training on sudden oak death by a qualified biologist or certified arborist in
worker awareness training.

c. Minimize soil disturbance as much as possible by limiting the number of vehicles,
avoiding off-road travel as much as possible, and limiting use of mechanized
equipment for forest management activities.

d. Follow the relevant procedures listed in the Guidelines to Minimize Phytophthora
Contamination in Restoration Projects (Working Group for Phytopthoras in Native
Habitats 2016) when working within oak woodlands on the project site.
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e. A report detailing the procedures implemented to prevent the introduction of sudden
oak death shall be submitted to the County on an annual basis (Mitigation Measure
3.4-7).

C. PRIOR TO DESIGN REVIEW APPROVAL OF FUTURE DEVELOPMENT the applicant shall
comply with the following requirements:

(1) Planning Commission Review and Approval of Major Residential Project
Components. The review and approval of major residential project components
contemplated under this Master Plan that are subject to Design Review requirements shall
be evaluated by the Marin County Planning Commission.

(2) Six Story Buildings-Hodges/Shuck Planning Area. The three, six-story residential
buildings located in the Hodges/Shuck Planning area shall be reduced to a maximum of
four-stories of habitable space. It is understood that a reduction in the number of building
stories will result in a reduction in the number of residential units that can be located in the
modified buildings. Therefore, residual units shall be redistributed to other planning areas
proposed for development and evaluated in the project EIR, as generally shown on the
“Conceptual Diagrams Plan”, prepared by Cavagnero Associated, dated March 2026. The
relocated units shall be subject to Design Review requirements, pursuant to Marin County
Code Chapter 22.42.

D. PRIOR TO ISSUANCE OF BUILDING PERMITS FOR DEVELOPMENT IN MASTERPLAN
PLANNING AREAS the applicant shall comply with the following requirements:

(1) Reduce Color Contrast. To reduce the color contrast with the surrounding natural
landscape and community setting created by the use of only light-valued cement plaster
building material, project building materials shall use a variety of light and slightly darker-
valued earth-toned materials that are flat and non-reflective (either integral to the material
or painted). Project plans shall specify the use of a variety of light and slightly darker-
valued earth-toned materials that are flat and non-reflective (Mitigation Measure 3.1-1d:).

(2) Reflectance Coefficients for Albedo Surfaces. The reflectance coefficients for albedo
surfaces (streets, pedestrian walks and plazas, and roofs) used for the project shall not
exceed a maximum coefficient of 0.6 as higher values would entail glare issues.
Compliance with this maximum coefficient shall be verified by the Architect of Record as
part of the design review process. Project plans shall ensure the reflectance coefficients
for albedo surfaces does not exceed a maximum coefficient of 0.6 (Mitigation Measure
3.1-2).

E. PRIOR TO ISSUANCE OF BUILDING PERMITS FOR DEVELOPMENT IN THE CHAPEL
HILL PLANNING AREA:

(1) Buffer Views. To visually buffer views into the project from adjacent streets, project plans,
in compliance with County defensible space and landscape plan requirements, shall
specify evergreen shrubs and trees along the north side of Chapel Drive, including the
south slopes of Chapel Hill extending from Mission Drive to Willis Drive, that:

a. Screen and/or block views of the project housing on the sides of Chapel Hill when
driving along Chapel Drive.
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b. Screen and/or block views into the central area of the project on the south side of
Chapel Drive west of Chapel Hill.

c. Maintain a view corridor to Richardson and San Francisco Bays from Chapel
Hill. (Mitigation Measure 3.1-1a)

F. PRIOR TO ISSUANCE OF BUILDING PERMITS FOR DEVELOPMENT IN THE
DORMITORY HILL PLANNING AREA (residential care facility):

(1) Screen Views. To screen views of the residential care facility as seen from Seminary
Drive (KOP #3), project plans, in compliance with County defensible space and landscape
plan requirements, shall specify native shade trees on the hillside created by fill placement
immediately adjacent to Seminary Drive to extend over the top of the fill and onto the
playing field level. Project plans shall also specify a naturalistic hedgerow of screening
shrubs along the top edge of the slope to further block views uphill. Draft EIR Figure 3.1-
27, Mitigation Planning Areas, identifies planting areas where this measure shall be
implemented (Mitigation Measure 3.1-1b).

(2) Specify Fast-Growing Trees. To mitigate the sky-lining effects of the residential care
facility as seen from the west and southwest, project plans, in compliance with County
defensible space and landscape plan requirements, shall specify a variety of fast-growing
trees planted on the north and east sides of the facility so that, with time, a natural-
appearing backdrop is created (Mitigation Measure 3.1-1c¢).

G. DURING OUTDOOR CONSTRUCTION ACTIVITIES:

(1) For All Ground-Disturbing Construction Activities, Halt Ground Disturbance Upon
Discovery of Subsurface Archaeological Features. Consistent with Marin County Code
Chapter 22.20.040 Section E, if any precontact or historic-era subsurface archaeological
features or deposits (e.g., ceramic shard, trash scatters), including locally darkened soil
(“midden”), which may conceal cultural deposits, are discovered during construction, all
ground-disturbing activity within 100 feet of the resources shall be halted, and a qualified
professional archaeologist (one who meets the Secretary of the Interior's Professional
Qualification Standards for archaeology) shall be retained to assess the significance of
the find (i.e., whether the find may contain unique archaeological resources, historical
resources of an archaeological nature, or tribal cultural resources). If the qualified
archaeologist determines the archaeological material to be Native American in nature, the
archaeologist under contract to North Coast Land Holdings shall contact the Federated
Indians of Graton Rancheria. A fribal representative from Federated Indians of Graton
Rancheria may make recommendations for further evaluation and treatment as necessary
and provide input on the preferred treatment of the find. If the find is determined to be
significant by the archaeologist or the tribal representative (i.e., because it is determined
to constitute a unique archaeological resource, an historical resource of an archaeological
nature, or a tribal cultural resource, as appropriate), the archaeologist and tribal
representative, as appropriate, shall develop, for consideration and approval (possibly with
modifications) by the Director of Marin County Community Development Agency (Director)
or his or her designee, appropriate mitigation procedures to protect the integrity of the
resource and ensure that no additional resources are affected.

a. Where the find is determined to be a tribal cultural resource, the Director or designee
shall obtain the approval of the representative from Federated Indians of Graton
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Rancheria, or provide a reasonable opportunity to solicit and obtain such approval,
before approving the proposed mitigation procedures and requiring North Coast Land
Holdings or another appropriate party to implement them.

b. Where the find is a unique archaeological resource but not an historical resource of
an archaeological character, mitigation procedures shall be developed and
implemented in accordance with PRC Section 21083.2, subdivisions (b) through (f),
except as provided below.

c. Where the find is an historical resource of an archaeological character, mitigation
procedures shall be developed and implemented consistent with Section 15126.4(b)
of the State CEQA Guidelines, with a preference for preservation in place. Avoidance
or preservation of unique archaeological resources or historical resources of an
archaeological nature shall not be required where such avoidance or preservation in
place would preclude the construction of important structures or infrastructure or
require exorbitant expenditures, as determined by the Director or designee. Where
avoidance or preservation are not appropriate for these reasons, the professional
archaeologist, in consultation with the Director or designee, shall prepare a detailed
recommended a treatment plan for consideration and approval by the Director or
designee, which may include data recovery. Work may not resume within the no-work
radius until the Director or designee, in consultation with the professional
archaeologist, determines that the site either: 1) does not contain unique
archaeological resources or historical resources of an archaeological nature; or 2) that
the preservation and/or treatment measures have been completed to the satisfaction
of the Director or designee (Mitigation Measure 3.3-2).

(2) Retain Archaeological and Tribal Monitors for Culturally Sensitive Areas. A minimum
of three weeks prior to ground disturbance within 100 feet of the precontact archaeological
sites identified within the project site (the Culturally Sensitive Areas), North Coast Land
Holdings shall retain and compensate for the services of an archaeological monitor. This
archaeological monitor shall contract directly with the Federated Indians of Graton
Rancheria for tribal monitoring services. The archaeological monitor shall contact the
Tribal representatives a minimum of 14 days prior to beginning earthwork or other ground
disturbing activities within the Culturally Sensitive Areas; construction activities shall
proceed if no response is received from the Federated Indians of Graton Rancheria 48
hours prior to ground disturbing activities. The monitors shall only be present onsite during
the construction phases that involve ground disturbing activities within the Culturally
Sensitive Areas. The monitors shall complete daily monitoring logs that describe each
day’s activities, including construction activities, locations, soil, and any cultural materials
identified (Mitigation Measure 3.3-3).

H. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT(S) IN THE RESPECTIVE PLANNING
AREAS the applicant shall comply with the following requirements:

(1) Reduce Operational Stationary Noise. For all new stationary equipment associated with
newly constructed buildings (e.g., HVAC equipment, back-up generators), the applicant
shall retain an acoustical professional to ensure compliance with the following standards:

a. All equipment shall be located and designed such that noise generated would not
exceed the County’s stationary noise source criteria established in this analysis (noise
standards for single family residential uses of 50 dB L.q between the hours of 7:00
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a.m. and 10:00 p.m. or 45 dB Leq between the hours of 10:00 p.m. to 7:00 a.m.) at
any nearby sensitive receptor.

b. All equipment shall be located and designed such that noise generated at adjacent
properties does not exceed the existing ambient noise levels (i.e., 36.1 dBA) by more
than 5 dB. Examples of methods to reduce stationary source noise include the
following: locating equipment as far away as possible from noise sensitive land uses,
constructing noise barriers between the equipment and noise-sensitive land uses, or
using buildings and topographic features to provide acoustic shielding for noise-
sensitive land uses. Final design, location, and orientation, as well as compliance with
County Code shall be shown in a noise report prepared by the acoustic professional
and submitted to the County to confirm compliance, prior to issuance of occupancy
permit (Mitigation Measure 3.11-4).

I. WITHRESPECT TO THE ACADEMIC CAMPUS, the applicant shall comply with the following
requirements:

(1) Educational uses on the Project site shall be limited to graduate, post-
graduate, and/or research program uses, and shall exclude primary or
secondary education. Undergraduate students may participate in said
programs.

(2) Maximum graduate, post-graduate, and/or research program enroliment up to
325 people on-site may occur without any requirement that such people reside
on the Project site.

(3) Any graduate, post-graduate, and/or research program on-site enrollees in
excess of 325 shall be required to reside on Project site in residential units
currently proposed as part of the Project.

(4) No later than June 1 of each calendar year, the head administrator of the
educational institution shall submit to the Marin County Community
Development Agency Director a sworn affidavit certifying compliance,
including: (i) the peak number of enrolled on-site students during the prior
calendar year; (ii) the number of on-site students residing on the project site;
(iii) the total number of employees associated with the educational uses of the
project site and the number of on-site employees associated with the
educational uses residing on the site; and (iv) the number of daycare and
fitness center users that live on and off the project site.

(5) Marin County shall have the right, upon 48 hours’ written notice and during
normal business hours, to conduct inspections and audits reasonably
necessary to verify compliance.

J. Prior to achieving 50-percent enroliment of the academic campus the applicant shall
comply with the following requirement:

(1) Implement Measures to Reduce Parking Demand and/or Increase Supply for the Academic
Campus. The project applicant shall prioritize implementation of parking demand reduction
measures for faculty, staff, and students of the academic campus to address the estimated
parking deficit of 144 parking spaces. Prior to achieving 50 percent enrollment of the academic
campus, the project applicant shall submit a parking report that documents academic campus
parking usage and any parking overflow onto adjacent residential streets (based on surveys
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conducted by an independent professional transportation consultant approved by County of
Marin Public Works staff), as well as the status of all parking demand reduction measures.
The report shall verify that campus parking occupancy levels do not exceed 90 percent and
be submitted to County of Marin Public Works. Should there be excess parking occupancy
and overflow conditions, the project applicant shall implement additional parking demand
reduction measures and/or new parking supply improvements to address parking shortfalls
before any additional enrollment could occur beyond 50 percent. All parking shall be located
on the project site and within the vicinity of the facility that it serves. Off-site overflow parking
shall not be an acceptable strategy (Mitigation Measure 3.14-3c).

J. The project shall conform to the Planning Division’s “Uniformly Applied Conditions 2026” with
respect to all of the standard conditions of approval and the following special conditions:

Statement of conformance-landscape design professional (1)
Exterior lighting (3)

Waiver of public liability (4)

Tree protection zone fencing (6)

Tree protection zone encroachment (7)
Wetland protection fencing (8)

Exterior materials and colors (12)
Landscaping (13)

. Water efficient landscaping (14)

10 Landscaping verification (15)

11. Utility undergrounding (16)

CoNoGaRrWN =

Department of Public Works- Land Development Division

A. PRIOR TO ISSUANCE OF GRADING PERMIT, BUILDING PERMIT, OR ENCROACHMENT
PERMIT, the applicant shall comply with the following requirements:

(1) Phasing. Improvement Plans and Final Maps shall comply with the County-approved
Phasing Plan in accordance with Marin County Code (MCC) §22.84.070B(5). Each phase
shall include all improvements necessary to support safe operation and occupancy,
including roadway, street lights, signage, stripping, utility, drainage, stormwater, grading,
pedestrian, bicycle, and emergency access improvements as required by MCC Title
24.04. Later phases may be created by Parcel Map or remainder parcel pursuant to the
Subdivision Map Act and MCC Title 22, provided that:

a. parcels are drawn along phase boundaries (or minor adjustments thereto), and

b. no parcelis further subdivided unless accompanied by all required Improvement Plans
and a Final Map.

(2) Improvement Plan Preparation. The developer shall prepare Improvement Plans for all
required public improvements, including water, recycled water, sewer, storm drain,
stormwater quality/treatment facilities, roadways, curbs, gutters, sidewalks, pedestrian
walkways, signing, striping, and streetlights.

(3) Plan Approval Prior To Permit Issuance. Improvement Plans shall be reviewed and
approved by Marin County Public Works — Land Development, the Local Fire Authority,
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and applicable utility districts before issuance of Encroachment Permits (per MCC
§13.04), Grading Permits (per MCC §24.08), or Building Permits (per MCC Title 19).

(4) Fees. Plan check, inspection, and development review fees shall be paid at initial
Improvement Plan submittal, consistent with the Master Fee Schedule and MCC
§§3.16.020-3.16.040.

(5) Design Exceptions. Any deviation from County standards—including roadway,
drainage, grading, or utility standards—shall be requested in writing and approved by
Marin County Public Works — Land Development, per MCC §24.15.

(6) Survey Control. Project benchmarks shall be based on NAVD88 or another County-
approved datum per MCC §24.10.005. All survey control shall tie into County
monuments or approved control points.

(7) Rights-Of-Way and Easements. All public rights-of-way, public utility easements, and
drainage easements shall be clearly shown on Improvement Plans as required by
MCC §§22.05. Jurisdictional boundaries must be labeled.

(8) Public And Private Utilities. Utilities shall be clearly designated as public or private,
for example by junction sutures at the public/private boundary. Public utilities must
comply with MCC Titles 18, 19, and 24, and with the applicable water or sanitary
district standards.

(9) Develop and Implement a Transportation Demand Management Program for
Market Rate Residential Uses. Prior to the issuance of the first building permit in the
first phase of development, the project applicant shall develop a Transportation
Demand Management (TDM) program for the proposed market rate residential units,
including any anticipated phasing, and shall submit the draft TDM program to the
County of Marin Public Works for review and approval. The performance goal of the
TDM program shall attempt to be a 39 percent reduction in weekday home-based VMT
per capita generated by the proposed market rate single family and multi-family
residential uses to reduce impacts to a less-than-significant level.

The project applicant shall be responsible for preparing and implementing the TDM
Program. The project applicant shall be responsible for funding and overseeing the
delivery of trip reduction/TDM proposed programs and strategies to achieve the
maximum feasible trip reduction as determined in collaboration with County of Marin
Public Works staff, which may include, but are not limited to, the following:

¢ Dedicated shuttle for residents of market units and/or academic campus employees
and/or students;

¢ Establishment of carpool, buspool, or vanpool programs in coordination with Marin

Transit in coordination with Marin Transit;

Vanpool purchase incentives;

Cash allowances, passes or other public transit subsidies and purchase incentives;

Parking fees set at levels sufficient to incentivize alternative modes;

Full or partial parking subsidies for ride-sharing vehicles (i.e., any form of carpooling

or vanpooling where additional passengers are carried on the trip);
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e Bicycle programs including bike purchase incentives, storage, maintenance
program, and on-site education program;

On-site bike share program;

Dedicated employee or student housing for adjacent campus;

Designation of an on-site transportation coordinator for the project;

Coordination with Golden Gate Transit and Marin Transit to increase transit service
in the project area.

The project applicant shall be responsible for preparing and submitting annual
monitoring reports to the County in order to inform the County on the effectiveness of
the approved TDM program (Mitigation Measure 3.14-2a).

(10) Develop a Construction Traffic Control Plan. Prior to construction activities for the
proposed project, the applicant shall prepare a detailed Construction Traffic Control Plan
(TCP) and submit it for review and approval by the County of Marin (County) Department
of Public Works. The applicant and the County shall consult with the California
Department of Transportation (Caltrans), Golden Gate Transit (GGT), Marin Transit,
Southern Marin Fire Protection District (SMFD) Headquarters staff, and other local
emergency service providers for their input prior to approval of the TCP. Additionally,
the fire district shall be notified prior to any short- or long-term obstruction of fire access
roads that would potentially slow response times or require alternative routes for
emergencies. At a minimum, the plan shall include:

e The number of truck trips, time, and day of street closures.

¢ Time of day of arrival and departure of trucks.

¢ Limitations on the size and type of trucks, provision of a staging area with a limitation
on the number of trucks that can be waiting.

¢ Provision of a truck circulation pattern.

¢ Provision of a driveway access plan so that safe vehicular, pedestrian, and bicycle
movements are maintained (e.g., steel plates, minimum distances of open trenches,
and private vehicle pick-up and drop-off areas).

¢ Maintain safe and efficient access routes for emergency vehicles.

¢ Maintain safe and efficient access routes for vehicles.

e Manual traffic control when necessary.

¢ Proper advance warning and posted signage concerning street closures.

¢ Provisions for pedestrian safety.

e Contractor parking.

¢ Maintaining existing parking needs.

A copy of the TCP shall be submitted to local emergency response agencies. Additionally,
the local emergency response agencies shall be notified at least 14 days prior to the
commencement of construction that would partially or fully obstruct roadways (Mitigation
Measure 3.14-3a).

(11) Roadway Improvement Plan Requirements. Roadway improvements for each
phase shall be shown on the Improvement Plans and shall include all public roadway,
frontage, intersection, circulation, pedestrian, and bicycle facilities consistent with
MCC §24.04.230.
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(12) Roadway Widths and Sidewalks. Roadway and sidewalks shall conform to the
following minimums.

STREET NAME (SECTION) MINIMUM SIDEWALK WIDTH
WIDTH MINIMUM

Hodges Dr (Seminary — Shuck) 36 feet 5 feet, both sides

Gilbert Dr (Seminary — Willis) 36 feet 5 feet, north side

Shuck Dr (Hodges - Green) 24 feet 6 feet, west side

Shuck Dr (Green- Hodges) 28 feet 5 feet, both sides

Shuck Knoll 20 feet 5 feet, both sides

Chapel Dr (Willis — Seminary 20 feet 4.5 feet, north side

Cove)

Green Ln (Shuck - Reed) 20 feet 4.5-5 feet, both sides

Storer Dr (Shuck— Reed) 24 feet 4.5 feet

Storer Dr (Reed — Herring) 24 feet

Storer Dr (Herring - End) 20 feet

Reed Blvd (Storer — Fire Station) 24 feet 5 feet, west side

Herring Dr (E. Strawberry-Storer) 26 feet 5 feet, west side

Herring Dr (Storer -Gilbert) 26 feet 5 feet, both sides

Oliver Ln (Shuck — Shuck) 20 feet

Judson Ln (Shuck — Garage) 20 feet

Judson Ln (Private)

(13) Frontage Improvements. Frontage improvements shall include pavement widening
or reconstruction, curb and gutter, sidewalks, pedestrian walkways, ADA curb ramps,
landscape strips, street trees, lighting, signing, striping, and drainage facilities in
accordance with MCC §19.05.

(14) Widen Roads to Meet County of Marin Roadway Standards and ADA and
PROWAG Guidelines for Transportation Accessibility. The project applicant shall
provide roadway, parking, and pedestrian facilities that meet ADA and PROWAG
guidelines. The project applicant shall incorporate into the project the widening of both
public and private roads to meet County of Marin road design standards as identified
in Marin County Code Section 24.04.110. The project shall be subject to review by
County of Marin Public Works staff to ensure all federal and County requirements and
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regulations are met and ensure the safe movement of all modes of transportation
navigating the project site. The project applicant shall submit a waiver request for any
existing or planned road, pedestrian, bicycle, transit, or parking facilities or services
on the site that will not meet County roadway, ADA, or PROWAG standards (Mitigation
Measure 3.14-3b).

(15) Right-Of-Way Dedications. Right-of-way shall be dedicated as necessary to
accommodate roadway geometry, sidewalk width, utilities, and intersection design per
MCC §24.04.020 - 24.04.230.

(16) Off-Site Roadway Improvements. Required off-site improvements identified by the
County shall be included in the Improvement Plans and constructed as required under
MCC §24.04.

(17) Driveway and Site Access. Driveways shall comply with MCC §24.04.235 —
24.04.320, providing adequate sight distance, radii, and separation from intersections.

(18) Pedestrian Protection and Guardrails. Handrails and guardrails shall be installed
as required by California Building Code (CBC) where pedestrian walkways are
elevated or adjacent to grade drops.

(19) Roadway Guardrails and Safety Rails. Guardrails and barrier rails shall be installed
where required by American Association of Stat Highway and Transportation Officials
(AASHTO) and the Caltrans Highway Design Manual.

(20) Private Interior Streets. Private streets shall meet emergency access, American
with Disabilities Act (ADA), parking, and circulation criteria consistent with MCC
§24.04.230 and Fire Authority requirements.

(21) Pavement Structural Section. The structural pavement section shall be based on
geotechnical testing and shall ensure consistent pavement surfaces and avoid trench
patching.

(22) Pedestrian Warning Devices. Rapid Response Flashing Beacons, pedestrian
beacons, or in-roadway warning lights shall be installed where required by County
engineering analysis.

(23) Implement the following transportation measures identified in the Fehr and
Peers “Intersection Review” memorandum dated August 29, 2025:

a. Measures to address the steep narrow section of Reed Boulevard include the
following:

i. Repave and widen Reed Boulevard between Storer Drive and north of the Fire
Station driveway which would provide more clearance for emergency vehicles
and pedestrians walking in the roadway.

i. Eliminate the planned connection of the east end of Green Lane at Reed
Boulevard and provide a cul-de-sac or a vehicle turnaround at the end of the
new street extension, which direct vehicle traffic from the proposed new
housing units on Green Lane to Shuck Drive.
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b. Measures to address the intersection at Reed Boulevard and Redwood Highway
Frontage Road include the following:

i. Install treatments for an uncontrolled crossing on the east leg, including
advanced “Yield Here to Pedestrians” signs and yield pavement markings, curb
extensions, and a Rectangular Rapid Flashing Beacon.

ii. Remove parking on the east of Reed from the Frontage Road to Knoll Lane
and install a sidewalk. Install an ADA ramp at the north end of the sidewalk
where it connects to the marked crossing.

iii. Install a barrier across the business center driveways along the Frontage Road
to enforce internal circulation in the parking lot and access to and from the
parking lot via Knoll Lane.

c. Measures to address Ricardo Road east of Seminary Drive include the following:

i. Radar flashing speed feedback signs at mid-segment locations in both
directions.

ii.  Visually narrow the lanes by restriping the corridor with the following features
in both directions: 8’ parking lane, 5’ bike lane, 2’ buffer, 11’ drive lane.

iii.  Atthe intersection of Ricardo Road and Seminary Drive, install a high visibility
crosswalk on the east leg.

d. Measures to address Seminary Drive and Hodges Drive/Gilbert Drive include the
following:

i.  Prohibit parking on the east side (project frontage) of Seminary between
Hodges and Gilbert.

i.  Prohibit parking on the west side of Seminary for about 90 feet opposite Gilbert.
Install red curb and signage.

iii.  Radar flashing speed feedback signs on northbound Seminary to the south of
Gilbert in the segment where speed limit reduction from 35 mph to 25 mph
occurs.

e. Measures to address Seminary Drive and Chapel Drive include the following:

i Extend the red curb on the northeast corner to the east about 100 feet to the
existing driveway. Add bike lane icons and mark the bike lanes east of the
intersection.

f. Measures to address East Strawberry Drive from Belvedere Drive to Ricardo Lane
include the following:

i.  Restripe pavement markings and installed new signs along E. Strawberry Drive
from Belvedere Drive to Harbor Cove Way.
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Install white flex posts along the west edge line adjacent to the crosswalk to
prevent cars from bypassing queued vehicles waiting to enter the school
parking lots on the shoulder.

Install yellow flex posts on the center line between the recreation center
driveway and Ricardo Lane to prevent pedestrians from crossing in this
section.

Install a raised crosswalk at the existing crosswalk and RRFP between the
school and recreation center. This raised crosswalk, along with the crosswalk
on the south leg of the E. Strawberry Drive/Belvedere intersection, would
manage speeds along the segment of E. Strawberry Drive between Tiburon
Boulevard and Ricardo Lane. This measure, including design plans, would
require consultation and approval from the Southern Marin Fire District.

g. Measures to address 300 block of East Strawberry Drive include the following:

Install metal beam guardrail along the east (left) side of the southbound vehicle
lane.

h. Measures to address Redwood Highway Frontage Road and US 101 Northbound

Seminary ramps:

High visibility cross walk on the north leg with advanced stop bar.

Install a No-Right-Turn-on-red signal head or blank-out sign for the southbound
right turn that is activated when the pedestrian push button is activated on the
north leg.

Install bicycle conflict markings for southbound bikes through the intersection.

Measures to address site distance concerns:

Remove the free right turn lane from eastbound Tiburon Boulevard (SR 131)
onto southbound East Strawberry Drive that is in the southwest quadrant, with
new curb extensions that reduce the right turn turning radii to 20-25 feet.

Install a stop sign for northbound E. Strawberry at Belvedere Drive and a raised
crosswalk across the south leg of the intersection.

(24) Retaining Structures Near Trees. Retaining structures shall be designed to avoid
impacts to tree root zones consistent with MCC §24.04.770.

(25) ADA Curb Ramps. Americans with Disabilities Act (ADA) compliant pedestrian curb
ramps shall be provided at all intersections where sidewalks and/or crosswalks are
proposed. The pedestrian ramps shall conform to current ADA standards. Curb ramps
must comply with CBC Chapter 11B and Public Right-of-Way Accessible Guidelines
(PROWAG).

(26) Sidewalk Clear Width and Warping. Sidewalks must maintain ADA clearances
around obstructions; warps or flares shall be provided per the PROWAG.
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(27) Flooding Impact Mitigation. All project-related flooding impacts shall be mitigated
by the developer. Drainage improvements shall be designed by a California-licensed Civil
Engineer in compliance with Marin County Code (MCC) §§24.04.520—24.04.550 and
§23.18.020. All public and private drainage improvements shall be shown on the
Improvement Plans and approved by Marin County Public Works — Land Development.

(28) Hydrologic And Hydraulic Performance Standards. Project drainage design shall
comply with MCC §§24.04.520-24.04.560, MCC §23.18.020, and MCC §23.09.033. The
project shall:

a. Provide underground storm drainage capacity sufficient for the 10-year storm
under full development conditions for the project and upstream tributary areas.

b. Provide overland flow capacity for the 100-year storm without flooding structures
or causing unacceptable impacts to public or private facilities, consistent with MCC
§24.04.560(c).

c. Submit hydrologic/hydraulic models using methods acceptable to the County,
including NOAA Atlas 14 precipitation.

(29) CCTV Inspection Before and After Connection. The downstream reach of existing
and storm drain systems shall be video-inspected before and after construction. All defects
or debris shall be corrected by the developer at their expense, consistent with MCC
§24.04.030.

(30) Storm Drain System Requirements. A storm drain system shall be constructed
where required to drain the tributary area, consistent with MCC §§24.04.520—-24.04.540.
System alignment shall reflect hydrologic modeling and utility conflict analysis reviewed
and approved by Marin County Public Works.

(31) Replacement of Inadequate Facilities. All inadequate storm drains, corrugated
metal pipes, and substandard culverts within or adjacent to the project shall be removed
or replaced in compliance with MCC §§24.04.520-24.04.560.

(32) Storm Drain Easements. Public storm drain facilities shall be placed in public rights-
of-way or in drainage easements of sufficient width (typically fifteen to twenty-five feet) per
MC §§24.05. Easements shall provide safe access for inspection and maintenance and
shall exclude private inlets or LID facilities unless specifically approved.

(33) Drainage Connection Requirements. Connections to existing public storm drain
facilities shall be made only at approved structures and in accordance with hydraulic
energy loss standards per MCC §24.04.530. Misaligned or undersized pipes or laterals
shall be removed or replaced.

(34) Final Hydrologic and Hydraulic Report. Provide hydrologic and hydraulic (h/h)
calculations that clearly show how the detention/treatment basin( s) fully attenuate the
100-year peak flows to pre-project levels. Provided h/h calculations showing that the
various drainage facilities and structures are capable of handling a 100-year design storm.
Include HGL profiles with the h/h calculations. To determine adequate capacity, the
calculations shall be developed until they outfall.
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(35) Bioretention Facility Requirements. Bioretention facilities shall comply with
MCSTOPPP, BASMAA Appendix A/D, and MCC §§23.18.020-23.18.040. Public storm
drain lines shall not be routed through bioretention facilities. Exceptions may be
considered by the County when tree protection or utility conflicts warrant alternate designs.

(36) Grading Plan Preparation. The Improvement Plans shall include a full site grading
plan prepared by a California-licensed Civil Engineer in accordance with Marin County
Code (MCC) §§24.10. Grading shall direct drainage toward approved public or private
streets or drainage facilities, except where alternative grading is required to preserve
protected trees or comply with MCC §24.04.550.

(37) Geotechnical Report. A site-specific Geotechnical Report shall be prepared and
submitted for County review and approval in accordance with MCC §23.08.050. The report
shall evaluate soil characteristics, slope stability, groundwater, settlement potential,
seismic parameters, and all grading and foundation recommendations. All grading must
follow the approved report. The report shall address areas of weak soils per the Herzog
site geology map contained in “Report — Geotechnical Reconnaissance for Master Plan,
Golden Gate Baptist Seminary” dated March 22, 1982, by providing recommendation that
shall be incorporated into the project plan set.

(38) Revised Geotechnical Recommendations. If soil or geologic conditions
encountered during grading differ from those described in the approved report, a revised
soils or geologic report shall be submitted addressing stability, erosion, settlement, and
seismic concerns pursuant to MCC §§24.04.590-24.04.740.

(39) Geotechnical Engineering to Address Seismically Induced Ground/Structural
Failure. The PRA reports identified in the project EIR. recommended that geotechnical
engineering of potential seismic induced slope instability areas be included in the design-
level geotechnical report to be prepared as part of compliance with Marin County Code,
Section 23.08. These additional engineering measures shall include exploration and
laboratory testing of soil samples in or near mapped potentially liquefiable areas or areas
mapped as underlain by bay mud. Geotechnical engineering shall be performed to confirm
a factor of safety above 1.0 is achieved for the design level seismic acceleration calculated
at the project site. If the calculated factor of safety is less than 1.0, seismic displacement
analyses shall be performed as part of geotechnical engineering to confirm seismic induce
displacements are equal or less than pre-construction conditions, and will not affect
planned or existing improvements. If the calculated displacement caused by the project
exceeds the pre-project condition, engineering improvements shall be implemented to
reduce seismic deformations to acceptable levels. For CEQA purposes, the performance
standard for the engineering improvements to mitigate the impact would be to maintain
risks of lateral spreading and instability at the same or less than existing conditions. The
engineering improvements must also meet building codes for safety and structural
integrity, which would provide an additional margin of safety for avoiding lateral spreading
and instability. The design-level geotechnical engineering shall include geotechnical
seismic design recommendations and criteria per the most recent version of the CBC for
structures in Seismic Zone 4. In addition, the geotechnical report shall include seismic
surcharge loads for retaining structures over 7 feet. While the specific engineering
improvements to reduce the risk of lateral spreading and instability would be determined
based on project site conditions, typical examples of design features potentially effective
in meeting the performance standard could include: retaining walls to hold back spreading
soil or downslope movement; surface and subsurface drainage features to direct
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stormwater away from areas of instability; soil stabilization techniques like surcharging,
compaction, or geosynthetic reinforcement; creating terraces or stepped slopes with
gabion or retaining wall support; slope contouring to reduce slope angle or profile; and
replanting of stabilizing vegetation (Mitigation Measure 3.6-2).

(40) Geotechnical Engineering to Address Slope Instability and Landsliding.
To minimize potential risks of the project exacerbating existing hazards related to slope
instability and landsliding, the project shall be designed and constructed in accordance
with the geotechnical engineering design requirements as part of compliance with Marin
County Code, Section 22.100.040, as well as all applicable provisions of the PRA report
and latest edition of the California Building Code (or any superseding local code in effect)
at the time of building permit application. Currently, the 2023 CBC is the latest applicable
site grading design code including setback distances from graded slopes, and drainage
terraces for taller slopes. The geotechnical engineering design shall provide grading
requirements for keying, benching, fill compaction, subsurface drainage, and maximum
inclinations of both temporary and permanent cut and fill slopes. Specific foundation
design shall be provided for structures on fill or weak soils. The project Civil Engineer shall
provide surface drainage collection and/or drainage terraces above and on graded
slopes.

An updated, site-specific geologic map shall be prepared and included in the geotechnical
engineering design that clearly identifies and delineates the limits of the geologic materials
present at the site, including all existing landslides, colluvial deposits, undocumented fills,
or other areas of instability. The applicant’s geotechnical engineer shall also individually
catalogue and evaluate mapped areas of instability and undocumented fills and assign
each a “Risk Level” in the geotechnical engineering design.

Risk level A landslides would include active and dormant landslides within 100 feet of a
building envelope, debris flow source areas, and flow paths that crosses building
envelopes / residential use areas, or active landslides that could impact public or private
property. Risk Level B landslides would present a lower risk of damage and include all
active, dormant or potential landslide areas on the property that do not have the potential
to significantly damage property or improvements within or outside the property. In most
instances, Risk Level B landslides would be located in proposed open space areas or in
areas outside of any building envelope and any residential use area. The risk level
assignments shall guide site-specific geotechnical engineering design.

The geotechnical consultant shall perform supplemental subsurface exploration,
laboratory testing, and engineering analyses to define the slope stabilization and landslide
avoidance, improvement, or repair required in the design of project features in each
catalogued area of instability. In general, landslides that have a higher potential of being
mobilized by construction (Risk Level A landslides) should be improved or repaired, while
Level B landslides should be improved or avoided in accordance with the definitions
below:

a. Landslide Avoidance: requires locating structures and improvements an adequate
distance from an existing landslide so that any future movement of the landslide would
not affect the structures or improvements.

b. Landslide Improvement: requires increasing the slope stability to a level such that
the calculated factor of safety is at least 1.2 for static conditions. Improvement may
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also include the construction of protective structures below the landslide to protect
down slope improvements.

c. Landslide Repair: shall improve the slope stability of the landslide area such that the
calculated factor of safety defined as the ratio of the resisting forces to the driving
forces) is at least 1.35 for static conditions (a factor of safety less than 1.5 is often
utilized for landslide repair due to the ability to better define subsurface conditions and
residual soil strength through a combination of exploration, laboratory testing and
back-calculation of the original failure. If landslide specific exploration, laboratory
testing and back-calculation is not performed, the factor of safety should be 1.5.) and
greater than 1.0 for pseudo-static (seismic) conditions using the calculated design
level acceleration at the project site. If the calculated pseudo-static factor of safety is
less than 1.0, displacement analyses should be performed to determine if acceptable
for the landslide specific conditions and if displacements could adversely impact
existing or proposed improvements. The improved stability may be accomplished by
various methods including: (1) excavation of unstable material, installation of
subsurface drainage and construction of a compacted earth fill buttress; (2) design
and construction of retaining structures; (3) de-watering with subsurface drainage; (4)
removal of the entire unstable landslide mass; or (5) other methods for landslide
stabilization acceptable to the County of Marin.

Examples of repair and/or improvement of landslides may include one or a combination
of the following methods, or other engineering strategies defined during geotechnical
engineering design:

e excavation of unstable material, installation of subsurface drainage and construction
of a compact earth fill buttress;

e design and construction of retaining structures (above and below ground pile walls and
shear keys);
de-watering with subsurface drainage;

¢ removal of the entire unstable landslide mass; or

e other methods as deemed acceptable to Marin County.

Design drainage facilities shall also be documented during geotechnical engineering. On
cut and fill slopes, terrace drains shall be included at intervals necessary to adequately
drain slopes, such as every 30 feet of vertical height. The terrace drains shall have a
minimum flowline gradient of six percent to make them self-cleaning (per the California
Building Code). Storm drainage facilities shall convey surface water away from areas of
instability and discharge into the storm drainage system. The Geotechnical Engineer shall
review the planned storm water discharge locations (bio-swales and dissipators) and
identify design requirements to avoid the potential for this water to exacerbate any existing
areas of mapped instability or induce new instability as confirmed during Marin County
engineering review of the applicant’s geotechnical engineering design (Mitigation Measure
3.6-4).

(41) Survey Monument Protection. All survey monuments and property corners shall be
shown on the grading plan and preserved during construction, consistent with MCC
§§22.82.070 and 24.04.020(d). Any monuments damaged or destroyed shall be replaced
by a licensed land surveyor at the developer’s expense.
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(42) Erosion Control And Rain Event Action Plan (REAP). Improvement Plans shall include
an Erosion and Sediment Control Plan in compliance with MCC §§24.04.620-24.04.650
and the State Construction General Permit. The plan shall describe staging, sequence of
work, winterization requirements, and BMP installation. A Rain Event Action Plan (REAP)
shall be kept onsite at all times during grading.

(43) NPDES And Post-Construction Requirements. All development shall comply with
MCSTOPPP, the BASMAA Post-Construction Manual, and MCC §§23.18.010-23.18.040.
A Final Stormwater Control Plan (FSWCP) shall be approved prior to Improvement Plan
approval and shall address treatment, flow control, hydromodification, and long-term
maintenance in accordance with MCC §23.18.020.

(44) Final Joint Trench Plan Approval. A final joint trench plan shall be submitted and
approved by Marin County Public Works and all affected utility providers before
Improvement Plan approval consistent with MCC §§24.04.020-24.04.030.

(45) Utility Installation Near Protected Trees. Utilities in public rights-of-way or easements
shall avoid Tree Protection Zones where feasible. Where unavoidable, utilities shall be
installed by boring or carefully hand-excavated trenching under arborist oversight per
MCC §24.04.040.

(46) Removal or Abandonment of Existing Mains. Public utility mains to be decommissioned
shall be removed unless the County approves abandonment in place for tree preservation
or conflict avoidance per MCC §§24.04.020 and 24.04.040. Private mains within public
easements shall be removed unless otherwise approved.

(47) Pothole Verification. Existing utilities shall be potholed at all conflict locations prior to
final utility design. Potholing within public rights-of-way requires an Encroachment Permit
under MCC §13.04.

(48) Utility Will Server Letters. Obtain and submit written “will-serve” letters from all
applicable utility providers, including but not limited to water, wastewater/sewer, electricity,
natural gas, telecommunications, and any other required utilities. The letters shall confirm
the ability and commitment of each provider to serve the proposed development at the
required levels of capacity and service.

(49) Construction Management Plan. Provide a construction management plan, including at
a minimum the following:

a. A site plan showing areas where grading and construction will take place, soils will be
stockpiled, storage area for material delivery, parking for construction workers, and
temporary facilities such as portable toilets, temporary power poles, construction
trailers. Contact info shall be provided as well.

b. Dust reduction plan.
c. Erosion and Sediment Control Plan.

d. A traffic control plan including but not limited emergency vehicle access, material and
equipment deliveries, and loading and unloading.
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e. Truck routing map for deliveries and removal of equipment and materials.

f. Construction phasing and the timing during any given year when the various
components of construction will occur, such as grading, tree and vegetation removal,
loud external noise-making work, etc.

(50) Improvement Agreement and Security. Prior to Final Map recordation or issuance of
Building Permits, the developer shall either complete all required improvements or execute
a Subdivision Improvement Agreement with the County per MCC §22.84.030. The
developer shall furnish performance, labor and materials, and maintenance securities.

(51) Maintenance Security. Maintenance security shall be posted and remain valid for at least
one year following County acceptance of improvements, consistent with MCC §22.84.050.

(52) Development Impact Fees. All required development impact fees shall be paid before
issuance of Building Permits.

(53) Prepare Construction Noise Control Plan. Prior to commencement of any construction
activities and in consultation with an acoustic professional, the applicant shall prepare a
construction noise control plan that demonstrates with substantial evidence, based on
finalized project-specific information (e.g., specific equipment profiles, location of
construction activities, precise construction durations), that construction noise would not
exceed existing daytime noise levels at nearby residences by more than 5 dBA, if feasible.
If it is determined infeasible to reduce construction noise to more than 5 dBA above
existing daytime noise levels at nearby residents, based on the distance to sensitive
receptors and construction site topography, the construction noise control plan shall
provide substantial evidence of infeasibility and inclusion of all feasible measures to
reduce construction noise. The construction noise control plan shall be provided to County
Community Development Agency staff prior to the start of project construction to
document achievement of the following standards and measures. The plan shall include,
at a minimum, the following measures:

a. All construction equipment shall be properly maintained and equipped with noise-
reduction intake and exhaust mufflers and engine shrouds, in accordance with
manufacturer recommendations. Equipment engine shrouds shall be closed during
equipment operation.

b. All construction equipment with back-up alarms shall be equipped with either audible
self-adjusting backup alarms or alarms that only sound when an object is detected.
The self-adjusting backup alarms shall automatically adjust to 5 dBA over the
surrounding background levels. All non-self-adjusting backup alarms shall be set to
the lowest setting required to be audible above the surrounding noise levels.

c. All construction equipment and equipment staging areas shall be located as far as
possible from nearby noise-sensitive land uses, and/or located to the extent feasible
such that existing or constructed noise attenuating features (e.g., temporary noise wall
blankets) block line-of-site between affected noise-sensitive land uses and
construction staging areas.

d. The construction contractor shall use noise reducing operation measures, techniques,
and equipment. This requirement shall be enforced through its inclusion on all
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construction bid specifications for construction contractors hired within the project site.
The bid specifications shall require that construction contractors provide an equipment
inventory list for all equipment within the fleet with greater than 50 horsepower
engines, that includes (at a minimum), make, model, and horsepower of equipment;
operating noise levels at 50 feet, available noise control device that are installed on
each piece of equipment; and associated noise reduction from the installed
technology. Control devices shall include, but are not limited to, high-efficiency
mufflers, acoustic dampening and protected internal noise absorption layers to
vibrating panels, enclosures, and electric motors. In addition, the contractor shall
specify how proposed alternative construction procedures shall be employed to reduce
noise at sensitive receptors compared to other more traditional methods. Examples
include, but are not limited to, welding instead of riveting, mixing concrete off-site
instead of on-site, and the use of thermal lance instead of drive motors and bits. In all
cases, the requirement is that the best commercially available noise-reducing
technology and noise-reducing alternative construction method shall be used,
provided that there are no safety concerns, engineering limits, or environmental
constraints preventing it from being used. If a unique circumstance does exist that
prevents an alternative quieter construction method to be used, the contractor shall
provide evidence to support their proposal. The noise reduction elements of
construction bid submittals shall be approved by the County of Marin, in coordination
with a qualified acoustical professional.

Combine noisy operations (e.g., riveting, cutting, hammering) to occur in the same
time period (e.g., day or construction phase), such that the overall duration of these
activities is reduced to the extent feasible. By performing the noisiest operations
together within the same time period, the overall duration that excessive noise would
occur is reduced, minimizing the disturbing effects of exposure to prolonged increased
noise levels.

Stationary noise sources such as generators or pumps shall be located as far away
from noise-sensitive uses as feasible.

Based on the site-specific construction parameters and anticipated construction noise
levels, temporary noise curtains or other similar barriers may also be considered to
achieve further noise reduction. Should these measures be required, they must meet
the following minimum requirements:

i. Install temporary noise curtains as close as possible to the boundary of the
construction site within the direct line of sight path of the nearby sensitive
receptor(s).

i. Temporary noise curtains shall consist of durable, flexible composite material
featuring a noise barrier layer bounded to sound-absorptive material on one
side. The noise barrier layer shall consist of rugged, impervious, material with
a surface weight of at least one pound per square foot.

No less than 1 week prior to the start of construction activities at a particular location,
the construction contractor shall provide notification to nearby noise-sensitive land
uses (e.g., residential uses) that are located within 1,200 feet (0.23 mile) of the
construction site (i.e., based on the construction noise modeling, distance at which
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noise-sensitive receivers would experience noise levels of 5 dBA over existing ambient
levels).

i. The contractor shall designate a disturbance coordinator and post that person’s
telephone number conspicuously around the construction site and provide it to nearby
residences. The disturbance coordinator shall receive all public complaints and be
responsible for determining the cause of the complaint and implementing any feasible
measures to alleviate the problem (Mitigation Measure 3.11-1).

(54) Apply Tier 4 Final Emission Standards to All Diesel-Powered Off-Road Equipment.
The project applicant shall require the construction contractor to only use off-road
construction equipment that meet EPA’s Tier 4 final emission standards as defined in 40
CFR 1039 and to comply with the appropriate test procedures and provisions as contained
in 40 CFR Parts 1065 and 1068. This measure can also be achieved by using battery-
electric off-road equipment as it becomes available. Implementation of this measure shall
be required in the contract the project applicant establishes with its construction
contractors. The applicant shall demonstrate its plan to fulfill the requirements of this
measure in a report or in project improvement plan details submitted to the County prior
to the use of any off-road, diesel-powered construction equipment on the site. Apply Tier
4 Final Emission Standards to All Diesel-Powered Off-Road Equipment Construction bid
documents shall specify the use of EPA Tier 4 equipment. A report or project improvement
plan details shall be submitted to the County prior to the use of any off-road, diesel-
powered construction equipment on the site (Mitigation Measure 3.2-1).

(55) Installation of EV Charging Stations Meeting the Tier 2 Requirements of the Most
Recent CALGreen Code. Prior to the issuance of construction permits, the project
applicant shall incorporate the appropriate number of EV chargers to meet the Tier 2
requirements of Part 11 of the Title 24 California Building Code (CalGreen code) in effect
at the time of project construction.

The Tier 2 requirements of the 2022 CalGreen code require that nonresidential projects
(which includes academic land uses) introducing more than 201 parking spaces require
45 percent of all parking spaces be EV capable and 33 percent be EV Charging Stations
(EVCS) — EV capable with installed chargers. Furthermore, EVCS parking spaces count
towards EV Capable Spaces. Considering the project’'s proposed 241 spaces for
academic uses, the project shall install 109 EV capable spaces (spaces equipped with the
electrical infrastructure to support an EV charger), 80 of which shall have EVSE. In other
words, the project shall install 109 EV capable spaces, 80 of which shall have EVCS
(Mitigation Measure 3.7-1).

(56) Decarbonize Buildings or Purchase Offsets if Marin County Has an Adopted GHG
Offset Policy and Program. The applicant shall reduce GHG emissions from buildings
to the maximum extent feasible. As one option, the applicant may voluntarily commit to
the County that the new buildings in the project will be constructed entirely without natural
gas infrastructure or, if not fully avoiding natural gas infrastructure, new buildings will use
all-electric appliances (e.g., heating and cooling systems, stoves/ovens, dishwashers, and
water heaters) to the extent feasible. The applicant shall provide the information necessary
for the County to confirm that the applicant has met this voluntary commitment prior to the
issuance of occupancy permits, as demonstrated by constructed buildings or approved
design plans.
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If new buildings in the project will rely on natural gas, which contributes to GHG emissions,
the applicant shall provide other GHG-reducing measures consistent with BAAQMD and
CARB recommendations to reduce building-related GHG emissions to the maximum
extent feasible. The Bay Area Air Quality Management District (BAAQMD) and California
Air Resources Board (CARB) recommend that lead agencies prioritize on-site design
features, such as those listed under Mitigation Measure 3.7-1a and Mitigation Measure
3.14-2, and direct investments in GHG reductions within the communities surrounding the
project site to provide potential local air quality and economic co-benefits. While emissions
of GHGs and their contribution to climate change is a global problem, emissions of air
pollutants, which have an adverse localized effect, are often emitted from similar activities
that generate GHG emissions (i.e., mobile, energy, and area sources), so reductions in
GHG emissions can also result in the accessory benefit of reduced local air pollutant
emissions. For example, direct investment in a local building retrofit program in existing
nearby Marin County communities could pay for cool roofs, solar panels, solar water
heaters, smart meters, energy efficient lighting, energy efficient appliances, energy
efficient windows, insulation, and water conservation measures for homes within the
vicinity of the project. Directing local investments to low-income and middle-income
households can address equity in the investments. Other examples of local direct
investments include financing the installation of regional EV charging stations, paying for
electrification of public school buses, and investing in local urban forests. These
investments would help achieve GHG reductions as well as improve regional and local
ambient air quality. The actions to reduce GHG emissions must meet the criteria of being
real, quantifiable, permanent, verifiable, enforceable, and in addition to any GHG emission
reductions otherwise required by law or regulation, consistent with the standards set forth
in Health and Safety Code section 38562, subdivisions (d)(1) and (d)(2).

At this time, Marin County has no identifiable GHG emission off-set policy or program that
has been codified and/or adopted for development purposes. However, if at the time of
the project’s consideration for approval by the Board of Supervisors, if Marin County has
adopted a GHG offset policy and implementation program, the applicant shall define
offsets that feasibly meet the County program requirements and state protocols and
standards. If a County policy and implementation program do not exist at the time of
project consideration for approval, use of GHG offsets would be administratively infeasible
to monitor and enforce. Such credits shall comply with protocols approved by CARB,
consistent with Section 95972 of Title 17 of the California Code of Regulations. Credits
must be purchased through one of the following: (i) a CARB-approved registry, such as
the Climate Action Reserve, the American Carbon Registry, and the Verified Carbon
Standard; (ii) any registry approved by CARB to act as a registry under the California Cap
and Trade program; or (iii) through the California Air Pollution Control Officers
Association’s (CAPCOA’s) GHG Rx and BAAQMD, if available (Mitigation Measure 3.7-
1b).

SECTION IV: VESTING

NOW THEREFORE, BE IT RESOLVED that unless conditions of approval establish a different
time limit or an extension to vest has been granted, any permit or entittement not vested within
three years of the date of the approval shall expire and become void. The permit shall not be
deemed vested until the permit holder has actually obtained any required Building Permit or other
construction permit and has substantially completed improvements in accordance with the
approved permits, or has actually commenced the allowed use on the subject property, in
compliance with the conditions of approval.
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SECTION V: VOTE

PASSED AND ADOPTED at a regular meeting of the Planning Commission of the County of
Marin held on this 30th day of March 2026 by the following vote:

AYES: COMMISSIONERS

NOES:
ABSENT:
GREG STEPANICICH, CHAIR
MARIN COUNTY PLANNING COMMISSION
Attest:

Sindy Palencia
Planning Commission Recording Secretary
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MARIN COUNTY PLANNING COMMISSION

RESOLUTION NO.

A RESOLUTION TO RECOMMEND APPROVAL OF THE NORTH COAST LAND
HOLDINGS LLC DESIGN REVIEW AND TREE REMOVAL PERMIT APPLICATION (P1490)

201 SEMINARY DRIVE, MILL VALLEY

(ASSESSOR’S PARCEL NOs:043-261-25, 043-261-26, 043-262-03, 043-262-06,

043-401-05, 043-401-10, 043-401-16, 043-402-03, and 043-402-06)

sk sk sk sk sk ook sk sk ok ok sk sk sk sk sk sk sk sk ok ok ok ok ok ok

SECTION I: FINDINGS

WHEREAS, the applicant, North Coast Land Holdings LLC, requests Design Review and Tree
Removal Permit approval for the following residential components and tree removal activities
associated with the North Coast Land Holdings Master Plan application:

I. Design Review-Construct the following project components:

A. Seminary Point Planning Area. A total of 14 units contained in 10 buildings in the
planning area consisting of the following:

1.

Building Type 70: A total of eight units (contained in four buildings), each containing
2,518 square feet of floor area, and reaching a maximum height of 28 feet above
surrounding grade;

Building Type 71: A total of six single family residences, each containing 1,762 square
feet of floor area and reaching a maximum height of 26 feet above surrounding grade.

B. Hodges/Shuck Planning Area. A total of 114 units (contained in 28 buildings) in the
planning area consisting of the following:

1. Building Type 21: A total of 32 units, housed in eight buildings, each containing 6,291

square feet of floor area and reaching a maximum height of 34.25 feet above
surrounding grade.

Building Type 30: A total of 18 units, housed in nine buildings, each containing 3,463
square feet of floor area and reaching a maximum height of 34.75 feet above
surrounding grade.

Building Type 31: A total of 18 units, housed in six buildings, each building containing
4,592 square feet of floor area and reaching a maximum height of 33.75 feet above
surrounding grade.

Building Type 32: A total of 4 units, housed in two buildings, each building containing
3,348 square feet of floor area and reaching a maximum height of 33 feet above
surrounding grade.

Building Type 33: A total of 4 units, housed in two buildings, each building containing
4,561 square feet of floor area and reaching a maximum height of 31 feet above
surrounding grade.
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5. Building Type 40: A total of 38 units, housed one building containing 44,568 square
feet of floor area, and reaching a maximum height of 31.89 feet above surrounding
grade.

C. Reed/Storer/Shuck Planning Area. A total of 36 units (housed in 18 buildings) in the
planning area consisting of the following:

1. Building Type 10: Eight buildings containing a total of 16 units, each building containing
4,196 square feet of floor area; the buildings would reach a maximum height of 32.5
feet above surrounding grade.

2. Building Type 11: Four buildings containing a total of 8 units, each building containing
3,088 square feet of floor area; the buildings would reach a maximum height of 30 feet
above surrounding grade.

3. Building Type 12: Six buildings containing a total of 12 units, each building containing
a total of 5,450 square feet of floor area; the buildings would reach a maximum height
of 30 feet above surrounding grade.

D. Mission Drive Planning Area. Construct two (2) single family residences (Building Type
72), each containing 3,124 square feet of floor area and reaching a maximum height of 31.5
feet above surrounding grade.

E. Dormitory Hill Planning Area. Construct a residential care facility (RCF) (Building Type
52) that would contain 150 apartments. The RCF would contain approximately 267,354
square feet of floor area and would have three stories from the main entry level, reaching
a maximum height of 39.85 feet above surrounding grade. The RCF would contain a total
of 150 apartments, of which 50 would be memory care apartments and 100 would be
independent living apartments.

F. Chapel Hill Planning Area. Construct 40 new residential units (Building Type 80),
containing a total of 96,611 square feet of floor area in two separate building clusters to the
east and west of Chapel Hill. The buildings would reach a maximum height of 36 feet above
surrounding grade.

G. Shuck Drive Knoll Planning Area. Construct seven buildings (Building Type 60) with
associated garages containing a total of 14 residential units, each building containing 2,871
square feet of floor area and reaching a maximum height of 30 feet above surrounding
grade.

Il. Tree Removal Permit. Tree removal activities subject to Tree Removal Permit approval would
consist of the following:

Common Scientific Name No. of Trees Size Range (diameter at

Name Removed breast height, inches)

Coast live oak Quercus agrifolia 48 Range: 6 inches to 40
inches

Coast redwood | Sequoia sempervirens 1 22 inches
Bay laurel Laurus nobilis 1 11 inches

TOTAL 50
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Other site improvements include and are not limited to roadway construction and other vehicular
improvements, utility installation and upgrades, trail and open space improvements, installation
of landscaping, stormwater and drainage facilities, and other improvements to service the
residential development.

Design Review approval is required pursuant to Marin County Development Code Section
22.42.020 as the development involves the construction of residential structures as well as other
physical improvements in a Planned (RMP) zoning district. Tree Removal Permit approval is
required pursuant to Marin County Development Code Section 22.62.020 as the project involves
the removal of trees, otherwise not exempt from the requirement to obtain Tree Removal Permit
approval.

The project is proposed at 201 Seminary Drive, on APNs 043-261-25, 043-261- 26, 043-262-03,
043-262-06, 043-401-05, 043-401-10, 043-401-16 043-402-03 and 043-402-06, in the community
of Strawberry.

WHEREAS, on March 2, 2026 and March 30, 2026, the Marin County Planning Commission held
duly noticed public hearings to take public testimony and consider the project.

WHEREAS, the proposed project is consistent with those portions of the Marin Countywide Plan
(CWP), the Strawberry Community Plan and the Amendments to the Strawberry Community Plan
1982, that are applicable under State housing law. The development and tree removal activities
are project elements of the North Coast Land Holdings Master Plan, which contains mitigation
measures and other required project conditions that ensure that implementation of the project is
consistent with those portions of the Marin Countywide Plan, Strawberry Community Plan, and
the Amendments to the Strawberry Community Plan 1982, that are applicable under State
housing law.

The Amendments to the Strawberry Community Plan 1982 contain policies and “development
guidelines” pertaining to the project site such as a preferred residential density, prohibitions
regarding the nature of residential units at different locations on the site and a requirement to
provide student housing units on the site. As the project is a qualifying “housing development
project” under state housing law, in particular the State Density Bonus Law, the applicant is
eligible for a potential maximum density as prescribed by the CWP Housing Element, as well as
concessions and waivers to development standards which the applicant has elected to pursue.
As required by State housing law, the County approved the applicant’s requests for incentives,
concessions and wavers of development standards as summarized in the applicant’s Affordable
Housing Plan in the Master Plan approval for the project because the applicant justified why the
request complies with state law and has identified “actual and identifiable cost savings”. Further,
the applicant has indicated that without the waivers to those development standards summarized
in the Affordable Housing Plan, the construction of the project would be physically precluded.
Therefore, the County granted relief from those requirements and standards enumerated in the
applicant’'s Affordable Housing Plan consistent with state law as detailed in the Master Plan
approval.

WHEREAS, the proposed project is consistent with the North Coast Land Holdings Master
Plan as summarized below:
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The North Coast Land Holdings Master Plan contemplates the redevelopment of the former
Baptist Seminary campus to provide a diverse mix of housing types (senior, market rate and
affordable), while preserving, enhancing and providing new public access trails, playing fields,
and walkways. In addition, the Master Plan and associated Conditional Use Permit provides
provisions for a day care center and fitness facility in response to community need. The proposed
project that is the subject of the Design Review and Tree Removal Permit application was
contemplated in the North Coast Land Holdings Master Plan and evaluated in the project
environmental impact report. Further, those conditions of approval including those mitigation
measures prescribed in the project EIR and contained in the Master Plan are applicable to this
proposed Design Review and Tree Removal Permit, as well as the future development
contemplated and approved under the Master Plan.

WHEREAS, the proposed project is consistent with the mandatory findings for Design
Review (Marin County Code Section 22.42.060) as summarized below:

A. The proposed development complies with either the Single-family and Multi-family
Residential Design Guidelines, as applicable, the characteristics listed in Chapter 22.16
(Discretionary Development Standards) and 22.32.168 (Tidelands), as well as any
applicable standards of the special purpose combining districts provided in Chapter
22.14 of this Development Code.

The project site is zoned RMP-2.47 (Residential, Multiple, Planned District). With respect to
Chapter 22.14 of the Development Code, the special purpose combining district, Bayfront
Conservation Combining District (BFC), extends along a narrow band of land of those portions
of the site located along the San Francisco Bay. None of the proposed improvements would
occur within those portions of the site (APNs 043-261-25 and -26) zoned BFC. Further the
project is not proposed in a Tidelands area, pursuant to Section 22.32.168 of the County’s
Development Code.

Consistent with the North Coast Master Plan, the project site has been divided into seven
discrete planning areas. All of the planning areas, with the exception of the Dormitory Hill
Planning Area which would contain the residential care facility, contain a mix of building types.
The majority of the residential components envisioned under the master plan are the subject
of this Design Review application and are evaluated below consistent with the County’s
Design Guidelines and Discretionary Development Standards.

SITE PREPARATION: Development Standards: J.1 through J.6; Single Family
Residential Design Guidelines A-1.2 through A-1.4; Multifamily Residential Guidelines
DG-52, DG-54, DG-86

A considerable amount of grading (220,000 cubic yards of cut) is proposed with the project
authorized in the Master Plan, however, all of the cut material would be reused on the project
site with a majority of the material being used to raise the elevation of the existing playing field
and to provide an adjacent pedestrian walkway. With the exception of the development of
residential units proposed in the Chapel Hill and Seminary Point Planning Areas, all other
planning areas have been previously disturbed and contain existing development (34.55 acres
of the site is comprised of existing development and highly disturbed vegetation). Further the
proposed grading has been designed to retain the natural features of the site to the maximum
extent feasible, ensuring that large swaths of native vegetation and trees are retained
(including coast live oak woodland areas). The grading has been designed to provide rounded
and contoured slopes ensuring that slopes harmonize with the existing topography.
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Further, split-level building terraces have been used throughout the planning areas to reduce
building pad size. Conditions of approval of the master plan require the applicant to obtain
approval of a detailed grading plan consistent with the County of Department Public Work’s
requirements and the applicant would be required to employ required measures through a
Sediment Control and Erosion Plan to ensure that grading activities do not impair creeks or
the surrounding watershed. Such measures include but are not limited to erosion and
sediment control measures such as sediment barrier fencing, coir matting, and provisions for
stockpiling excavated material. While impervious surfaces would be increased with the project
(existing impervious surface is 18.9 acres, proposed impervious surface is 23.6 acres), the
additional impervious area would be offset by the requirement to received approval and
implement the provisions of a detailed stormwater management plan (including bioretention
facility requirements) prepared consistent with County and State requirements.

As discussed in further detail below, the project would involve the removal of 87 trees to
accommodate the development. While much of the tree removal would consist of removing
diseased, dead, and/or unsafe trees, a total of 50 trees require the approval of a Tree Removal
Permit. The site would continue to contain a variety of trees and associated land cover types
such as coast live oak woodlands, closed cone pine cypress forest) with project
implementation and much of the proposed development would occur in previously disturbed
areas containing highly disturbed vegetation. As detailed in the project EIR, ground
disturbance has the potential to affect special status plants that were found to be scattered
throughout the project site. Conditions of approval have been included in the master plan
approval to ensure that potential effects to special status plants are minimized (such a
preconstruction surveys). The project EIR evaluated the potential for the project to degrade
or result in the loss of sensitive natural communities. The analysis concluded that potential
project effects to sensitive natural communities would be less than significant.

There have been geotechnical concerns raised regarding the project including the stability of
the playing field given the proposal to place fill to raise the field, as well as the potential
hazards associated with landslide zones and site soils. The project EIR evaluated
geotechnical conditions of the project site based on sufficient information to determine the
potential for significant environmental impacts, including the location, nature, and potential
magnitude of effects caused by the proposed project in areas of potential slope instability,
liquefaction, and subsidence. Further, a design-level geotechnical engineering report will be
required, subject to approval by the County’s Department of Public Works. The report would
evaluate soil characteristics, slope stability, groundwater, settlement potential, all grading and
foundation recommendations. In addition, the report will be required to address areas of weak
soils as identified by previous project geotechnical reports and provide recommendations that
would be required to be incorporated into project plans.

BUILDING LOCATION: Development Standards D.1 through D.4; Single Family
Residential Design Guidelines D-1.6; Multifamily Residential Design Guidelines DG-30
through DG-36, DG-36 through DG-42, DG-43 through DG-46

Those standards and guidelines related to specific project elements are discussed in more
detail below. Those standards that apply to the whole of the proposed project are discussed
as follows:

e The project site does not contain “visually prominent ridgelines” as defined in Marin

County Development Code Section 22.130.030.
e Solar generating panels would be installed on the building roofs of the new residential
units and hidden behind parapets as required by the building code. Other sustainability
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features are also proposed such as variable refrigerant flow systems to reduce the
need for air conditioning, low wattage lighting fixtures, and the use of energy efficient
building materials that would be long-lasting and durable.

o The project would be conditioned such that all exterior lighting fixtures would be for
safety purposes only, directed downward and shielded to prevent adverse lighting
effects on nearby properties. The project lighting would complement the proposed
architecture and would be consistent throughout the various planning areas.

o Approximately 70-percent of the site would be maintained as open space, athletic
fields, paths and plazas and a network of trails. The master plan contains a condition
of approval that requires the approval of an “Open Space and Trail Improvement
Program” prior to the issuance of project grading or building permits that would specify
provisions for the permanent dedication of public access spaces as well details
regarding space design and maintenance consistent with County requirements.

e The applicant has proposed a landscape plan that includes the removal of dead and
declining trees and invasive species as well as pruning dead wood and branches from
existing trees. The site would be replanted with native species including clusters of
oaks, buckeyes and compatible ornamental species. On-site landscaping would be
designed to reduce the use of potable water and would be sited in accordance with
the Southern Marin Fire Protection District’s requirements.

e The development would include units with three bedrooms, a day care facility and
other facilities such as bike lanes as specified in the Marin Countywide Plan consistent
with the Discretionary Development Standards.

Residential Care Facility-The residential care facility (RCF) is proposed in the Dormitory Hill
Planning Area. The planning area has been previously disturbed and currently contains two,
two-story buildings containing a total of 66 dorm-style rooms. The proposed RCF would
contain approximately 267,354 square feet of floor area, and three stories from the main entry
level, reaching a maximum height of 39.85 feet above surrounding grade. The RCF would be
readily accessible from existing roadways (Storer and Gilber Drive(s)) and would be contained
in four discrete building types, housed in two buildings. The buildings would be clustered
together in the planning area, and vegetation and trees are proposed that would screen the
RCF from other areas on site and the adjacent community. Additional mitigation measures as
proscribed in the project EIR have been included as conditions of approval in the project
Master Plan, specifying that screen trees and shrubs be planted in key view areas to the RCF
to ensure that views of the RCF are minimized.

Other Residential Development-With the exception of the Chapel Hill and Shuck Drive Knoll
Planning Areas discussed in more detail below, the remaining planning areas have been
previously disturbed with various levels of development with the most intensive development
area being the Hodges/Shuck Planning Area with 93 existing residential units. The
development has been clustered in accessible portions of the respective planning areas,
taking advantage of existing access patterns and routes. As discussed above, landscaping is
proposed that would aid in screening and softening views of the development and existing
standards of mature trees would be retained to the maximum extent feasible.

The Chapel Hill Planning Area is currently undeveloped and consists of a leveled hilltop
partially surrounded by a stand of Monterey pines. The development proposed in this area
would flank the western and eastern sides of Chapel Hill with development in these areas
clustered together. Access to the development would be achieved via existing roadways and
routes. To ensure that views of development in the Chapel Hill Planning Area are buffered, a
condition of approval has been included in the project master plan that specifies vegetative
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screening and the maintenance of a view corridor to Richardson and San Francisco Bays from
Chapel Hill. Like the Chapel Hill Planning Area, the Shuck Drive Knoll Planning Area is also
currently undeveloped and consists of an open grassy hillside surrounded by forested areas.
Development proposed in the Shuck Drive Knoll Planning Area would be located along Chapel
Lane, in locations accessible via existing access.

PROJECT DESIGN: Development Standard I.1 and I.2; Single Family Residential Design
Guideline D-1.7; Multifamily Residential Guidelines DG-22, DG-25 through DG-28

Residential Care Facility-The RCF would reach a maximum height of 39.85 feet above grade.
Consistent with the Discretionary Development Standards pertaining to multifamily residential
height limits (Code Section 22.16.030(1)) because the RCF would maintain setbacks of more
than 15 feet from property lines the applicable maximum height limit is 45 feet. Therefore, the
RCF would be below the maximum height limit and complies with the County’s height
requirements.

The materials and colors proposed for the RCF would be consistent with those selected for
the entire development and include brick finishes, syntenic wood paneling, aluminum window
and sun shades, flat membrane roofing materials, etc. Further a condition of approval included
in the master plan requires the use of a variety of light and slightly darker-valued earth toned
materials that are flat and non-reflective. Further conditions require that reflective surfaces
maintain a specified reflectance coefficient to reduce potential glare.

Other Residential Development-The other residential development proposed with the project
consists of a mix of building types, ranging from those that are single family residences to
multi-family residences. While the majority of the residential units would comply with the 30-
foot maximum height limit for single family residences, and 45 feet for multifamily residences
setback 15 feet from property lines, there are buildings that would exceed the respective
height limits specified in the County’s Discretionary Development Standards. As discussed
above, the applicant has requested and the County has granted a waiver to the applicable
height requirements consistent with state housing law as the applicant has demonstrated that
without the granting of the waiver to applicable development standards the housing
development would be “physically precluded”.

Similar to the materials and colors proposed with the RCF, the residential project components
include variable finishes (brick, wood, etc), a variety of roof designs applied consistently
throughout the planning areas, aluminum windows and sun shades, etc. As described above,
conditions of approval would require a variety of light and dark toned exterior materials and
requirements to minimize and reduce glare.

MASS AND BULK: Single Family Residential Design Guidelines D-1.1 through D-1.5,
Multifamily Residential Guideline 2.4.

Residential Care Facility-The RCF would be comprised of three building types and housed in
two discrete buildings. Applicable licensing and state requirements pertain to RCF such that
further dividing the RCF into smaller components is not feasible. Nonetheless, by housing the
RCF in two buildings, the visual bulk and mass would be broken up. The roof design of the
RCF has been broken into smaller components and notches, recesses and a variety of
materials have been used along the fagade to break up and add visual interest to the structure.
Architectural projections such as wood slat awnings, a series of outdoor balconies with glass
panels, aiding in reducing the bulk and mass of the structure.
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Other Residential Development-The residential development proposed with the project would
use a variety of building types in the respective planning areas. Consistently the proposed
buildings demonstrate the use of smaller building components. Further roof forms and lines
have been broken into smaller components where applicable and long linear unbroken
rooflines are not present in the proposed single family residences. Those buildings proposed
in hillside areas have been cut into the hillside to reduce visual bulk. Parking areas are
proposed below ground in several of the planning areas to aid in reducing visual bulk.

EXTERIOR LIGHTING: Development Standard G; Single Family Residential Design
Guideline C-1.11, Multifamily Residential Design Guideline 2.8

The project would be conditioned such that all exterior lighting fixtures would be for safety
purposes only, directed downward and shielded to prevent adverse lighting effects on nearby
properties. The project lighting would complement the proposed architecture and would be
consistent throughout the various planning areas.

LANDSCAPING AND VEGETATION REMOVAL: Development Standard F; Single Family
Residential Design Guideline A-1.1, Multifamily Residential Design Guidelines DG-37,
DG-39

The applicant has proposed a landscape plan that includes the removal of dead and declining
trees and invasive species as well as pruning dead wood and branches from existing trees.
The site would be replanted with native species including clusters of oaks, buckeyes and
compatible ornamental species with a focus on drought tolerant species. On-site landscaping
would be designed to reduce the use of potable water and would be sited in accordance with
the Southern Marin Fire Protection District’s requirements. Consistent with Marin County
Code Section 22.26.040 landscape irrigation would be water efficient and with the
implementation of conditions of approval would be strategically placed to screen buildings. In
addition, the proposed landscaping would aid in establishing the neighborhoods created in
the respective planning areas, and the landscaping pallets used would be consistent and
complementary throughout the project site. Conditions of project approval would offer
protection of native plant species through the employment of pre-construction surveys and
avoidance of special status plants as appropriate, and the use of best management practices
during construction. As 70-percent of the project site would remain as undeveloped open
space, and the proposed development is predominately sited in areas with existing
development, existing natural areas would be maintained on site to the maximum extent
feasible.

ACCESS: Development standard C; Single Family Residential Design Guidelines A-1.5;
Multifamily Residential Design Guidelines DG-80 through DG-88

Conditions of project approval require specified roadway and sidewalk widths as well as
installation of frontage improvements that are consistent with County requirements. Further a
condition of project approval of the County’s Department of Public Works (DPW) require the
approval of a Roadway Improvement Plan for each phase of the project (specified in a
required Improvement Plan). Project driveways are subject to County requirements to ensure
safe and appropriate driveway design. Class Il bicycle lanes are proposed on interior streets
and the project has been designed to encourage pedestrian and bicycle use through the
development and enhancement of new and existing onsite trails.

Garages are proposed below ground in several planning areas eliminating dominating street
facing parking facades. Bioretention areas and other stormwater pollution and prevention
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measures would be implemented throughout the proposed project including in proposed
parking areas to capture and treat run-off. Bicycle parking is proposed throughout the
development and the site is located near the Seminary Drive Bus Pad where local and County
bus service is provided on a regular basis. A total of 944 parking spaces would be provided
with the project and increase of approximately 336 parking spaces; DPW has determined that
the parking proposed with the project meets requirements.

NEIGHBORHOOD COMPATABILITY: Single Family Residential Design Guidelines B-
1.1, C-1.1 through C-1.3, C-1.7; Multifamily Residential Design Guidelines DG-3, DG-5,
DG-6, DG-8, DG-10 through DG-12

Residential Care Facility-The front of the RCF would face out on to existing roads, while
maintaining a considerable distance that would serve as an open landscaped area with site
furnishings and the building fronts having clearly marked entrances with large windows.
Landscaped pathways would connect the buildings with streets and sidewalks. Outdoor
balconies are proposed and universal design elements have been integrated into the RCF to
ensure that the facility can be accessed by a broad group of people of all ages and needs. In
addition to those outdoor spaces proposed with the RCF, the project as a whole would
maintain 70-percent of the project site as open area, containing a variety of trails, walking
paths and playing fields. The applicant is required to obtain approval of an “Open Area and
Trail Improvement Plan” to ensure that these areas are dedicated for public use and to specify
the design and treatment of the areas subject to the plan.

Other Residential Development-The project would provide a mix of multi-plexes, townhouses,
small and medium sized apartments, as well as pocket neighborhoods. This mix of residential
types is seen in the surrounding community where residential uses such as condominiums,
and single- and multi-family homes surround the project site. Interspersed in the planning
areas are living streets unencumbered by an abundance of street parking due to proposed
underground parking areas. Bulk has been moderated throughout the development by using
a variety of building types providing visual interest. However a unifying and consistent use of
exterior materials and landscaping provides for a cohesive design. Proposed roof types are
consistent with those found in the surrounding neighborhoods, and while setbacks are not
required in the respective zoning district, the proposed buildings maintain sufficient distances
consistent with those seen in the surrounding community. As described above, ample open
areas would be provided with the project as 70-percent of the project site would remain
undeveloped. Conditions of project approval would ensure that open areas are provided in
perpetuity and are designed for public use consistent with County standards.

. The proposed development provides architectural design, massing, materials, and
scale that are compatible with the site surroundings and the community.

As discussed above, through the use of a variety of architectural design elements and building
types the proposed project would be compatible with development found in the existing
community where a variety of residential types and architectural styles are found. To reduce
the mass and bulk of the proposed project, development has been set back in to hillside areas,
buildings have been broken up into smaller components, and several below ground parking
areas are proposed. Consistent with the County’s design guidelines a variety of roof forms
would be used and broken into components, and the building facades would have variety and
avoid long linear unbroken planes. The majority of the proposed building heights would
conform with the County’s maximum height requirements. In those instances where the height
limit is exceeded the applicant has requested and the County has approved a waiver to the
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height limit, consistent with state law. The selected building materials would include variety
and provide natural elements such as wood, and conditions of project approval would ensure
that a variety of light and slightly darker-valued earth-toned materials that are flat and non-
reflective would be utilized.

. The proposed development results in site layout and design that will not eliminate
significant sun and light exposure or result in light pollution and glare; will not
eliminate primary views and vistas; and will not eliminate privacy enjoyed on adjacent
properties.

The area of the project site is large-101.1 acres in area. The development proposed in the
seven discrete planning areas has been sited to maintain generous distances from adjoining
properties and to achieve building heights that would prevent the elimination of sun and light
exposure on adjacent properties. As discussed above all exterior lighting proposed with the
project would be required to minimize light pollution and glare and project materials would be
required to meet antiglare specifications. Due to the distance of the proposed development
from adjacent properties and through careful site and architectural design, primary views and
vistas would not be eliminated, and privacy would not be eliminated on adjacent properties.
To ensure that views to Richardson and San Francisco Bay as seen from Chapel Drive are
maintained at Chapel Hill, the maintenance of a view corridor is required via conditions of
project approval.

. The proposed development will not adversely affect and will enhance where
appropriate those rights-of-way, streetscapes, and pathways for circulation passing
through, fronting on, or leading to the property.

The project would be accessed via existing County-maintained and private roadways, with
roadway extensions limited to sections of Green Lane and Shuck Drive. Conditions of project
approval have been included in the Master Plan for the project that require that project roads
comply with specific standards (widths and geometry) to adequately serve the proposed
development. Further, as required by the County’s Department of Public Works, sidewalks
will be required on roadway segments consistent with proposed development patterns and
approval of an improvement plan has been required as a condition of Master Plan approval
to ensure that the design of sidewalks, pedestrian walkways, curbs, and gutters, comply with
the County’s requirements. The development includes underground parking areas in several
locations further enhancing access routes by reducing the visual appearance of vehicles along
and adjacent to project streets.

Class lll bicycle lanes are proposed throughout the project site and would connect with the
existing bicycle facilities. The Master Plan conditions of approval would require the applicant
obtain approval of a bicycle connection plan to ensure that bicycle connections meet
standards. The applicant would implement a landscape plan the includes plantings and trees
along roadways and pedestrian walkways, enhancing routes of travel and providing a
cohesive visual theme throughout the development.

. The proposed development will provide appropriate separation between buildings,
retain healthy native vegetation and other natural features, and be adequately
landscaped consistent with fire safety requirements.

As described above, setbacks from property lines are not mandated by the County in the RMP
zoning district-the respective zoning designation from the project site. Nonetheless, the
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development would maintain generous distances from adjoining property lines due to the size
of the project site (101.1 acres) and resulting from the large open areas that will be maintained
with the development of the project (70-percent of the site will remain undeveloped). Distances
between project buildings would be required to meet fire protection standards and those of
the California Building Code as applicable.

The project site contains forested areas such as coast live oak woodlands, closed cone
cypress, montane hardwood, and ornamental forest. Other sensitive natural communities
such as needle grass and coyote brush scrub are also present on the project. Forested areas
and other special-status habitats and vegetative communities would be avoided to the
greatest extent feasible with project implementation. Conditions of project approval would
ensure that measures are implemented to reduce potential impacts to forested areas and
other special status habitats.

The applicant has proposed a landscape plan that would require review and approval by
Southern Marin Fire Protection District for compliance with defensible space requirements.
The plan includes a variety of plant and tree species, many of which are native to Marin
County, and would ensure that the project is adequately landscaped.

WHEREAS, the proposed project is consistent with the mandatory findings for Tree
Removal Permit approval (Marin County Code Section 22.62.050) as summarized below:

In considering a Tree Removal Permit application, the Director may only grant approval or
conditional approval based on a finding that removal of the tree(s) is necessary for the reasonable
use and enjoyment of land under current zoning regulations and Countywide Plan and Community
Plan (if applicable) policies and programs, taking into consideration the following criteria:

A. Whether the preservation of the tree would unreasonably interfere with the
development of land.

A total of 50 trees would be removed with the project, and the removal is necessary to
accommodate the development and to ensure compliance with fire district requirements.

B. The number, species, size and location of trees remaining in the immediate area of the
subject property.

The 101.1-acre site contains approximately 40 acres of forested areas that would be
preserved with the project, therefore the removal of 50 trees to accommodate the
development would not result in a meaningful reduction of the number of on-site trees.

C. The number of healthy trees that the subject property can support.

The site would continue to support the existing forested areas with the project and the
applicant would be required to plant replacement trees at a 2 to 1 ratio for every tree removed.
Conditions of project approval would prevent the spread of sudden oak death in the project
site, ensuring that the oak forested areas in the project site are not compromised during
construction activities.

D. The topography of the surrounding land and the effects of tree removal on soil stability,
erosion, and increased runoff.
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The selected trees that would be removed are not located in areas that would result in
increased erosion or run-off concerns as much of the proposed development would be site in
existing developed areas.

E. The value of the tree to the surrounding area with respect to visual resources,
maintenance of privacy between adjoining properties, and wind screening.

The preservation of existing forested areas and the proposed landscaping plan would
maintain the visual character of the site. Conditions of project approval have been included to
ensure that select screening plantings are sited along areas of particular visual interest and
sensitivity such as along Chapel Hill and Dormitory Hill (to screen the RCF).

F. The potential for removal of a protected or heritage tree to cause a significant adverse
effect on wildlife species listed as threatened or endangered by State or Federal
resource agencies in compliance with the California Environmental Quality Act (CEQA).

The project EIR concluded that the tree removal proposed with the project would not result in
a significant adverse effect on special status wildlife species. Consistent with the Marin County
Development Code requirements, bird nesting surveys would be required should tree removal
activities occur during the nesting season, and conditions of project approval have been
included in the Master Plan to further minimize potential impacts to nesting white-tailed kite.
Further, to protect special status monarch butterfly, conditions of project approval have been
included in the project Master Plan that require preconstruction surveys during the butterfly
overwintering period and additional measures should overwintering monarch be found during
surveys. Lastly, conditions of Master Plan approval would require measures to protect roosting
and hibernating bat species.

G. Whether there are alternatives that would allow for the preservation of the tree(s), such
as relocating proposed improvements, use of retaining walls, use of pier and grade
beam foundations, paving with a permeable substance, the use of tree care practices,
etc.

Due to the nature of the development and the desire to site the majority of development in
previously disturbed areas to minimize ground disturbance effects to the greatest extent
feasible, it is not possible to preserve those trees that would be removed with the project.

SECTION II: ACTION

NOW THEREFORE, BE IT RESOLVED that the Marin County Planning Commission
recommends approval of the applicant’s Design Review and Tree Removal Permit application
associated with the North Coast Land Holdings Master Plan to the Marin County Board of
Supervisors subject to the conditions listed below.

This planning permit is an entitlement to apply for construction permits, not a guarantee that they
can be obtained, and it does not establish any vested rights. This decision certifies the proposed
project’'s conformance with the requirements of the Marin County Development Code and in no
way affects the requirements of any other County, State, Federal, or local agency that regulates
development. In addition to a Building Permit, additional permits and/or approvals may be
required from the Department of Public Works, the appropriate Fire Protection Agency, the
Environmental Health Services Division, water and sewer providers, Federal and State agencies.
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CONDITIONS OF PROJECT APPROVAL

CDA-Planning Division

1. This Design Review and Tree Removal Permit approval authorizes the following:
I. Design Review-Construct the following project components:
A. Seminary Point Planning Area. A total of 14 units contained in 10 buildings in the
planning area consisting of the following:

1. Building Type 70: A total of eight units (contained in four buildings), each containing
2,518 square feet of floor area, and reaching a maximum height of 28 feet above
surrounding grade;

2. Building Type 71: A total of six single family residences, each containing 1,762 square
feet of floor area and reaching a maximum height of 26 feet above surrounding grade.

B. Hodges/Shuck Planning Area. A total of 114 units (contained in 28 buildings) in the
planning area consisting of the following:

1. Building Type 21: A total of 32 units, housed in eight buildings, each containing 6,291
square feet of floor area and reaching a maximum height of 34.25 feet above
surrounding grade.

2. Building Type 30: A total of 18 units, housed in nine buildings, each containing 3,463
square feet of floor area and reaching a maximum height of 34.75 feet above
surrounding grade.

3. Building Type 31: A total of 18 units, housed in six buildings, each building containing
4,592 square feet of floor area and reaching a maximum height of 33.75 feet above
surrounding grade.

4. Building Type 32: A total of 4 units, housed in two buildings, each building containing
3,348 square feet of floor area and reaching a maximum height of 33 feet above
surrounding grade.

5. Building Type 33: A total of 4 units, housed in two buildings, each building containing
4,561 square feet of floor area and reaching a maximum height of 31 feet above
surrounding grade.

5. Building Type 40: A total of 38 units, housed one building containing 44,568 square
feet of floor area, and reaching a maximum height of 31.89 feet above surrounding
grade.

C. Reed/Storer/Shuck Planning Area. A total of 36 units (housed in 18 buildings) in the
planning area consisting of the following:

1. Building Type 10: Eight buildings containing a total of 16 units, each building containing
4,196 square feet of floor area; the buildings would reach a maximum height of 32.5
feet above surrounding grade.
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2. Building Type 11: Four buildings containing a total of 8 units, each building containing
3,088 square feet of floor area; the buildings would reach a maximum height of 30 feet
above surrounding grade.

3. Building Type 12: Six buildings containing a total of 12 units, each building containing
a total of 5,450 square feet of floor area; the buildings would reach a maximum height
of 30 feet above surrounding grade.

D. Mission Drive Planning Area. Construct two (2) single family residences (Building Type
72), each containing 3,124 square feet of floor area and reaching a maximum height of 31.5
feet above surrounding grade.

E. Dormitory Hill Planning Area. Construct a residential care facility (RCF) (Building Type
52) that would contain 150 apartments. The RCF would contain approximately 267,354
square feet of floor area and would have three stories from the main entry level, reaching
a maximum height of 39.85 feet above surrounding grade. The RCF would contain a total
of 150 apartments, of which 50 would be memory care apartments and 100 would be
independent living apartments.

F. Chapel Hill Planning Area. Construct 40 new residential units (Building Type 80),
containing a total of 96,611 square feet of floor area in two separate building clusters to the
east and west of Chapel Hill. The buildings would reach a maximum height of 36 feet above
surrounding grade.

G. Shuck Drive Knoll Planning Area. Construct seven buildings (Building Type 60) with
associated garages containing a total of 14 residential units, each building containing 2,871
square feet of floor area and reaching a maximum height of 30 feet above surrounding
grade.

Il. Tree Removal Permit. Tree removal activities subject to Tree Removal Permit approval shall
consist of the following:

Common Scientific Name No. of Trees Size Range (diameter at
Name Removed breast height, inches)
Coast live oak Quercus agrifolia 48 Range: 6 to 40 inches
Coast redwood | Sequoia sempervirens 1 22 inches
Bay laurel Laurus nobilis 1 11 inches
TOTAL 50

6. Plans submitted for a Building Permit shall substantially conform to plans identified as
Exhibit A, entitled “The Seminary Planning/Masterplan Resubmittal Set”, consisting of
255 sheets, prepared by Mark Cavagnero Associates Architects and received in final
form on April 23, 2024, and on file with the Marin County Community Development
Agency, except as modified by the conditions listed herein.
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7. The project authorized above is subject to the conditions of project approval for the
North Coast Land Holdings Master Plan.

8. Project buildings authorized herein shall be limited to no more than three stories of
habitable space, with the exception of the residential care facility which shall not
exceed the heights shown in the project plans received in final form on April 23, 2024,
and provided as Exhibit A to this permit.

9. BEFORE THE ISSUANCE OF BUILDING PERMITS, GRADING PERMITS, OR THE
APPROVAL OF IMPROVEMENT PLANS, THE APPLICANT SHALL MODIFY THE
PROJECT AS FOLLOWS:

A. All trees removed pursuant to the Tree Removal Permit shall be replaced at a ratio
of two trees planted for every one tree removed. Replacement trees must be of a
species that is native to Marin County and contained in 15-gallon containers at the
time of planting. Specifications (including species, location, size at planting) for the
replacement trees shall be indicated on building permit plans.

10. The project shall conform to the Planning Division’s “Uniformly Applied Conditions
2026” with respect to all of the standard conditions of approval and the following
special conditions:

Statement of conformance-landscape design professional (1)
Exterior lighting (3)

Waiver of public liability (4)

Tree protection zone fencing (6)

Tree protection zone encroachment (7)
Wetland protection fencing (8)

Exterior materials and colors (12)
Landscaping (13)

. Water efficient landscaping (14)

10. Landscaping verification (15)

11. Utility undergrounding (16)

CoNOGORWN =

DPW-Department of Public Works

1. BEFORE THE ISSUANCE OF BUILDING PERMITS, THE APPLICANT SHALL
MODIFY PROJECT PLANS TO INCLUDE THE FOLLOWING:

a. Trash enclosures shall be covered and graded so that no stormwater enters the
enclosure, consistent with MCC §23.18.020(d). Any wash water shall drain to the
sanitary sewer subject to district approval.

b. If stormwater regulations or the MS4 permit change between Improvement Plan
approval and Building Permit issuance, the stormwater design shall be updated to
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comply with the requirements in effect at the time of permit issuance, per MCC
§23.18.010.

2. DURING CONSTRUCTION AND PRIOR TO OCCUPANCY, THE APPLICANT
SHALL COMPLY WITH THE FOLLOWING

a. The developer shall keep all adjoining public streets free of dirt, mud, and debris
throughout construction, consistent with MCC §13.04.030.

b. Grading occurring between October 15 and April 15 must comply with MCC
§§24.04.620—24.04.650. Erosion control BMPs shall be installed before October 1 and
maintained throughout the rainy season. A REAP shall be onsite at all times.

c. BMPs required under MCC §23.18.020 and the State Construction General Permit
shall be implemented, including stabilized entrances, slope protection, fueling controls,
concrete washout containment, and inlet protection.

d. BMPs shall be inspected before and after storm events and repaired or replaced as
needed per MCC §23.18.020.

e. The project shall comply with all approved plans except were modified by these
Conditions of Approval.

f. Prior to occupying any structures all associated improvements, including but not
limited to roadways, sidewalks, and utilities, shall be completed. The phasing plan
shall be used to determine associated improvements with each structure.

SECTION llI: VOTE

RECOMMENDED FOR APPROVAL at a regular meeting of the MARIN COUNTY PLANNING
COMMISSION held on this 30th day of MARCH 2026 by the following vote:

AYES:
NOES:
ABSENT:
GREG STEPANICICH, CHAIR
MARIN COUNTY PLANNING COMMISSION
Attest:

Sindy Palencia
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Planning Commission Secretary

17
NORTH COAST LAND HOLDINGS DESIGN REVIEW AND TREE REMOVAL PERMIT
Alternative Resolution, Design Review and Tree Removal Permit- Attachment 3
Planning Commission Hearing March 30, 2026



Docusign Envelope ID: FE95604A-367B-4452-9277-58456097E16D

ENVIRONMENTAL SETTLEMENT AGREEMENT

This Environmental Settlement Agreement ("Agreement") is entered into by and between
North Coast Land Holdings, LLC ("Developer") and the Seminary Neighborhood
Association ("SNA") (collectively, the "Parties"). This Agreement is effective as of the date
of execution by the Parties (the "Effective Date").

RECITALS

A. Developer proposes the redevelopment of the former Golden Gate Baptist Seminary
property located in Marin County, California and has submitted an application to the
County of Marin identified as application No. “P1490”) (all materials constituting P1490 are
collectively the "Project").

B. Marin County has prepared a Draft and Final Environmental Impact Report ("EIR")
for the Project pursuant to the California Environmental Quality Act ("CEQA").

C. SNA submitted written comments on the Draft EIR and Final EIR, including but not
limited to the letter dated January 26, 2026, identifying alleged legal deficiencies,
inadequacies, and environmental impacts associated with the Project (the "SNA Claims").

D. Developer and SNA desire to avoid litigation, resolve the SNA Claims, and provide
certainty regarding environmental and operational constraints on the Project, while
preserving the County’s discretionary authority.

E. The Parties have negotiated a voluntary set of enforceable restrictions and
commitments relating to educational uses, enrollment, housing, and reporting obligations.

F. The Parties intend that this Agreement shall fully and finally settle all CEQA-related
claims raised or that could have been raised by SNA concerning the EIR and Project,
subject to the terms set forth herein.

TERMS
. DEVELOPER OBLIGATIONS
A. Incorporation of Voluntary Restrictions
1. Developer hereby agrees to and shall implement and abide by the
following terms:
a. Educational uses on the Project site shall be limited to

graduate, post-graduate, and/or research program uses, and
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shall exclude primary or secondary education. Undergraduate
students may participate in said programs.

b. Maximum graduate, post-graduate, and/or research program
enrollment up to 325 people on-site may occur without any
requirement that such people reside on the Project site.

cC. Any graduate, post-graduate, and/or research program on-site
enrollees in excess of 325 shall be required to reside on the
Project site in residential units currently proposed as part of
the Project.

d. No later than June 1 of each calendar year, the head
administrator of the educational institution shall submit to the
Marin County Community Development Agency Director a
sworn affidavit certifying compliance, including: (i) The peak
number of enrolled on-site students during the prior calendar
year; (ii) The number of on-site students residing on the
Project site; (iii) The total number of employees associated
with the educational uses of the Project site and the number of
on-site employees associated with the educational uses
residing on the Project site; and (iv) The number of daycare and
fitness center users that live on and off the Project site.

e. Marin County shall have the right, upon 48 hours’ written
notice and during normal business hours, to conduct
inspections and audits reasonably necessary to verify
compliance.

f. Developer shall work in good faith, to the extent permitted by
law, to prioritize on-site housing for students, staff, and
employees of the Project in order to reduce vehicle trips.

g. The fitness center and daycare facilities shall be limited to
residents and individuals who live or work on-site. If the fitness
center and daycare facilities do not reach capacity with
individuals who live or work on-site, the facilities may be
offered for use to people in the surrounding Strawberry
neighborhood.

h. Limit all Project buildings to no more than three stories of
habitable space, except for: (1) three buildings within the
Hodges/Shuck Planning Area, which shall not exceed four
stories of habitable space; and (2) buildings in the RCF Senior
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Housing area which shall not exceed the heights shown in the
Project plan set dated January 31, 2020.

i For a period of fifteen (15) years following final Project
approval, Developer shall not seek approval for additional
development on the Project site beyond that shown in the
Project plans or beyond the school use contemplated herein if
such development would increase daily traffic trips by 5% or
more above the number of trips associated with the Project
plans and the school use contemplated herein according to
the Institute of Transportation Engineers Trip Generation
Manual.

j. After final approval, Developer shall not seek County approval
for Project amendments or changes to any Project conditions
of approval that would increase daily traffic trips by 5% or
more above the number of trips associated with the Project
plans and the school use contemplated herein according to
the Institute of Transportation Engineers Trip Generation
Manual.

2. These commitments are intended to directly address traffic, VMT,
evacuation, public services, and related environmental concerns
raised by SNA.

1. SNA OBLIGATIONS

A.

No later than March 2, 2026, SNA shall submit a letter to Marin County
acknowledging that the SNA Claims have been resolved through this
Agreement in the form attached as Exhibit A.

SNA agrees that it, its board members, and/or legal counsel who has
represented SNA shall not publicly oppose the Project or file, pursue,
support, or participate in any administrative or judicial action challenging the
Project, the County’s approvals, or certification of the EIR based on the SNA
Claims or any other basis. If SNA, any SNA board member, and/or legal
counselwho has represented SNA opposes or challenges the Project or uses
any SNA work product in connection with such opposition or challenge
within 90 days after the Project’s approval, this Agreement shall be null and
void. Counsel for SNA is Riley Hurd. The members of the SNA Board at this
time are:

e Michael Gallagher
e RonaWeintraub
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e William Foss
e TarynHoppe
e RobertHendry
e  William Purcell

ADDITIONAL TERMS

A. If Marin County government authorities do not enact clear approval restrictions
to the submitted Project that clearly reflect Developer’s obligations in Sections
I.LA.1.a, lLA.1.b, LA.1.c, and |.A.1.h of this Agreement, SNA shall have the right to
declare this Agreement null and void.

B. If Marin County government authorities subsequently make changes which
materially weaken Developer’s obligations in Sections I.A.1.a, [.A.1.b, l.LA.1.c,
and I.A.1.h of this Agreement, SNA shall have the right to declare this Agreement
null and void.

C. Priorto the Marin County Board of Supervisors considering the Project,
Developer shall request, in writing, as proposed conditions of approval,
Developer’s obligations in Sections I.A.1.a, LA.1.b, l.LA.1.c, and I.A.1.h of this
Agreement.

MUTUAL RELEASES
A. Release by SNA

Except for enforcement of this Agreement, SNA hereby releases and forever
discharges Marin County and Developer, its owners, members, affiliates, agents,
attorneys, successors, and assigns from any and all claims, demands, causes of
action, or liabilities of any kind, whether known or unknown, arising out of or relating
to the County’s approval of the Project, the EIR, or the SNA Claims, including claims
under CEQA.

B. Release by Developer

Except for enforcement of this Agreement, Developer hereby releases and forever
discharges SNA and its members, representatives, and counsel from any and all
claims arising out of or relating to the Project or the SNA Claims.

C. Civil Code §1542 Waiver

The Parties are aware that facts may be discovered later that are different from
and/or in addition to those that the Parties now know or believe to be true. The
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Parties acknowledge that they have been informed by their attorneys regarding, and
are familiar with, California Civil Code section 1542 which provides:

A general release does not extend to claims that the creditor or releasing
party does not know or suspect to exist in his or her favor at the time of
executing the release and that, if known by him or her, would have materially
affected his or her settlement with the debtor or released party.

The Parties expressly waive all rights under Civil Code section 1542 and intend that
the foregoing releases and discharges extend to all claims either Party has had or
has up through the Effective Date regarding the Project.

V. PROSPECTIVE CLAIMS

The releases in this Agreement are limited releases that apply only to claims of any nature
relating directly or indirectly to the Project and shall not apply to any claims, demands,
obligations, responsibilities, suits, actions or causes of action arising out of the failure of
any Party to perform its obligations as set forth in this Agreement or relating to any other
written contractual arrangement between the Parties and/or their affiliates.

VI. NO ADMISSION

This Agreement is a compromise of disputed claims and shall not be construed as an
admission of liability, fault, or CEQA noncompliance by any Party.

Vil. ENFORCEMENT

This Agreement shall be enforceable by specific performance or injunctive relief. The
prevailing party in any enforcement action shall be entitled to reasonable attorneys’ fees
and costs.

Vill. GOVERNING LAW AND VENUE

This Agreement shall be governed by California law. Venue for any action shall lie in Marin
County Superior Court.

IX. ENTIRE AGREEMENT; AMENDMENTS

This Agreement constitutes the entire agreement between the Parties regarding settlement
of the SNA Claims and may be amended only by a writing signed by both Parties.
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X. AUTHORITY

Each Party to this Agreement represents and warrants for the benefit of the other Party that
they have the authority to enter in to and be bound by this Agreement and that each
signatory is duly authorized to execute and deliver this Agreement on the Parties’ behalf.

XI. COUNTERPARTS
This Agreement may be executed in counterparts, including electronic signatures.
Xll. SUCCESSORS AND ASSIGNS

The provisions of this Agreement shall run with the land, and shall bind, be a charge upon,
and inure to the benefit of the Parties’ respective successors and assigns. The Parties
agree to execute and record a Notice of Settlement, which shall reference the existence of
the terms of this Agreement and that this Agreement runs with the land and binds
successors. The existence and obligations of this Agreement shall be a material fact that
Developer shall disclose to any potential or actual purchaser of any property that is a part
of the Project.
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IN WITNESS WHEREOF, the Parties have executed this Agreement as of the Effective
Date.

North Coast Land Holdings

DocuSigned by:

By: | Prwe Jones

4823C7ES505BE40E...

Name: BRUCE JONES

Date: 3/1/2026

Seminary Neighborhood Association

Signed by:
By: Mlduu,t &
F7F231540A1342B...

GALLAGHER

Date: 3/1/2026
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EXHIBIT A
Via Email

Marin County Community Development Agency
Planning Division

3501 Civic Center Drive, Suite 308

San Rafael, CA 94903

Re: North Coast Land Holdings Project - Former Seminary Property
Dear Planning Staff:

We write on behalf of the Seminary Neighborhood Association regarding the
above-referenced project.

The Seminary Neighborhood Association and North Coast Land Holdings have reached a
mutually acceptable settlement resolving the Association’s environmental and
CEQA-related concerns regarding the project. That settlement includes voluntary,
enforceable commitments by the project applicant.

Various provisions of the mutually acceptable settlement depend on Marin County
enacting changes and restrictions to the North Coast submitted project. Based on these
changes and restrictions, the Seminary Neighborhood Association Board voted to remove
opposition to the Project. If Marin County enacts these changes and restrictions, the
Seminary Neighborhood Association will no longer oppose the project and will not pursue
any further administrative or judicial challenge related to the environmental review for the
project. Any individual who speaks in opposition to the Project is not affiliated with the
Seminary Neighborhood Association, and any such comments do not reflect the views of
the Seminary Neighborhood Association or its Board.

Thank you for your attention to this matter.
Sincerely,
[Name]

[Title]
Seminary Neighborhood Association
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March 15, 2026

Bruce Jones

North Coast Land Holdings
201 Seminary Drive

Mill Valley, CA 94941

Re: Transportation Benefits Associated with Off-Campus Student
Enrollment Limitations at 201 Seminary Drive

Dear Mr. Jones,

The County of Marin (“County”) Community Development Agency has overseen
the preparation of a Draft and Final Environmental Impact Report (“EIR”) and
Mitigation Monitoring and Reporting Program (“MMRP”) for the North Coast Land
Holdings Master Plan and Community Plan Amendment Project (“Project”).
Following the release of the Final EIR, the Seminary Neighborhood Association
(“SNA”) and North Coast Land Holdings, LLC (“Developer”) entered into an
Environmental Settlement Agreement to directly address traffic, VMT,
evacuation, public services, and related environmental concerns

raised by SNA during the EIR process.

Among other commitments, under the Environmental Settlement Agreement, the
Developer would limit enroliment at the academic campus to no more than 325
graduate, post-graduate, and/or research program on-site enrollees. Under this
limitation, any on-site enrollees above this limit up to the currently allowed
maximum enrollment (1,000 students) would be required to live on-site in
housing currently proposed as part of the Project.

The purpose of this letter is to summarize the results of my overall review of the
Environmental Settlement Agreement’s limitation and its effect on the EIR’s
analysis. As discussed further below, my review concluded that the Project as
revised would result in a substantial reduction in cumulative Vehicle Miles
Traveled (“WMT”) as compared with the EIR’s analysis, along with potential per
capita VMT benefits and transit benefits, within the scope of environmental
impacts that the EIR has already analyzed and disclosed.
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Overall Reduction in the Cumulative Vehicle Miles Traveled for the Seminary

The restriction on the number of students commuting to the site would be
forecast to reduce the overall total cumulative VMT generated by the Seminary.
As long as there is no change to the maximum enroliment, the net total VMT
generated by the site would be forecast to be reduced by the Environmental
Settlement Agreement’s limitations. This would be consistent with the County’s
goal to encourage walking as a daily form of transportation. With up to 200
students currently forecast to reside on campus there is a potential for up to 800
students commuting to the site at maximum enrollment. In the future the overall
forecast campus population at build-out is estimated to be 1,240 people, as per
the DEIR prepared for the project. By limiting the number of commuting students
to only 325 students (equating to a reduction of up to 475 students commuting to
the site) the total cumulative build out VMT for the campus population
would be forecast to decrease by approximately 21%.

Reduction in the Average Vehicle Miles Traveled for Students at the Seminary

Based on a review of the proposed reduction in the number of students allowed
to commute it is our conclusion that the project would lower the overall average
VMT per student at the school. Students living on campus would have a
substantially lower average VMT due to the fact that these students would not
have to commute to their classes. The on-site students would still be expected to
make other local trips (same as the commuter students) but it is reasonable to
forecast that the on-site residents would have a substantially lower average
VMT per student than commuters, given they would be able to easily walk to
and from their classes. Although it is assumed many students on campus would
still own cars for personal trips, students living on-campus would also be
expected to have a lower level of auto ownership than students who commute to
the school.

Reduction in the use of Public Bus Service

Some of the students that commute to campus utilize the bus services offered by
both Golden Gate Transit and Marin Transit in the area. By reducing the total
number of students commuting to school it is expected that there would be
more capacity available on public bus routes to better serve residents in the
area, which could thereby encourage reduced auto use (i.e. reduced average
VMT per capita) by the residents in the area.
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Please don'’t hesitate to contact me if you have questions or require any
additional information.

Sincerely,

Stephen C. Abrams
President

Abrams Associates
T.E. License No. 1852
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