
CITY OF NEWARK 

PLANNING COMMISSION 
37101 Newark Boulevard, Newark, California 94560-3796 D 510/578-4330 D FAX 510/578-4265 

AGENDA Tuesday, April12, 2016 

A. ROLLCALL 

B. MINUTES 

City Administration Building 
7:30p.m. 
City Council Chambers 

8.1 Approval of Minutes of the regular Planning Commission meeting of 
Tuesday, March 22, 2016. (MOTION) 

C. WRITTEN COMMUNICATIONS 

D. ORAL COMMUNICATIONS (Anyone wishing to address the Commission on any 
planning item not on the Agenda may take the podium and state his/her name and 
address clearly for the recorder.) 

E. PUBLIC HEARINGS 

E.1 Hearing to consider: (1) Adopting a resolution revoking an existing 
planned unit development (P-12-22) and conditional use permit (U-12-21) 
for a veterinary emergency facility at 5600 John Muir Drive; (2) E-16-13, an 
Addendum to an existing Environmental Impact Report; and (3) ASR-16-9, 
an Architectural and Site Plan Review, for a hotel to be located at 5600 
John Muir Drive- from Assistant City Manager Grindall. 

(RESOLUTIONS - 3) 

F. STAFF REPORTS 

G. COMMISSION MATTERS 

G.1 Report on City Council actions. 

H. ADJOURNMENT 

Pursuant to Government Code 54957.5: Supplemental materials distributed less than 72 hours before this 
meeting, to a majority of the Planning Commission, will be made available for public inspection at this 
meeting and at the Planning Division Counter located at 37101 Newark Boulevard, 1st Floor, during normal 
business hours. Materials prepared by City staff and distributed during the meeting are available for public 
inspection at .the meeting or after the meeting if prepared by some other person. Documents related to 
closed session items or are exempt from disclosure will not be made available for public inspection. 
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MINUTES Tuesday, March 22, 2016 
7:30p.m. 
City Council Chambers 

A. ROLL CALL 

At 7:30 p.m., Chairperson Aguilar called the meeting to order. All Planning 
Commissioners were present. 

B. MINUTES 

B.1 Approval of Minutes of the regular Planning Commission meeting of 
Tuesday, February 23, 2016. 

Commissioner Fitts moved, Vice-Chairperson Nillo seconded, to approve the 
Minutes of February 23, 2016. The motion passed 5 AYES. 

C. WRITTEN COMMUNICATIONS 

None. 

D. ORAL COMMUNICATIONS 

None. 

E. PUBLIC HEARINGS 

None. 

F. STAFF REPORTS 

F.1 Planning Commission consideration of an extension to Vesting Tentative 
Map 8157 (SHH Project). 

Assistant City Manager Grindall gave the staff report. 

Answering Commissioner Bridges, ACM Grindall stated the delay with the 
Vesting Tentative Map was caused by delays with other projects that this project 
is dependent upon. 
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Answering Chairperson Aguilar, ACM Grindall stated he had discussions with a 
potential buyer for the retail development portion of this project. 

Chairperson Aguilar invited members of the public to speak on this item. 

Answering Mr. Stephen Lawrence, Newark resident from Sandalwood Street, 
ACM Grindall stated the Development Impact Fees were vested at the time the 
Vesting Tentative Map was approved. 

Vice-Chairperson Nillo moved, Commissioner Bridges seconded, to approve 
Resolution 1930, approving a two-year extension to Vesting Tentative Map 8157, 
with Exhibit B, pages 1 through 7. The motion passed 5 A YES. 

F.2 ASR-15-31, an Architectural and Site Plan Review for a two hotel 
(Staybridge Suites & SpringHill Suites) and one restaurant (Bubba's 33) 
project at 6000 NewPark Mall Road (APN: 901-111-3 & 4) and E-15-32, an 
addendum to an Environmental Impact Report. 

ACM Grindall gave the staff report and stated no comments were received on the 
Addendum to the EIR. 

Answering Commissioner Fitts, ACM Grindall stated any minor changes to the 
architectural design would be approved at staff level, but any major changes 
would go back to the Planning Commission for approval. 

Answering Vice-Chairperson Nillo, ACM Grindall stated his belief that the Dodge 
Dealership is temporarily using this site's parking lot as overflow for their new 
vehicles as a matter of convenience. 

Answering Commissioner Otterstetter, ACM Grindall confirmed that condition 
"ll" should state "property owner" instead of "homeowners association". 

Answering Chairperson Aguilar, ACM Grindall stated sidewalks are required for 
this project since the overall Master Plan for NewPark Mall envisions a more 
pedestrian-friendly site. 

Mr. Robert Atkinson, SyWest Development, 150 Pelican Way, San Rafael, CA 
94901, stated he has read and is in agreement to the Conditions in Resolutions 
1931 and 1932. 

Answering Commissioner Bridges Mr. Atkinson responded Staybridge Suites is 
owned by the Intercontinental Hotel Group which also owns Hilton, Holiday Inn 
and Crowne Plaza. 
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Answering Commissioner Fitts, Mr. Atkinson stated he anticipates the demolition 
of the existing building to be in the Spring, and the beginning of construction to be 
in the Fall. 

Ms. Emily Bernahl, Greenberg Farrow Architects, 21 South Evergreen Avenue, 
Suite 200, Arlington Heights, IL 60005, described both the outdoor play feature 
and the uncovered outdoor patio feature for Bubba's 33. 

Vice-Chairperson Nillo moved, Commissioner Otterstetter seconded, to approve 
Resolution 1931, approving ASR-15-31, an Architectural and Site Plan Review for 
a two hotel (Staybridge Suites & SpringHill Suites) and one restaurant (Bubba's 
33) project at 6000 NewPark Road (APN: 901-111-3 & 4) with Exhibit A, pages 1 
through 16; and approve Resolution 1932, making certain findings and adopting 
an Environmental Impact Report for a two hotel (Staybridge Suites & Springhill 
Suites) and one restaurant (Bubba's 33) project at 6000 NewPark Mall Road. The 
motion passed 5 A YES. 

ACM Grindall stated this item will be heard at the April 14, 2016 City Council 
Meeting. 

G. COMMISSION MATTERS 

G.1 Report on City Council actions. 

None. 

ACM Grindall informed the Planning Commission that the Citywide Parks 
Master Plan's RFQ deadline is Friday, March 25, 2016; and the Bicycle Master Plan 
process will be reconvening in the near future. 

Commissioners' Comments 

None. 

H. ADJOURNMENT 

At 8:04 p.m., Chairperson Aguilar adjourned the regular Planning Commission 
meeting of Tuesday, March 22, 2016. 

Respectfully submitted, 

~~ 
Secretary 
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E.1 Hearing to consider: (1) Adopting a resolution revoking an existing planned unit 
development (P-12-22) and conditional use permit (U-12-21) for a veterinary 
emergency facility at 5600 John Muir Drive; (2) E-16-13, an Addendum to an 
existing Environmental Impact Report; and (3) ASR-16-9, an Architectural and Site 
Plan Review, for a hotel to be located at 5600 John Muir Drive - from Assistant 
City Manager GrindaiL"'\(3 (RESOLUTIONS - 3) 

Background/Discussion - Shivam Real Estate, LLC has submitted au application for a hotel to 
be located at 5600 John Muir Drive. This site is currently occupied by Silver Creek Fitness and 
Physical Therapy. Attached is Exhibit A, pages I through 12. The applicant has indicated that 
this will be a national brand; however, the specific brand has yet to be determined. 

Zoning and General Plan 
The property is zoned Community Commercial with a Regional Commercial General Plan 
designation. A portion of the existing building is being used by the Silver Creek Fitness and 
Physical Therapy, which is a permitted use in this district. In addition, in 2012 the Planning 
Commission and City Council approved a planned unit development and conditional use permit 
for a veterinary emergency facility at this site. Although the underlying zoning allows hotels as 
a permitted use, the existing planned unit development and conditional use permit needs to be 
revoked to allow a use other than the veterinary emergency facility. The hotel project before the 
Planning Commission is for design review only as the use is permitted. 

Access to the project site will be via two driveways off of John Muir Drive. The site contains no 
wetland drainage ways or wetland areas. Supporting utilities and services, including water, 
sewer, drainage, electrical, and natural gas and related facilities have all been provided. The site 
is within an urbanized area surrounded by commercial uses. 

Hotel Design 
The five-story hotel contains 110 guest rooms, meeting facilities, an indoor pool, and dining 
facilities. The modern design has an undulating roof line, three prominent "pop out" features 
along the east (I-880) elevation. This design also incorporates a stucco panel system with a stone 
split face base and an arched glass entryway. Signage for the site will consist of a sign on both 
the east and west elevations, with smaller signs along the north and south. In addition, a 20-foot 
high pole sign will be located on-site and visible fi"om the adjacent interstate. 

Parking 
Hotels are required to provide one-off street parking space for each employee, plus one 
additional parking space for each guest room or for each two beds, whichever is greater. The 
total number of guest rooms provided is 110. A total of 116 parking spaces is provided on-site. 
This results in 1.1 spaces per room, which is acceptable to the City as it has worked well for 
several other hotels throughout Newark. 

Planning Commission Meeting 
(0412tgm1) 
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Environmental Analysis 
An Addendum to the existing General Plan Environmental Impact Report (EIR) was performed 
by First Carbon Solutions. Seventeen environmental issues were analyzed (Outlined in Section 
3 of the Addendum), none of which was found to have any new significant impact. Table 1-l of 
Appendix A details the mitigation measures already in place from the original General Plan EIR. 

The Addendum was made available to the public beginning March 28, 2016. Staff did not 
receive any comments on this project prior to preparing this report for the Planning Commission. 

Attachment 

Action - It is recommended that the Planning Commission: (l) by resolution, revoke the existing 
planned unit development (P-12-22) and conditional use permit (U-12-21) for a veterinary 
emergency facility; (2) by resolution, approve E-16-13 an Addendum to an existing 
Environmental Impact Report, and; (3) by resolution, approve, ASR-16-9, an Architectural an 
Site Plan Review, with Exhibit A, pages 1 through 12, for a hotel to be located at 5600 John 
Muir Drive. 
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(P-12-22/U-12-21) 

RESOLUTION NO. 

RESOLUTION REVOKING A PLANNED UNIT 
DEVELOPMENT (P-12-22) AND A CONDITONAL USE 
PERMIT (U-12-21) FOR AN EMERGENCY VETERINARY 
FACILITY AT 5600 JOHN MUIR DRIVE 

WHEREAS, on December 13, 2012, the City Council of the City of Newark approved a 
planned unit development and conditional use permit to allow an emergency veterinary facility at 
5600 John Muir Drive; and 

WHEREAS, subsequent to that approval, the applicant informed the City the project 
would not be pursued; and 

WHEREAS, pursuant to Chapter 17.72.160 of the Newark Municipal Code, a conditional 
use permit granted pmsuant to the provisions of Chapter 17.72 (Use Permits) shall run with the 
land and shall continue to be valid upon change of ownership of the site or structme which was 
the subject of the use permit application; and 

WHEREAS, Shivam Real Estate, LLC has filed with the Planning Commission of the 
City of Newark an application to revoke the planned unit development (P-12-22) and conditional 
use permit (U-12-21) for an emergency veterinary facility to be located at 5600 John Muir Drive. 

NOW, THEREFORE, the Planning Commission, after due consideration, revokes the 
planned unit development (P-12-22) and conditional use permit (U-12-21) for an emergency 
veterinary facility to locate at 5600 John Muir Drive, under the authority granted in the Newark 
Municipal Code Section 17.72.130, and directs a Notice of Decision be mailed to the applicant 
and filed with the City Clerk who shall present said Notice to the City Council pursuant to 
Newark Municipal Code Section 17.72.080. 

This Resolution was introduced at the Planning Commission's April 12, 2016 
meeting by Commissioner , seconded by Commissioner , and passed as 
follows: 

AYES: 

NOES: 

ABSENT: 

TERRENCE GRIND ALL, Secretary JEFF AGUILAR, Chairperson 

Resolution No. 1 (Pres 1222R) 



RESOLUTION NO. 

RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF NEWARK MAKING CERTAIN FINDINGS AND 
ADOPTING AN ADDENDUM TO AN ENVIRONMENTAL 
IMPACT REPORT FOR A HOTEL AT 5600 MOWRY SCHOOL 
ROAD (APN: 901-195-18 & 19) 

(E-16-13) 

WHEREAS, the Hotel project ("Project"), which is located within the Greater NewPark 
Mall area, consists of the construction of one, five-story hotel consisting of 11 0 gnest rooms; and 

WHEREAS, the entitlements requested include an Architectural and Site Plan Review 
(ASR-16-9); and 

WHEREAS, pursuant to the requirements of the California Environmental Quality Act 
(CEQA), an initial study and an Addendum to the 2013 General Plan Enviromnental Impact 
Report has been prepared for the Project, pursuant to Section 15070 et seq. of the CEQA 
Guidelines, to analyze and mitigate the Project's potentially significant environmental impacts; 
and 

WHEREAS, through this study, it has been determined that the Project does not result in 
any new significant impacts and the conclusions in the 2013 Environmental Impact Report remain 
unchanged; and 

WHEREAS, the IS/Addendum was made available to the general public beginning on 
March 28, 2016; and 

WHEREAS, on April 12, 2016 the Planning Commission of the City of Newark 
conducted a duly noticed meeting to consider the Initial Study and Addendum of environmental 
impacts for the proposed Project, considered all public testimony, written and oral, presented at 
the meeting; and received and considered the written infonnation and recommendation of the staff 
report for the April 12, 2016 meeting related to the proposed Project. 

NOW, THEREFORE, the Plmming Cmnmission finds and resolves the following: 

1. The Initial Study and corresponding Addendum of environmental impacts were released 
for public review and said mitigation measures contained within the same would avoid the effects 
or mitigate the effects to a point where clearly no significant effect on the environment would 
occur; and 

2. There is no substantial evidence in light of the whole record before the City of Newark 
that the project may have a significant effect on the environment; and 

3. The Planning Commission has read and considered the Initial Study and the Addendum 
and the comments thereon, and has determined the Initial Study and the Addendum reflect the 
independent judgment of the City and were prepared in accordance with CEQA; and 

Resolution No. 1 (Presl613) 



4. The Initial Study and the Addendum (including any revisions developed under 14 C.C.R § 
15070(b)), all documents referenced in the same, and the record of proceedings on which the 
Planning Commission and City Council's decision is based are located at City Hall for the City of 
Newark, located at 37101 Newark Blvd, California, and is available for public review. 

NOW, THEREFORE, the Planning Commission: 

a. Based on the evidence and oral and written testimony presented at the public meeting, and 
based on all the infmmation contained in the Community Development Department's files on the 
project, including, but not limited to, the Initial Study/ Addendum, the Planning Commission staff 
reports, certifies in accordance with CEQA guidelines that: 

1. The Initial Study/Addendum was prepared in compliance with CEQA and CEQA 
guidelines; 

2. The Planning Commission has reviewed and considered the information contained in the 
Initial Study/ Addendum prior to approving the project; 

3. The Initial Study/Addendum adequately describe the project, its environmental impacts, 
reasonable alternatives and appropriate mitigation measures; 

4. The Initial Stndy/ Addendum reflect the independent judgment and analysis of the City 
Council. 

This Resolution was introduced at the Planning Commission's April 12, 2016 meeting by 
Commissioner , seconded by Commissioner , and passed as follows: 

AYES: 

NOES: 

ABSENT: 

TERRENCE GRIND ALL, Secretary JEFF AGUILAR, Chairperson 

Resolution No. 2 (Pres1613) 
















