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REPORT TO PLANNING COMMISSION 

SUBJECT: 1075 Francisco Boulevard East (Home2 Suites and Hampton Inn & Suites Hotel) –
Environmental and Design Review, Lot Merger and Use Permit for a project proposing to develop a 
2.79-acre portion of a vacant property with a new 54-foot high, 106,000 sq. ft. hotel containing 185 
rooms and development of a smaller 0.66-acre portion of the property with a vehicle storage lot; 
APNs: 009-191-02, -03, -04, -09, -10; General Commercial (GC) Zoning District; Marin Hospitality 
INC., owner; Stephan Allen, applicant; File No.: ED19-038/19-098; UP19-016/19046;TS19-003. 

EXECUTIVE SUMMARY 

The City has received an application for an Environmental and Design Review Permit, Use Permit, and 
Lot Merger to accommodate construction of a new hotel and the continued use of a portion of the lot for 
vehicle storage. The project site is currently used for storage of up to 400 vehicles associated with sales 
by Toyota, Jaguar, Land Rover, and Volvo through a Temporary Use Permit (UP19-045), which was 
approved on January 13, 2019 and will expire on January 14, 2022 unless an extension is granted. The 
project involves construction of a 185-room hotel operating as Home2 Suites and Hampton Inn & Suites 
Hotel. The hotel will be approximately 106,000 square feet and 61-feet 8-inches in height.  

The project site has a General Plan Land Use and Zoning Designation of General Commercial (GC). 
The General Commercial Land Use Designation allows for a variety of general retail and service uses 
including hotels and motels. Furthermore, hotels are conditionally permitted subject to review and 
approval by the Planning Commission in the General Commercial Zoning District. The General Plan 
sites economic benefits of hotels and supports their development through General Plan Policies LU-
20a, LU-12, and EV-3.  

The General Plan identifies visitor accommodating uses as having community and economic benefits 
as they are characteristically low traffic and high tax generators. HVS Consulting and Evaluation 
prepared an economic impact analysis to evaluate the economic and community benefits of the 
proposed hotel. The report concludes that the hotel is anticipated to generate additional jobs, including 
full-time positions, significant increased annual revenues, and additional tax contributions including 
transient oriented tax (TOT) and property tax. The full report is included as Exhibit 3.  

The project was reviewed by a subcommittee of the Design Review Board (DRB) on March 26, 2020. 
The subcommittee evaluated the design of the project and voted unanimously (2-0), recommending 
approval of the project design to the Planning Commission subject to conditions. 

Staff has evaluated the proposed project and supporting documents to determine consistency with the 
California Environmental Quality Act (CEQA), City of San Rafael General Plan, Zoning Ordinance, and 
applicable design guidelines. Based on staff’s review and recommendations provided by the Design 
Review Board, it is recommended that the Planning Commission approve the project, subject to 
conditions provided herein.    



REPORT TO PLANNING COMMISSION  PAGE 2 

RECOMMENDATION 

1. It is recommended that the Planning Commission take the following action: 

a. Adopt the attached Draft Resolution (Exhibit 2) approving a Use Permit, Environmental and 
Design Review Permit, and Tentative Subdivision Map for a new 185-room hotel located on 
a 2.79 acre parcel (Parcel 1) operating as Home2 Suites and Hampton Inn and Suites within 
the GC zoning district and approving a Use Permit and Environmental and Design Review 
Permit for use of a 0.66 acre parcel (Parcel 2) as a car storage lot. 

PROPERTY FACTS 

Address: 1075 Francisco Blvd East Parcel Number(s): 009-191-02, -03, -04, -09, -10 
Property Size: 150,276 square feet Neighborhood: Canal 
    
Site Characteristics 
 General Plan Designation Zoning Designation Existing Land-Use 
Project Site: General Commercial General Commercial Vacant/Temporary overflow 

parking 
North: Light Industrial/Office Light Industrial/Office Auto repair uses, offices 
South: General Commercial; 

Light Industrial/Office 
General Commercial; 
Light Industrial/Office 

Retail, offices, auto repair 
uses 

East: Light Industrial/Office Light Industrial/Office Offices 
West: NA NA Interstate-580 

Site Description/Setting: 

The project site is located at 1075 Francisco Boulevard East in the Canal neighborhood which is 
characterized by both residential and non-residential uses. The neighborhood houses a greater number 
of people as compared with other defined neighborhoods within the City. Residential units include large 
apartment buildings, condominium complexes, townhomes, duplexes, and single-family homes along 
the Canalfront. Non-residential uses within the neighborhood include light industrial, commercial, office, 
and auto dealerships.  

The site is relatively flat, with an average slope ranging from 0-5 percent and is comprised of five 
individual parcels totaling approximately 150,276 square feet (3.4 acres). Gravel surfaces, ruderal 
vegetation, and chain link fencing dominate the project site. A Temporary Use permit (UP19-045) has 
been approved for the site authorizing overflow parking associated with automobile sales for various 
car dealerships including Toyota, Jaguar, Land Rover, and Volvo. The property has frontage on Castro 
Avenue to the north, Kerner Boulevard to the east, and Francisco Boulevard to the west. Two driveways 
currently exist on Francisco Boulevard as well as one on Castro Avenue, providing vehicular access 
into and out of the site. Sidewalks exist along all project frontages, providing pedestrian access to the 
site. Additionally, an unsignalized crosswalk is located at the corner of Francisco Blvd E/Castro Ave. 

BACKGROUND 

As previously stated, the project site is void of physical improvements and is used as overflow parking 
for nearby auto dealerships. The site was previously developed with an auto dealership which was 
demolished in 2005. Following demolition, planning entitlements, including Environmental and Design 
Review, Conditional Use Permit, and a Sign Program were issued for the site to re-develop it as a new 
Dodge dealership. Though building permits were pulled, construction never commenced resulting in 
expiration of all entitlements. No further permits to develop the site as an auto dealership were applied 
for, however, the site is currently entitled as temporary vehicle storage through a temporary use permit 
approved January 14, 2019. 
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PROJECT DESCRIPTION 

The applicant is seeking approval from the Planning Commission for an Environmental and Design 
Review Permit, Use Permit, and Major Subdivision for a Lot Merger to develop a new 185-room hotel 
project on a 2.79-acre portion of the vacant site. Additionally, the applicant is seeking approval of an 
Environmental and Design Review Permit and Use Permit to establish the remaining 0.66-acres of the 
vacant site as a vehicle storage lot. 

Required Entitlements (Hotel) 

Environmental and Design Review. Pursuant to Section 14.25.040, major physical improvements 
require approval by the Planning Commission. The proposed development is considered a major 
physical development as it proposes new construction on a vacant lot and will result in more than 2,000 
cubic yards of fill.  

Conditional Use Permit. As prescribed in Table 14.05.020, hotels/motels are permissible in the GC 
Zoning District, subject to approval of a Conditional Use Permit by the Planning Commission.  

Major Subdivision. Chapter 15 of the San Rafael Municipal code provides regulations for the 
subdivision of lots within the City. Chapter 15.05 identifies regulations specific to the consolidation of 
lots, stating that requests to adjust lot lines between or among five or more adjacent lots shall require a 
tentative map application for a major subdivision. The proposed project will reconfigure the existing five 
lots to establish two lots, as shown on Sheet 3 of the Tentative Parcel Map submittal. As such, the 
proposed lot consolidation is subject to review and approval by the Planning Commission. 

Required Entitlements (Vehicle Storage) 

Environmental and Design Review. Pursuant to Section 14.25.040, landscaping, circulation, and 
parking as part of a development subject to major environmental and design review requires review and 
approval by the Planning Commission. 

Conditional Use Permit. The SRMC defines outdoor storage as the keeping in an unroofed area of 
any goods, junk, material, merchandise or vehicles in the same place for more than twenty-four (24) 
hours. Table 14.05.020 of the SRMC states that outdoor storage requires a conditional use permit in 
the GC Zoning District.  

Site and Use Description 

Use. The project proposes to construct a 185-room, 5-story hotel operating as Home2 Suites and 
Hampton Inn & Suites. The hotel includes guest rooms and guest amenities including a breakfast dining 
area, meeting rooms, swimming pool, fitness room, guest laundry area, and market.  

Site Plan (Parcel 1). The hotel will be situated on Parcel 1, a 2.79-acre parcel with frontage on 
Francisco Blvd E (see Tentative Parcel Map). The structure will be 61-feet 8-inches in height with a 
gross floor area of 106,000 square feet. A breakdown of the gross floor area is shown in the table below. 
The building will be located approximately 57 feet from Francisco Blvd E. 

 Back of 
House (BOH) 

Circulation Common 
Space 

Guest 
Space 

Rooms TOTAL 
GFA 

Level 1 3,944 s.f.  1,726 s.f. 11,993 s.f. 9,143 s.f. 23 26,806 s.f. 
Level 2 552 s.f. 2,874 s.f. - 17,191 s.f. 42 20,617 s.f. 
Level 3 372 s.f. 3,380 s.f. - 18,520 s.f. 46 22,272 s.f. 
Level 4 372 s.f. 3,380 s.f. - 18,520 s.f. 46 22,272 s.f. 
Level 5 526 s.f. 2,341 s.f. - 11,166 s.f. 28 14,033 s.f. 
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Site Plan (Parcel 2). Parcel 2 is located adjacent to Castro Avenue and will be approximately 0.66 
acres. Parcel 2 is proposed to be used for vehicle storage. Other improvements on this parcel include 
landscaping and grading. 

Parking and Circulation. Off-street parking will be provided throughout the site consistent with Chapter 
14.18 of the San Rafael Municipal Code. The total automobile parking obligation is 195 spaces. Of the 
total parking spaces provided, 132 will be standard, 57 will be compact, and 6 will be accessible. 16 of 
the 195 spaces will be reserved for electric vehicle charging. In addition to automobile parking spaces, 
bicycle parking will also be provided onsite. 

Architecture. The structure is a contemporary architectural style comprised primarily of aluminum, 
wood panels, and white plaster. The building is articulated by using a combination of wall variations as 
well as changes in material with those variations.  

Landscaping. Landscaping will be provided throughout the site including along all property lines and 
within paved parking areas. Landscaping is composed of 25,271 square feet (16.8%) on both the hotel 
(Parcel 1) and corner parking lot site (Parcel 2). The landscape palette is comprised of a variety of trees 
(Eastern Redbuds, Coast Live Oaks, Drake Elms, Autumn Blaze Maples), shrubs and grasses (Aloe, 
Dwarf Kangaroo Paw, Fortnight Lily, Coral Bells, Sea Lavender, Fringe Flower, Jellybean Red 
Monkeyflower, Deer Grass, Heavenly Bamboo, Flax, Shrubby Yew Pine, Sword Fern, Coffeeberry, 
Pink-Flowering Currant, Angelina Stonecrop), groundcovers (Yarrow, Manzanita, California Lilac, 
Creeping Lily Turf), and Strormwater plantings (Berkeley Sedge, Cape Rush, Douglas Iris, California 
Gray Rush, and Blue-eyed Grass). All plantings have low to moderate water usage needs. As noted on 
the landscape plan, all plantings within easements shall only be groundcovers, grasses, flowers, and 
low-growing plants that reach a maximum height of four feet at maturity. 

Lighting. Lighting consists of a mix of wall sconces, LED up-lighting, LED accent lighting, bollard 
lighting and single and double pole parking lot lights. As discussed below, the Design Review Board 
has requested that the photometric study be recalculated to confirm that illuminated exterior wall 
sections are included. 

Grading/Drainage. Approximately 23,000 cubic yards of fill are estimated to be imported to the site. 
Dill within the building footprint will be approximately 6,000 cubic yards and will be used to raise the 
finished floor of the proposed structure out of the base flood elevation. The remaining 17,000 cubic 
yards of fill will be used outside of the building footprint. 

ANALYSIS 

San Rafael General Plan 2020 Consistency: 

The site has a General Plan designation of General Commercial (GC) which allows for the 
establishment of general retail and service uses, including hotels. The site is identified in the Housing 
Element of the General Plan as an opportunity site for approximately 63 units. Though the project does 
not propose any new residential development, the recent approval of the Northgate Walk Project located 
at 1005, 1010, 1025, and 1025 Northgate Drive compensates for the loss of the project site as a housing 
opportunity site. Northgate Walk is particularly applicable in compensating for the loss of this potential 
housing site as it includes the demolition of portions of an existing hotel, commercial building, and gas 
station and construction of 136 residential units, including 30 units affordable to seniors. The General 
Plan includes policies and programs that are relevant to the site and the project. As proposed, the 
project is consistent with the General Plan 2020, including policies and programs identified in the 
following elements: Land Use, Housing, Neighborhoods, Community Design, Economic Vitality, 
Circulation, Infrastructure, Safety, Noise, and Conservation. An analysis of key policies is discussed in 
further detail below. A complete analysis of all applicable policies and programs is included in the 
attached General Plan Consistency Table (Exhibit 4). 
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Land Use Policies 
The proposed hotel use is consistent with the allowable land uses of the GC land use category.  

Neighborhood Policies 
As stated in the General Plan, the Canal Neighborhood has a major impact on the local economy, 
comprising approximately 15 percent of the City’s jobs. General Plan policy NH-51 (Existing Business 
Areas) encourages redevelopment and upgrading of existing business areas and sites. The proposed 
project is located just south of Bellam Blvd/Francisco Blvd E, which is a prominent intersection within 
the neighborhood and consists of a newer light industrial/office area. The addition of a hotel to this area 
will enhance the existing business area and upgrade the overall site. Furthermore, Policy NH-52 (New 
Business Development) encourages development of businesses that will benefit the neighborhood, 
including uses that have low traffic impacts. Hotels are identified as a desired land use as they are low 
traffic-generators and high tax-generators. 

Community Design Policies 
General Plan policies CD-1c (Landscape Improvement), CD-18 (Landscaping), and CD-21 (Parking Lot 
Landscaping) recognize the importance of landscaping in site design siting multiple benefits including 
creating visual interest that fosters a sense of the natural environment in new development, as well as 
the ability of landscaping to control heat build-up from pavement, reduce air pollution, provide shade, 
and soften the appearance of large parking lots. Landscaping is proposed throughout the project site 
and has been designed to enhance the overall design of the site and reduce the visual impact of the 
proposed parking areas. The project has been reviewed by the Design Review Board for consistency 
with all design related policies including CD-3 (Neighborhoods), CD-10 (Nonresidential Design 
Guidelines), and CD-19 (Lighting). Furthermore, consistent with policy CD-15 (Participation in Project 
Review) multiple opportunities for public involvement in the review of the development of the project 
have been provided, and public comments and concerns have been addressed to the extent feasible.    

Economic Vitality Policies 
General Plan policy EV-3 (Tourism) identifies tourism as a significant contributor to the City’s economy. 
Policy EV-8 (Diversity of our Economic Base) seeks to keep San Rafael as a full-service City by 
retaining and supporting a broad and healthy range of businesses. As a hotel use, the project will 
contribute to the economy by generating taxes, and also expands upon the tourist economy within the 
City, consistent with policies contained in the Economic Vitality Element of the General Plan   

Zoning Ordinance Consistency: 
The project has been reviewed for consistency with the San Rafael Zoning Ordinance including site 
development standards, parking, and applicable use permit and design review findings. An analysis of 
the project’s consistency with applicable regulations is included below.  

Development Standards 
The project meets all applicable development standards for the GC Zoning District as provided in 
Section 14.05.030 of the SRMC including minimum lot area, lot width, floor area ratio, setbacks, building 
height, lot coverage, minimum landscaping, and parking. Specific development standards are discussed 
further below.  

Lot Requirements 
The minimum lot area required by the district is 6,000 square feet. The proposed major subdivision 
includes consolidating the existing five individual lots into two. The size of Parcel 1, which will contain 
the proposed hotel and associated improvements will be 2.79 acres (121,710 square feet). Parcel 2, 
which is proposed to be used for parking will be 0.66 acres (28,566 square feet). Both proposed parcels 
exceed the minimum width requirement of 60 feet.  

Floor Area Ratio 
Exhibit 4 of the General Plan 2020 identifies floor area ratios in Central San Rafael. However, as 
prescribed by General Plan Land Use Policy LU-20 and Section 14.16.150(A)(1), hotels are excluded 
from the FAR requirements.  
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Setbacks 
The General Commercial Zoning District does not have a requirement for setbacks. However, the 
project proposes an approximately 30-foot setback from Francisco Blvd E, 57-foot setback from the 
southern property line, 50-foot setback from the eastern property line, and 50-foot setback from the 
northern property line. The smaller of the two parcels proposed as part of the major subdivision does 
not propose the construction of any structures.   

Building height 
Section 14.05.030 of the SRMC establish a 54-foot height limit for hotels. In addition to the base height 
of 54-feet, Section 14.16.120 provides features that are excluded from the maximum building height 
including mechanical equipment. The proposed building is 54-feet to the height of the roof with an 
additional 7-feet 8-inches to accommodate rooftop mechanical equipment, for an overall height of of 61’ 
8”. This additional height is permissible through approval of an Environmental and Design Review 
Permit. 

Parking 
As described above, the project proposes to provide parking consistent with Chapter 14.18 of the 
SRMC. Parking requirements for the project are shown in the table below. Furthermore, the project has 
been reviewed by the Department of Public Works to determine compliance with parking facility 
dimensions, and adequacy of access to the public right-of-way. 

Vehicle Parking 
Ratio 

Number of 
Vehicle Spaces 

Provided 

Clean Air Vehicle 
Parking 

Required/Provided 

Bicycle 
Parking Ratio 

Number of 
Bicycle Spaces 

Provided 
1 space per sleeping 
room 
(185 rooms 
proposed) 

185 

16 

Percentage of 
required 

automobile 
space: 

5% short-term 
5% long-term 

10 short-term 
10 long-term 1 space for manager 

(1 manager) 1 

1 space per 2 
employees 
(18 employees) 

9 

Note: 

• If a fractional number is obtained, one (1) parking space shall be required for a fraction of one-
half (½) or more, and no space shall be required for a fraction of less than one-half (½) 

• In accordance with Section 14.18.110, 57 of the required parking spaces will be compact.  

Landscaping 
The SRMC requires a minimum of 15 percent landscaping for sites zoned GC. The project proposes to 
meet the minimum requirement providing 25,271 square feet of landscaping (16.8%) on both the hotel 
(Parcel 1) and corner parking lot site (Parcel 2). Additionally, Section 14.18.160 of the SRMC requires 
a minimum of one canopy tree for every four parking spaces. The project site includes 195 parking 
spaces, and therefore requires a minimum of 49 canopy trees. The landscaping plan indicates that 57 
trees will be planted in accordance with this requirement.  

Site and Use Regulations 
The project meets all applicable site and use regulations as provided in Chapter 14.16 of the SRMC as 
discussed in detail below.  

Refuse Enclosure 
The refuse enclosure will be located in the southeast corner of the project site and will be adequately 
screened from view. The enclosure has been reviewed by the local refuse collection agency to ensure 
minimum dimensional standards are met.  
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Affordable Housing Requirement 
Section 14.16.030(I)(2) states that hotel development projects shall provide housing for project 
employees in very low, low, and moderate income households at a ratio of 0.0075 per 1,000 square 
feet of gross floor area. Required affordable units may be provided on the same site as the project, at 
an off-site location within the City, through the dedication of suitable real property, or through payment 
on an in-lieu fee subject to approval by the Planning Commission. Based on the gross floor area, the 
project is required to provide one affordable housing unit or pay the applicable in-lieu fee.  

Light and Glare 
As specified in Section 14.16.227 colors, materials, and lighting shall be designed to avoid light and 
glare impacts on surrounding development. Changes in lighting intensity on non-residential properties 
is subject to review under the criteria of the Environmental and Design Review Permit. As such, the 
project has been reviewed for consistency with the applicable design criteria, as further discussed 
below. 

Lot Consolidation when Development Occurs 
Section 14.16.230 states that new development proposing construction on more than one adjoining lot 
where the building is proposed to cross the shared property lines requires consolidation of those lots. 
The project proposes consolidation of the five existing lots into two new lots. The project is consistent 
with this requirement and is consistent with the requirements of the City’s Subdivision Ordinance, as 
further analyzed below. 

Mechanical Equipment Screening 
All mechanical equipment is adequately screened from public view as required.  

Noise Standards 
An acoustical study was prepared by Coffman Engineers on September 5, 2019 to determine the 
consistency of the project with standards identified in the General Plan. The acoustical analysis 
concluded that construction noise levels for the project would meet applicable regulations of the SRMC. 
The analysis determined that at operation the project’s interior noise levels are expected to comply with 
the City’s land use compatibility standards for hotels. Furthermore, additional traffic expected to be 
generated by the project will not result in noise impacts at off-site noise sensitive land uses. As such, 
the project is consistent with the City’s noise standards. 

Sight Distance 
The SRMC requires that fencing, vegetation and improvements be established and maintained in a 
manner that does not reduce visibility for the safe ingress and egress of vehicles or pedestrians within 
a required vision triangle, which is 15 feet from the curb return at any intersection or driveway. Any 
improvements or vegetation located within the established vision triangle must not exceed a height of 
three feet. As conditioned, the project will meet the sight distance requirements. 

Water Efficient Landscaping 
The landscape plan submitted by the applicant indicates proposed species including trees, shrubs, and 
groundcover will require low and moderate water usage. As specified in Section 14.16.370(C)(1) of the 
SRMC, project approval is subject to conditions which require the applicant to provide written verification 
of plan approval from the Marin Municipal Water District (MMWD) prior to the issuance of a building 
permit or grading permit. 

Use Permit and Environmental Design Review Permit 
The project has been reviewed for consistency with findings applicable to the requested entitlements 
including Use Permit findings as prescribed in Section 14.22.080 as well as Environmental and Design 
Review Permit review criteria identified and findings as prescribed in Section 14.25.090. Consistency 
with these findings are detailed in the draft resolutions included as Exhibit 2. 

Subdivision Ordinance 
The project has been reviewed for consistency with the San Rafael Subdivision Ordinance. As 
previously discussed, all requests to adjust lot lines between or among five or more adjacent parcels 
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requires a tentative map application for a major subdivision and is subject to provisions of Chapter 15.02 
(Major Subdivisions) of the Subdivision Ordinance. The project is consistent with all required findings 
for approval, as further detailed in the draft resolution included as Exhibit 2. 

DESIGN REVIEW BOARD RECOMMENDATION 

The project received Conceptual Design Review on January 8, 2019 and Formal Design Review on 
March 25, 2020. It should be noted that due to shelter in place orders issued by the State of California 
and Marin County, the City adopted a policy statement delegating Design Review Board 
recommendations to a sub-committee comprised of two members. The policy statement is intended to 
avoid the need for physical in-person hearings while still allowing entitlement applications to move 
forward with the review process. The Design Review Board Subcommittee approved the design as 
submitted with the following comments. These comments have been incorporated as conditions of 
approval, contained in Exhibit 2. 

• Photometric study shall be recalculated to confirm illuminated exterior wall sections are included; 

• Illuminated exterior wall sections shall be dimmable and shall be limited to a single shade of 
white (i.e., non-changeable to other colors);  

• Exterior colors may be too bright. The applicant shall create mock-ups of both the exterior colors 
and Illuminated exterior walls for field inspection and confirmation by the DRB prior to installation 

ENVIRONMENTAL DETERMINATION 

Staff conducted a “preliminary review” of the project application, plans and supportive studies and 
reports and determined that the application is defined as a “project” under CEQA, pursuant to CEQA 
Guidelines Section 15060. A project is exempt from CEQA if it qualifies for a Categorical Exemption 
under Article 19, Section 15300. Given the project location, scope and use, staff recommends that the 
project qualifies for an exemption under CEQA Guidelines Section 15332. Section 15332 exempts “infill 
development projects” that meet the following conditions: 

a. The project is consistent with the applicable general plan designation and all applicable general 
plan policies as well as with applicable zoning designation and regulations. 

b. The proposed development occurs within city limits on a project site of no more than five acres 
substantially surrounded by urban uses. 

c. The project site has no value, as habitat for endangered, rare or threatened species. 
d. Approval of the project would not result in any significant effects relating to traffic, noise, air 

quality, or water quality. 
e. The site can be adequately served by all required utilities and public services. 

NEIGHBORHOOD MEETING / CORRESPONDENCE 

Notice of hearing for the project was conducted in accordance with noticing requirements contained in 
Chapter 29 of the Zoning Ordinance. A Notice of Public Hearing was mailed to all property owners and 
occupants within a 300-foot radius of the subject site and all other interested parties, 15 calendar days 
prior to the date of all meetings, including this hearing. Public notice was also posted on the subject site 
15 calendar days prior to the date of all meetings, including this hearing. 

Copies of all written public correspondence on the proposed project received to date are attached to 
this report as Exhibit 5. 

OPTIONS 

The Planning Commission has the following options: 
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1. Approve the applications as presented, subject to conditions of approval (staff recommendation)  
2. Approve the application with certain modifications, changes or additional conditions of approval 
3. Continue the applications to allow the applicant to address any of the Commission’s comments or 

concerns  
4. Deny the project and direct staff to return with a revised Resolution of denial 

EXHIBITS 

1. Vicinity/Location Map  
2. Draft Resolution recommending approval of the Use Permit, Environmental and Design Review 

Permit, and Tentative Subdivision Map for a new hotel 
3. Economic Impact Study prepared December 2019 
4. General Plan 2020 Consistency Table 

Plans – 11x17 sets have been distributed to the Planning Commission only but can be viewed on the 
City’s Major Projects website: https://www.cityofsanrafael.org/hamptoninnandsuites/ 
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EXHIBIT 2 

RESOLUTION NO. 20-XX 

RESOLUTION OF THE SAN RAFAEL PLANNING COMMISSION APPROVING USE 
PERMIT(s), ENVIRONMENTAL AND DESIGN REVIEW PERMIT(s), AND TENTATIVE 

SUBDIVISION MAP FOR A NEW 54-FOOT HIGH, 106,000 SQUARE FOOT HOTEL 
CONTAINING 185 ROOMS ON 2.79 ACRES AND A VEHICLE STORAGE USE ON 0.66 

ACRES LOCATED AT 1075 FRANCSICO BLVD EAST 
APN’S: 009-191-02, 009-191-03, 009-191-04, 009-191-09, 009-191-10 

WHEREAS, the City of San Rafael has received an application for a Use Permit, Environmental 
and Design Review Permit, and Tentative Subdivision map for a 54-foot high, 185-room hotel at 1075 
Francisco Blvd E in the General Commercial (GC) Zoning District; and  

WHEREAS, The City of San Rafael has received an application for a Use Permit, and 
Environmental and Design Review Permit, for a vehicle storage lot at 1075 Francisco Blvd E in the General 
Commercial (GC) Zoning District; and 

 WHEREAS, on January 8, 2019 the project received Conceptual Design Review by the City of 
San Rafael Design Review Board pursuant to Section 14.25.030(B) of the San Rafael Municipal Code; and 

 WHEREAS, in response to Shelter in Place Orders issued by the State of California and Marin 
County associated with COVID-19, the City Manager authorized an interim review process for projects 
subject to review by the City of San Rafael Design Review Board through issuance of a Policy Statement, 
signed on April 1, 2020; and 

WHEREAS, on March 25, 2020 the project received Formal Design Review by a subcommittee 
of the City of San Rafael Design Review Board consistent with the Policy Statement described above and 
the subcommittee recommended approval of the design to the Planning Commission; and  

WHEREAS, on May 12, 2020, the San Rafael Planning Commission held a duly noticed public 
hearing on the proposed Use Permits (UP19-016; UP19-046), Environmental and Design Review Permits 
(ED19-038; ED19-098), and Tentative Subdivision Map (TS19-003), accepting all oral and written public 
testimony and the written report of the Community Development Department staff; and 

WHEREAS, upon review of the application, the Planning Commission finds that the project is 
exempt from the requirements of the California Environmental Quality Act (CEQA) pursuant to Section 
15332 of the CEQA Guidelines because it involves an infill development project that meets the following 
criteria: 

a. The project is consistent with the applicable general plan designation and all applicable general 
plan policies as well as with applicable zoning designations and regulations. 

b. The proposed development occurs within city limits on a project site of no more than five acres 
substantially surrounded by urban uses. 

c. The project site has no value as habitat for endangered, rare or threatened species. 

d. Approval of the project would not result in any significant effects related to traffic, noise, air 
quality, or water quality. 

e. The site can be adequately served by all required utilities and public services. 
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NOW THEREFORE BE IT RESOLVED, the Planning Commission makes the following findings 
relating to the Use Permit (UP19-016), Environmental and Design Review (ED19-038), and Major 
Subdivision (TS19-003) for the proposed 185-room hotel. 

USE PERMIT FINDINGS 
(HOTEL - UP19-016) 

A. That the proposed use is in accord with the general plan, the objectives of the zoning ordinance, 
and the purposes of the district in which the site is located:  

The site is designated as General Commercial (GC) on the General Plan 2020 Land Use Map which 
allows which allows for the establishment of general retail and service uses, including hotels. In 
addition, the project is consistent with the General Plan and specifically with the following key General 
Plan Policies: 

Land Use Policies LU-9a (Nonresidential Zoning), LU-12 (Building Heights), LU-13 (Height 
Bonuses), LU-20a (Hotel Zoning), and LU-23 (Land Use Map) establish FAR, height, and other 
development standards for hotel uses. The proposed use is within a non-residential zoning district. As 
a development that proposes a new hotel, no FAR limits apply for the development, and therefore the 
project is consistent with General Plan policies LU-9a, LU-20a, and LU-23. Hotels are permitted a 
maximum height of 54 feet. Section 14.16.120 of the SRMC excludes mechanical equipment from the 
maximum height limits through approval of an Environmental and Design Review Permit. The project 
proposes a 54-foot height to the rooftop with a maximum overall height of 61-feet 8-inches. The 
additional height includes rooftop mechanical equipment and is therefore excluded from the maximum 
height limits. Furthermore, the design has been recommended for approval by the Design Review 
Board, subject to conditions contained herein. As such, the project is consistent with General Plan 
policies LU-12, LU-13, and LU-20a. The project meets all applicable development standards of the 
General Commercial Zoning District, consistent with General Plan policy LU-23. 

Housing Policy H-6a (In-Lieu Fees) requires compliance with Zoning Code Section 14.16.030 which 
establishes affordable housing requirements for non-residential projects. The project’s share of 
affordable housing is 0.0075 affordable units per 1,000 square feet of gross floor area. The gross floor 
area is 106,000 square feet. Therefore, the project is required to provide 1 affordable unit or pay the 
applicable in-lieu fee. Additionally, though the project does not propose any new residential 
development, the recent approval of the Northgate Walk Project located at 1005, 1010, 1025, and 1025 
Northgate Drive compensates for the loss of the project site as a housing opportunity site. Northgate 
Walk is particularly applicable in compensating for the loss of this potential housing site as it includes 
the demolition of an existing hotel, commercial building, and gas station and construction of 136 
residential units, including 30 units affordable to seniors. As conditioned, the project is required to meet 
affordable housing requirements and is therefore consistent with General Plan policy H-6a. 

Neighborhood Policy NH-52 (New Business Development) encourages new development that 
benefits the neighborhood through low traffic impacts. Hotels are identified as a desired land use as 
they are low traffic-generators and high tax-generators. As such, the proposed project will benefit the 
neighborhood and is therefore consistent with this policy 

Economic Vitality Policy EV-2 (Businesses that Enhance San Rafael) seeks to recruit and retain 
businesses that contribute to the economic vitality of the City and enhance the City’s physical 
environment. The project will contribute to the economic vitality of the City through increased 
revenues. Additionally, the project will provide new employment opportunities and enhance the 
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physical environment by improving an existing vacant lot located near a highly visible intersection. As 
such, the proposed project is consistent with this General Plan policy. 

Economic Vitality Policy EV-3 (Tourism) recognizes and supports tourism as a significant 
contributor to the City’s economy. As a visitor service use that supports tourism in the City, the 
proposed hotel is consistent with this General Plan policy. 

Economic Vitality Policy EV-8 (Diversity of our Economic Base) and EV-14 (Support for 
Business Areas) seek to expand the range of businesses within the City and support upgrading existing 
underdeveloped commercial properties. The proposed project will introduce a new hotel within the 
City, and the Canal Neighborhood specifically, expanding upon the range of visitor accommodating 
uses currently available within the City. Further, the proposed project will upgrade the existing 
underdeveloped lot in an established light industrial/office area of the neighborhood. As such, the 
proposed use is consistent with General Plan policies EV-8 and EV-14. 

B. That the proposed use, together with the conditions applicable thereto, will not be detrimental to 
the public health, safety or welfare, or materially injurious to properties or improvements in the 
vicinity, or to the general welfare of the city:  

The project has been reviewed by appropriate city departments, including the Building Division, Fire 
Department, Department of Public Works, and Marin Sanitary Service.  As conditioned, the project 
will require application of a building permit that complies with all applicable Building and Fire Code 
requirements prior to construction. In addition, the applicant will be required to comply with conditions 
of approval imposed by the Department of Public Works and Marin Sanitary Service as contained 
herein. 

C. That the proposed use complies with each of the applicable provisions of the zoning ordinance: 

The project, as proposed and conditioned, complies with the Chapter 14 (Zoning) of the San Rafael 
Municipal Code (SRMC). 

14.05.030 - Property development standards. The project is consistent with applicable development 
standards for the GC Zoning District including the following: 

• Lot Requirements: The minimum lot area required by the district is 6,000 square feet. The 
proposed major subdivision includes consolidating the existing five individual lots into two. 
The size of Parcel 1, which will contain the proposed hotel and associated improvements will 
be 2.79 acres (121,710 square feet). Parcel 2, which is proposed to be used for parking will be 
0.66 acres (28,566 square feet). Both proposed parcels exceed the minimum width requirement 
of 60 feet.  

• Floor Area Ratio: Exhibit 4 of the General Plan 2020 identifies floor area ratios in Central San 
Rafael. However, as prescribed by General Plan Land Use Policy LU-20 and Section 
14.16.150(A)(1), hotels are excluded from the FAR requirements.  

• Setbacks: The General Commercial Zoning District does not have a requirement for setbacks. 
However, the project proposes an approximately 30-foot setback from Francisco Blvd E, 57-
foot setback from the southern property line, 50-foot setback from the eastern property line, 
and 50-foot setback from the northern property line. The smaller of the two parcels proposed 
as part of the major subdivision does not propose the construction of any structures.   

• Building height: Section 14.05.030 of the SRMC establish a 54-foot height limit for hotels. In 
addition to the base height of 54-feet, Section 14.16.120 provides features that are excluded 
from the maximum building height including mechanical equipment. The proposed building is 
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54-feet to the height of the roof with an additional 7-feet 8-inches to accommodate rooftop 
mechanical equipment, for an overall height of of 61’ 8”. This additional height is permissible 
through approval of an Environmental and Design Review Permit. 

Chapter 14.16 (Site and Use Regulations). The project is consistent with the following applicable site 
and use regulations. 

• 14.16.025 - Refuse enclosure requirement. The refuse enclosure will be located in the southeast 
corner of the project site and will be adequately screened from view. The enclosure has been 
reviewed by the local refuse collection agency to ensure minimum dimensional standards are 
met.  

• 14.16.030 - Affordable housing requirement. Section 14.16.030(I)(2) states that hotel 
development projects shall provide housing for project employees in very low, low, and 
moderate income households at a ratio of 0.0075 per 1,000 square feet of gross floor area. 
Required affordable units may be provided on the same site as the project, at an off-site location 
within the City, through the dedication of suitable real property, or through payment on an in-
lieu fee subject to approval by the Planning Commission. Based on the gross floor area, the 
project is required to provide one affordable housing unit or pay the applicable in-lieu fee.  

• 14.16.227 - Light and glare. As specified in Section 14.16.227 colors, materials, and lighting 
shall be designed to avoid light and glare impacts on surrounding development. Changes in 
lighting intensity on non-residential properties is subject to review under the criteria of the 
Environmental and Design Review Permit. As such, the project has been reviewed for 
consistency with the applicable design criteria, as further discussed below. 

• 14.16.230 - Lot consolidation when development occurs. Section 14.16.230 states that new 
development proposing construction on more than one adjoining lot where the building is 
proposed to cross the shared property lines requires consolidation of those lots. The project 
proposes consolidation of the five existing lots into two new lots. The project is consistent with 
this requirement and is consistent with the requirements of the City’s Subdivision Ordinance, 
as further analyzed below. 

• 14.16.243 - Mechanical equipment screening. All mechanical equipment is adequately 
screened from public view as required.  

• 14.16.260 - Noise standards. An acoustical study was prepared by Coffman Engineers on 
September 5, 2019 to determine the consistency of the project with standards identified in the 
General Plan. The acoustical analysis concluded that construction noise levels for the project 
would meet applicable regulations of the SRMC. The analysis determined that at operation the 
project’s interior noise levels are expected to comply with the City’s land use compatibility 
standards for hotels. Furthermore, additional traffic expected to be generated by the project will 
not result in noise impacts at off-site noise sensitive land uses. As such, the project is consistent 
with the City’s noise standards. The exemption memo, included as Exhibit X, includes a 
thorough analysis of the project’s noise impacts as it relates to applicable City standards and 
the California Environmental Quality Act. 

• 14.16.295 - Sight distance. The SRMC requires that fencing, vegetation and improvements be 
established and maintained in a manner that does not reduce visibility for the safe ingress and 
egress of vehicles or pedestrians within a required vision triangle, which is 15 feet from the 
curb return at any intersection or driveway. Any improvements or vegetation located within 
the established vision triangle must not exceed a height of three feet. With conditions of 
approval the  project will comply with this requirement. 

• 14.16.370 - Water-efficient landscape. The landscape plan submitted by the applicant indicates 
proposed species including trees, shrubs, and groundcover will require low and moderate water 
usage. As specified in Section 14.16.370(C)(1) of the SRMC, project approval is subject to 
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conditions which require the applicant to provide written verification of plan approval from the 
Marin Municipal Water District (MMWD) prior to the issuance of a building permit or grading 
permit. 

Chapter 14.18 (Parking Standards). The project proposes to provide parking consistent with Chapter 
14.18 of the SRMC including 195 automobile spaces, 16 of which will be designated for clean air 
vehicles and 57 will be compact, and 20 bicycle parking spaces including 10 short-term and 10 long-
term. Furthermore, the project has been reviewed by the Department of Public Works to determine 
compliance with parking facility dimensions, and adequacy of access to the public right-of-way. 

ENVIRONMENTAL AND DESIGN REVIEW FINDINGS 
(HOTEL - ED19-038) 

A. That the project design is in accord with the general plan, the objectives of the zoning ordinance 
and the purposes of this chapter:  

The project site is designated as General Commercial (GC) on the General Plan 2020 Land Use Map 
and is within the General Commercial (GC) Zoning District. Hotels are an allowable use within the GC 
Zoning District with prior Conditional Use Permit approval by the Planning Commission. The project 
is consistent with the following design-related General Plan polices: 

Neighborhood Policy NH-51 (Existing Business Areas) encourages the redevelopment and 
upgrading of existing business areas and sites. The proposed project is located just south of Bellam 
Blvd/Francisco Blvd E, which is a prominent intersection within the neighborhood and consists of a 
newer light industrial/office area. The addition of a hotel to this area will enhance the existing business 
area and upgrade the overall site consistent with this policy. 

Community Design Policies CD-1c (Landscape Improvement) and CD-18 (Landscaping) 
recognize that landscaping in a critical design component that should contribute to the overall site 
design and provide visual interest. Landscaping is proposed throughout the project site and has been 
designed to enhance the overall design of the site and reduce the visual impact of the proposed parking 
areas. The project has been reviewed by the Design Review Board and meets all applicable landscaping 
requirements including minimum requirements, species type, and water usage. As such, the project is 
consistent with General Plan policies CD-1c, and CD-18. 

Community Design Policy CD-10 (Nonresidential Design Guidelines) seeks to preserve and enhance 
the design elements that contribute to the economic vitality of commercial areas. The project 
incorporates design criteria included in the City’s Design Guidelines for Nonresidential Development 
including parking lot design that provides logical entry and exits, landscaping that is designed as an 
integral part of the development, pedestrian circulation that clearly defines movement through parking 
lots, and building form that provides a continuity of design, colors, materials, and architectural 
elements. Further, the project design has been reviewed by the Design Review Board and was found to 
be consistent with these applicable design criteria. As such, the project is consistent with this General 
Plan policy. 

Community Design Policy CD-19 (Lighting) provides for adequate site lighting for safety purposes 
while also controlling for light spillover and glare onto surrounding development. The project proposes 
various types of lighting including wall sconces, LED up-lighting, LED accent lighting, bollard lighting 
and single and double pole parking lot lights. As a condition of project approval, the photometric study 
shall be recalculated to confirm illuminated exterior wall sections are included. Additionally, 
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illuminated exterior wall sections are required to be dimmable and limited to a single shade of white. 
As conditioned, the project is consistent with this policy. 

Community Design Policy CD-21 (Parking Lot Landscaping) seeks to provide landscaping within 
parking lots to control heat build-up from pavement, reduce air pollution, provide shade cover for 
vehicles and soften the appearance of the parking lot. Landscaping is provided throughout the site 
including in parking areas. Zoning Ordinance regulations require parking lots with more than five 
spaces provide one canopy tree for every four parking spaces. The project will provide 195 parking 
spaces, which requires a minimum of 49 canopy trees. As proposed, 57 canopy trees will be provided, 
meeting both the intent of this policy and the regulations of the Zoning Ordinance. 

Conservation Policy CON-16 (Landscape with Native Plant Species) encourages landscaping with 
native and compatible non-native plant species that are drought resistant. The proposed landscape 
palette includes species that require low to moderate water usage. Proposed parking lot trees, 
groundcover, shrubs, and grasses have been selected from the City’s parking lot tree list and consistent 
with guidance provided by the Marin Municipal Water District water-wise plants website. As such, the 
project is consistent with this policy. 

B. That the project design is consistent with all applicable site, architecture and landscaping design 
criteria and guidelines for the district in which the site is located:  

The Design Review Board (Board) evaluated the design of the hotel project on January 8, 2019, as part 
of conceptual design review and on March 25, 2020 as part of a formal design review. The Design 
Review Board Subcommittee found that the project was appropriate in design unanimously (2-0) 
recommended approval of the project design to the Planning Commission, subject to conditions of 
approval. 

C. That the project design minimizes adverse environmental impacts:  

Staff conducted a “preliminary review” of the project application, plans and supportive studies and 
reports and determined that the application is defined as a “project” under CEQA, pursuant to CEQA 
Guidelines Section 15060. A project is exempt from CEQA if it qualifies for a Categorical Exemption 
under Article 19, Section 15300. Given the project location, scope and use, staff recommends that the 
project qualifies for an exemption under CEQA Guidelines Section 15332. Section 15332 exempts 
“infill development projects” that meet the following conditions: 

a. The project is consistent with the applicable general plan designation and all applicable general 
plan policies as well as with applicable zoning designation and regulations. 

b. The proposed development occurs within city limits on a project site of no more than five acres 
substantially surrounded by urban uses. 

c. The project site has no value, as habitat for endangered, rare or threatened species. 
d. Approval of the project would not result in any significant effects relating to traffic, noise, air 

quality, or water quality. 
e. The site can be adequately served by all required utilities and public services. 

D. That the project design will not be detrimental to the public health, safety or welfare, nor 
materially injurious to properties or improvements in the vicinity. 

The project has been reviewed by the appropriate agencies and appropriate conditions of approval have 
been incorporated to ensure the project will not be detrimental to the public health, safety, or welfare, 
nor materially injurious to properties or improvements in the project vicinity. 



- 7 - 

TENTATIVE SUBDIVISION MAP FINDINGS 
(TS19-003) 

1. The proposed map is consistent with the San Rafael general plan and any applicable, adopted 
specific plan or neighborhood plan; 

The proposed map will consolidate five existing lots into two lots, shown on the Tentative Map as 
Parcel 1 and Parcel 2. The two lots will be established as a 185-room hotel and vehicle storage lot, 
respectively. The General Plan supports such uses, and the applicant seeks Use Permit approval as 
required by the SRMC. As such, the proposed map is consistent with the San Rafael General Plan. 

2. The design or improvement of the proposed subdivision is consistent with the San Rafael general 
plan and any pertinent, adopted specific plan or neighborhood plan; 

The proposed project has been reviewed for consistency with applicable General Plan policies. As 
discussed in the required Use Permit and Environmental and Design Review findings, the design and 
improvement of the proposed project and associated map is consistent with the General Plan. As such, 
the proposed map is consistent with this finding.  

3. The property subject to subdivision is physically suitable for the type or density of development 
that is proposed; 

The proposed map has been reviewed concurrent with the proposed physical development. The 
subdivision will adequately accommodate the type and density of the proposed uses consistent with this 
finding. 

4. The design of the subdivision or the proposed improvements are not likely to cause substantial 
environmental damage or substantially and avoidably injure fish or wildlife or their habitat; 

The project has been reviewed in accordance with the California Environmental Quality Act and has 
been found to be categorically exempt pursuant to CEQA Guidelines Section 15332. As such, the 
design of the subdivision and associated improvements will not cause a substantial adverse impact on 
the environment.  

5. The design of the subdivision or the type of proposed improvements is not likely to cause serious 
health problems; and 

The project has been reviewed by appropriate city departments, including the Building Division, Fire 
Department, Department of Public Works, and Marin Sanitary Service.  As conditioned, the project 
will require application of a building permit that complies with all applicable Building and Fire Code 
requirements prior to construction. In addition, the applicant will be required to comply with conditions 
of approval imposed by the Department of Public Works and Marin Sanitary Service as contained 
herein. As such, the design of the subdivision and associated improvements will not cause serious health 
problems and is therefore consistent with this finding.  

6. The design of the subdivision or the type of proposed improvements will not conflict with 
easements, acquired by the public at large, for access through or use of, property within the 
proposed subdivision. In this connection, the city may approve the map if it is determined that 
alternative easements, for access or for use, will be provided, and that these will be substantially 
equivalent to ones previously acquired or secured for public use. 
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There are no existing public access easements onsite. As such, the proposed map is consistent with this 
finding. 

NOW THEREFORE BE IT RESOLVED, the Planning Commission makes the following findings 
relating to the Use Permit (UP19-046), and Environmental and Design Review Permit (ED19-098) for the 
proposed vehicle storage use. 

USE PERMIT FINDINGS 
(VEHICLE STORAGE - UP19-046) 

A. That the proposed use is in accord with the general plan, the objectives of the zoning ordinance, 
and the purposes of the district in which the site is located: 

The site is designated as General Commercial (GC) on the General Plan 2020 Land Use Map which 
allows for the establishment of general retail and service uses, including automobile sales and service 
uses. In addition, the project is consistent with the General Plan and specifically with the following key 
General Plan Policies: 

Land Use LU-4a. (Reasonable Interim Uses) provides for the establishment of land uses that allow 
reasonable interim uses for properties that are in areas with limited traffic capacity for development. 
Including uses such as contractor’s yards, new car storage, modular office and storage, and outdoor 
recreation. The continued use of Parcel 2 as a car storage lot allows for the reasonable interim use of 
the property consistent with this policy. 

B. That the proposed use, together with the conditions applicable thereto, will not be detrimental to 
the public health, safety or welfare, or materially injurious to properties or improvements in the 
vicinity, or to the general welfare of the city: 

The project has been reviewed by appropriate city departments, including the Building Division, Fire 
Department, Department of Public Works, and Marin Sanitary Service.  As conditioned, the project 
will require application of a building permit that complies with all applicable Building and Fire Code 
requirements prior to construction. In addition, the applicant will be required to comply with conditions 
of approval imposed by the Department of Public Works and Marin Sanitary Service as contained 
herein. 

C. That the proposed use complies with each of the applicable provisions of the zoning ordinance: 

The proposed use complies with all applicable provisions of the Zoning Ordinance. Outdoor storage 
uses, which include vehicle storage are conditionally permitted in the GC Zoning District. The vehicle 
storage lot does not propose construction of any new buildings. Landscaping will be provided consistent 
with the requirements of the GC Zoning designation. 

 

ENVIRONMENTAL AND DESIGN REVIEW FINDINGS 
(VEHICLE STORAGE - ED19-098) 

A. That the project design is in accord with the general plan, the objectives of the zoning ordinance 
and the purposes of this chapter:  
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The project site is designated as General Commercial (GC) on the General Plan 2020 Land Use Map 
and is within the General Commercial (GC) Zoning District. Outdoor storage, including vehicle storage, 
is an allowable use within the GC Zoning District with prior Conditional Use Permit approval by the 
Planning Commission. The project does not propose construction of any new buildings. However, 
landscaping has been designed consistent with the following General Plan Policies: 

Community Design Policies CD-1c (Landscape Improvement) and CD-18 (Landscaping) 
recognize that landscaping is a critical design component that should contribute to the overall site 
design and provide visual interest. Landscaping is proposed around the perimeter of the project site and 
has been designed to enhance the overall design of the site and reduce the visual impact of the proposed 
vehicle storage area. The project has been reviewed by the Design Review Board and meets all 
applicable landscaping requirements including minimum requirements, species type, and water usage. 
As such, the project is consistent with General Plan policies CD-1c, and CD-18. 

Community Design Policy CD-21 (Parking Lot Landscaping) seeks to provide landscaping within 
parking lots to control heat build-up from pavement, reduce air pollution, provide shade cover for 
vehicles and soften the appearance of the parking lot. Landscaping is provided around the perimeter of 
the site, consistent with this General Plan policy.  

Conservation Policy CON-16 (Landscape with Native Plant Species) encourages landscaping with 
native and compatible non-native plant species that are drought resistant. The proposed landscape 
palette includes species that require low to moderate water usage. Proposed parking lot trees, 
groundcover, shrubs, and grasses have been selected from the City’s parking lot tree list and consistent 
with guidance provided by the Marin Municipal Water District water-wise plants website. As such, the 
project is consistent with this policy. 

B. That the project design is consistent with all applicable site, architecture and landscaping design 
criteria and guidelines for the district in which the site is located: 

The Design Review Board (Board) evaluated the design of the hotel project on January 8, 2019, as part 
of conceptual design review and on March 25, 2020 as part of a formal design review. The Design 
Review Board Subcommittee found that the project was appropriate in design unanimously (2-0) 
recommended approval of the project design to the Planning Commission, subject to conditions of 
approval. 

C. That the project design minimizes adverse environmental impacts: 

Staff conducted a “preliminary review” of the project application, plans and supportive studies and 
reports and determined that the application is defined as a “project” under CEQA, pursuant to CEQA 
Guidelines Section 15060. A project is exempt from CEQA if it qualifies for a Categorical Exemption 
under Article 19, Section 15300. Given the project location, scope and use, staff recommends that the 
project qualifies for an exemption under CEQA Guidelines Section 15332. Section 15332 exempts 
“infill development projects” that meet the following conditions: 

a. The project is consistent with the applicable general plan designation and all applicable general 
plan policies as well as with applicable zoning designation and regulations. 

b. The proposed development occurs within city limits on a project site of no more than five acres 
substantially surrounded by urban uses. 

c. The project site has no value, as habitat for endangered, rare or threatened species. 
d. Approval of the project would not result in any significant effects relating to traffic, noise, air 

quality, or water quality. 
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e. The site can be adequately served by all required utilities and public services. 

D. That the project design will not be detrimental to the public health, safety or welfare, nor 
materially injurious to properties or improvements in the vicinity. 

The project has been reviewed by the appropriate agencies and appropriate conditions of approval have 
been incorporated to ensure the project will not be detrimental to the public health, safety, or welfare, 
nor materially injurious to properties or improvements in the project vicinity. 

BE IT FURTHER RESOLVED, that the Planning Commission of the City of San Rafael approves 
the Use Permit, Environmental and Design Review Permit, and Tentative Subdivision Map subject to the 
following conditions: 

USE PERMIT 
CONDITIONS OF APPROVAL (HOTEL - UP19-016) 

1. This Use Permit approves a 54-foot tall, 185-room hotel project with associated parking, access and 
landscape improvements at 1075 Francisco Blvd E and within the General Commercial (GC) Zoning 
District. Plans submitted for building permit shall be in substantial conformance to the plans approved 
May 12, 2020 with regard to building techniques, materials, elevations, and overall project appearance 
except as modified by these conditions of approval. 

2. This Use Permit shall run with the land.  This Use Permit shall become null and void if not vested 
within two (2) years from the date of approval, or no later than May 12, 2022 unless a time extension 
is granted before such time. Vesting shall include issuance of necessary building permits or 
commencement of business operations. 

3. Building Permit plans shall demonstrate compliance with conditions required by Building Official 
Memorandum, dated May 17, 2019. 

4. Building Permit plans shall demonstrate compliance with conditions required by Fire Department 
Memorandum, dated May 16, 2019. 

5. Building Permit plans shall demonstrate compliance with standard conditions required by Department 
of Public Works Memorandum, dated June 3, 2019. 

6. Plans submitted for building permit shall demonstrate building construction that incorporates 
recommendations to reduce interior noise levels included in the noise study prepared by Coffman 
Engineers on September 5, 2019.  

7. Where feasible, project activities including site preparation, grading, and building construction should 
occur between September 1 and January 31 to avoid the bird nesting season. Project activities occurring 
between February 1 and August 31 shall require a nesting bird survey conducted by a qualified wildlife 
biologist no more than 14 days prior to the start of major construction activities. 

8. Upon submittal of the building permit the applicant shall provide a final version of the Transportation 
Demand Management (TDM) Program. All measures identified in the draft TDM Program prepared by 
W-Trans shall be included in the final version and shall be implemented upon commencement of 
operation of the project. 

9. Building permit plans shall include rooftop solar panels.  Roof top solar panels shall be installed Prior 
to Final Inspection. 
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10. Prior to Issuance of Building Permits, the applicant shall pay all outstanding Planning Division 
application processing fees. 

11. Prior to Issuance of Building Permits, the applicant shall pay all development impact fees required for 
this project, including those fees mentioned herein and other fees required by ordinance (ie affordable 
housing in-lieu fee, etc.). 

12. Prior to Issuance of Building Permits, the applicant shall submit plans that show the required 10 long-
term spaces in addition to the existing proposed 10 short-term spaces.  

13. Minor modifications or revisions to the project shall be subject to review and approval of the 
Community Development Department, Planning Division. Modifications deemed greater than minor 
by the Community Development Director shall require review and approval by the Planning 
Commission. 

14. The project shall comply with the City construction operation limits as follows: 

a. Construction hours shall be limited to  

i. Weekdays between 7:00am and 6:00pm 

ii. Saturdays between 9:00am and 6:00pm 

iii. Sundays and holidays NO construction permitted. 

b. Prohibit all unnecessary idling of internal combustion engines. 

c. Equip all internal combustion engine-driven equipment with intake and exhaust mufflers that 
are in good condition and appropriate for the equipment. Air compressors and pneumatic 
equipment should be equipped with mufflers, and impact tools should be equipped with shrouds 
or shields. 

d. Locate stationary noise-generating equipment, such as air compressors or portable power 
generators, as far as possible from sensitive receptors as feasible. If they must be located near 
receptors, adequate muffling (with enclosures where feasible and appropriate) shall be used 
reduce noise levels at the adjacent sensitive receptors. Any enclosure openings or venting shall 
face away from sensitive receptors. 

e. Control noise from construction workers’ radios to a point where they are not audible at existing 
residences bordering the project site. 

f. Notify all adjacent noise sensitive land uses of the construction schedule in writing. 

g. Designate a "disturbance coordinator" who would be responsible for responding to any 
complaints about construction noise. The disturbance coordinator will determine the cause of 
the noise complaint (e.g., bad muffler, etc.) and will require that reasonable measures be 
implemented to correct the problem. Conspicuously post a telephone number for the 
disturbance coordinator at the construction site and include in it the notice sent to neighbors 
regarding the construction schedule. 

15. Due to the extent and scope of the project, third party inspection may be required on behalf of the City 
and funded by the developer on a deposit basis. 
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ENVIRONMENTAL AND DESIGN REVIEW 
CONDITIONS OF APPROVAL (HOTEL - ED19-038) 

1. This Environmental and Design Review Permit approves a 61-foot 8-inch tall, 185-room hotel project 
with associated parking, access and landscape improvements at 1075 Francisco Blvd E and within the 
General Commercial (GC) Zoning District. Plans submitted for building permit shall be in substantial 
conformance to the plans approved May 12, 2020 with regard to building techniques, materials, 
elevations, and overall project appearance except as modified by these conditions of approval. 

2. This Design Review Permit (ED19-038) shall be valid for three years from approval or until May 12, 
2023, and shall be null and void if a building permit is not issued or a time extension granted prior to 
the expiration date. 

3. The project is subject to a 90-post installation lighting inspection to evaluate the need for adjustment 
and assure compliance with SRMC Section 14.16.227. 

4. Prior to issuance of a building permit, the applicant demonstrate compliance with Marin Municipal 
Water District water conservation measures. 

5. Prior to Installation of signs for this project, the applicant shall apply for sign review of the proposed 
signage. 

6. The Environmental and Design Review permit is subject to all applicable conditions of approval 
outlined in DPW memo, date June 3, 2019, Building Division memo dated  

7. Prior to Issuance of Building Permit, the applicant shall submit the stormwater control plan, which 
includes a written document, in addition to the erosion control plan shown on the plan set. A stormwater 
facility maintenance agreement shall be required.  More specific information is available from 
MCSTOPPP, hosted on the Marin County Website. See tools and guidance, and post construction 
requirements at the following address: 

http://www.marincounty.org/depts/pw/divisions/mcstoppp/development/new-and-
redevelopment-projects 

8. A grading permit shall be required from the Department of Public Works, located at 111 Morphew St. 

9. Prior to Issuance of a Building Permit the applicant shall provide improvement plans for proposed 
frontage improvements.  

10. Prior to commencing work within the right-of-way, the applicant shall obtain an encroachment from 
the Department of Public Works located at 111 Morphew St. 

11. Prior to Issuance of Building Permit, the applicant shall provide a finalized traffic study. 

12. In the event that any archaeological features, such as concentrations of artifacts or culturally modified 
soil deposits including trash pits older than fifty years of age, are discovered at any time during grading, 
scraping, or excavation within the property, all work shall be halted in the vicinity of the find, the 
Planning Division shall be notified, and a qualified archaeologist shall be contacted immediately to 
make an evaluation. If warranted by the concentration of artifacts or soils deposits, an archaeologist 
shall monitor further work in the discovery area. 

13. If human remains are encountered during grading and construction, all work shall stop in the immediate 
vicinity of the discovered remains and the County Coroner and a qualified archaeologist shall be 
notified immediately so that an evaluation can be performed. The Coroner shall contact the Native 
American Heritage Commission, if the remains are deemed to be Native American and prehistoric, so 
the “most likely descendant” can be designated. 
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TENTATIVE SUBDIVISION MAP 
CONDITIONS OF APPROVAL (TS19-003) 

1. This Tentative Subdivision Map approves the consolidation/reconfiguration of APNs 009-191-02, 009-
191-03, 009-191-04, 009-191-09, 009-191-10 as shown on plans approved May 12, 2020. 

2. Prior to issuance of a building permit, the applicant shall submit an application for a Final Subdivision 
Map, which shall be in substantial conformance to the Tentative Map. 

3. The Tentative map is subject to all applicable conditions of approval outlined in DPW memo, date June 
3, 2019 and fire safety access improvements described in Fire Department memo dated May 16, 2019. 

4. Prior to issuance of a building permit for the hotel project, the applicant shall provide plans that show 
the following intersection and frontage improvements:  

a. Frontage improvements shall include sidewalk, curb and gutter, an accessible crosswalk for 
Castro Ave, repaving of ½ the width of adjacent roadways and where necessary, street 
lighting, conduit for City facilities, drainage facilities. This shall be reviewed at the time of 
permit issuance. 

b. Intersection improvements for Castro at Francisco shall be provided, to square the 
intersection which will reduce the crosswalk distance, improve the alignment for visibility 
and bedesigned for the current one-way traffic flow. 

c. Francisco Blvd East is a one-way street. Vehicles exiting the southeast driveway when 
looking for parking will not be able to re-enter the site easily. We recommendthat this be 
addressed with internal site circulation. Otherwise, striping/signage and/or a turnaround 
shallbe provided. 

5. This Tentative Subdivision Map (TS19-003) shall be valid for three years from approval or until May 
12, 2023, and shall become null and void if a Final Subdivision Map or a time extension granted prior 
to the expiration date. 

 

USE PERMIT 
CONDITIONS OF APPROVAL (VEHICLE STORAGE - UP19-046) 

1. This Use Permit approves a vehicle storage lot and associated access and landscape improvements at 
1075 Francisco Blvd E and within the General Commercial (GC) Zoning District. Plans submitted for 
building permit shall be in substantial conformance to the plans approved May 12, 2020 with regard to 
building techniques, materials, elevations, and overall project appearance except as modified by these 
conditions of approval. 

2. This Use Permit (UP19-046) shall run with the land.  This Use Permit shall become null and void if not 
vested within two (2) years from the date of approval, or no later than May 12, 2022 unless a time 
extension is granted before such time. Vesting shall include issuance of necessary building permits or 
commencement of business operations. 

3. The Use Permit is subject to all applicable conditions of approval outlined in DPW memo, date June 3, 
2019, Building Division memo dated May 17, 2019 and Fire Department memo dated May 16, 2019. 
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4. Establishment of the vehicle storage lot shall be contingent upon the concurrent development of the 
185-room hotel project (UP19-016; ED19-038; TS19-003). 

5. Upon commencement of the vehicle storage lot, temporary use permit (UP19-045) shall become null 
and void. 

6. All landscaping shall be installed and maintain in good growing condition. 

ENVIRONMENTAL AND DESIGN REVIEW 
CONDITIONS OF APPROVAL (VEHICLE STORAGE - ED19-098) 

1. This Environmental and Design Review Permit approves a vehicle storage lot and associated landscape 
improvements at 1075 Francisco Blvd E and within the General Commercial (GC) Zoning District. 
Plans submitted for building permit shall be in substantial conformance to the plans approved May 12, 
2020 with regard to building techniques, materials, elevations, and overall project appearance except 
as modified by these conditions of approval. 

2. This Design Review Permit (ED19-098) shall be valid for two years from approval or until May 12, 
2022, and shall be null and void if a building permit is not issued or a time extension granted prior to 
the expiration date. 

3. The Design Review is subject to all applicable conditions of approval outlined in DPW memo, date 
June 3, 2019, Building Division memo dated May 17, 2019 and Fire Department memo dated May 16, 
2019. 

4. Plans submitted for building permit for the 185-room hotel project (UP19-016; ED19-038; TS19-003) 
shall include a full landscape plan which includes landscaping for the vehicle storage lot. 

The foregoing Resolution was adopted at the regular City of San Rafael Planning Commission meeting 
held on the 12th day of May, 2020.  The Planning Commission’s Action is final unless it is appealed to the 
City Council within five (5) working days pursuant to San Rafael Municipal Code Section 14.28.030 - 
Filing and time limit of appeals. 

Moved by _______________ and seconded by _______________. The vote is as follows: 

AYES:     
NOES:    
ABSENT:    

SAN RAFAEL PLANNING COMMISSION 

ATTEST:              BY:         
 Paul A Jensen, Secretary    Aldo Mercado, Chair 

ATTACHMENT:  
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Exhibit 4 
REVIEW OF GENERAL PLAN 2020 GOALS AND POLICIES 

1075 Francisco Blvd E Project Consistency with San Rafael General Plan 2020 Policies 
 

 

LAND USE ELEMENT 

LU-2. Development Timing. For health, safety and general welfare 
reasons, new development should only occur when adequate 
infrastructure is available 

Consistent 
The project site is surrounded by adequate infrastructure including public 
rights-of-ways, and utilities. Additionally, the project will provide frontage 
improvements at the corner of Francisco Blvd E and Castro Ave in the 
form of new sidewalks to provide safe pedestrian access to the site. As 
such, the project is consistent with this policy. 

LU-4a. Reasonable Interim Uses. In the zoning ordinance establish land 
uses that allow reasonable interim uses for properties that are in areas 
with limited traffic capacity for development. Examples include 
contractor’s yards, new car storage, modular office and storage, and 
outdoor recreation. 

Consistent 
The continued use of Parcel 2 as a car storage lot allows for the 
reasonable interim use of the property consistent with this policy.  

LU-9a. Nonresidential Zoning. Implement nonresidential levels of 
development and FAR transfer policies through allowed floor area ratios 
in zoning districts. 

Consistent 
The proposed use is within a non-residential zoning district. As a 
development that proposes a new hotel, no FAR limits apply for the 
development, and therefore the project is consistent with General Plan 
policies LU-9a, LU-20a, and LU-23. 

Hotels are permitted a maximum height of 54 feet. Section 14.16.120 of 
the SRMC excludes mechanical equipment from the maximum height 
limits through approval of an Environmental and Design Review Permit. 
The project proposes a height of 54-feet to the rooftop with a maximum 
height of 61-feet 8-inches. The additional height includes rooftop 
mechanical equipment and is therefore excluded from the maximum 
height limits. Furthermore, the design has been recommended for 
approval by the Design Review Board, subject to conditions as further 
described in the Staff Report. As such, the project is consistent with 
General Plan policies LU-12, LU-13, and LU-20a. 

The project meets all applicable development standards of the General 
Commercial Zoning District, consistent with General Plan policy LU-23. 

LU-12. Building Heights. Hotels have a 54-foot height limit 
LU-13. Height Bonuses. A height bonus may be granted with a use 
permit for a development that provides one or more of the amenities listed 
in Exhibit 10, including hotels 
LU-20a. Hotel Zoning. Maintain zoning ordinance regulations allowing 
height bonus and exemption from FARs for hotels 
Policy LU-23. Land Use Map and Categories. Land use categories are 
generalized groupings of land uses and titles that define a predominant 
land use type. All proposed projects must meet density and FAR 
standards for that type of use, and other applicable development 
standards. Some listed uses are conditional uses in the zoning ordinance 
and may be allowed only in limited areas or under limited circumstances. 

HOUSING ELEMENT 

H-6a. In-Lieu Fees for Affordable Housing. Affordable Housing In-Lieu 
Fees generated from non-residential development and fees generated 
from residential developments pursuant to San Rafael Zoning Code 
Section 14.16.030 are placed in a citywide housing in-lieu fee fund to be 
used to increase the supply of housing affordable to very low, low, and 

Consistent 
The project’s share of affordable housing is 0.0075 affordable units per 
1,000 square feet of gross floor area. The gross floor area is 106,000 
square feet. Therefore, the project is required to provide 1 affordable unit 
or pay the applicable in-lieu fee. As conditioned, the project is required to 
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moderate income households. meet this requirement and is therefore consistent with General Plan 
policy H-6a.  

NEIGHBORHOOD ELEMENT 

NH-51. Existing Business Areas. Support and encourage the 
upgrading of existing business areas, consistent with infrastructure 
needs. Encourage redevelopment and upgrading of existing sites. 

Consistent 
The proposed project is located just south of Bellam Blvd/Francisco Blvd 
E, which is a prominent intersection within the neighborhood and consists 
of a newer light industrial/office area. The addition of a hotel to this area 
will enhance the existing business area and upgrade the overall site 
consistent with this policy. 

NH-52. New Business Development. Encourage and give priority to 
new business development that benefits the neighborhood through 
provision of needed services, low traffic impacts, or employment of a high 
percentage of neighborhood residents. Encourage opportunities for local 
residents to own and operate businesses. 

Consistent 
Hotels are identified as a desired land use as they are low traffic-
generators and high tax-generators. As such, the proposed project will 
benefit the neighborhood and is therefore consistent with this policy. 

COMMUNITY DESIGN ELEMENT 

CD-1c. Landscape Improvement. Recognize that landscaping is a 
critical design component. Encourage maximum use of available 
landscape area to create visual interest and foster sense of the natural 
environment in new and existing developments. Encourage the use of a 
variety of site appropriate plant materials. 

Consistent 
Landscaping is proposed throughout the project site and has been 
designed to enhance the overall design of the site and reduce the visual 
impact of the proposed parking areas. The project has been reviewed by 
the Design Review Board and meets all applicable landscaping 
requirements including minimum requirements, species type, and water 
usage. As such, the project is consistent with General Plan policies CD-
1c, and CD-18. 

CD-18. Landscaping. Recognize the unique contribution provided by 
landscaping, and make it a significant component of all site design. 
CD-10. Nonresidential Design Guidelines. Recognize, preserve and 
enhance the design elements that contribute to the economic vitality of 
commercial areas. 

Consistent 
The project incorporates design criteria included in the City’s Design 
Guidelines for Nonresidential Development including parking lot design 
that provides logical entry and exits, landscaping that is designed as an 
integral part of the development, pedestrian circulation that clearly 
defines movement through parking lots, and building form that provides 
a continuity of design, colors, materials, and architectural elements. 
Further, the project design has been reviewed by the Design Review 
Board and was found to be consistent with these applicable design 
criteria. As such, the project is consistent with this General Plan policy. 

CD-15. Participation in Project Review. Provide for public involvement 
in the review of new development 

Consistent 
The project has been subject to multiple public meetings/hearings. All 
meetings and hearings, as required, have been publicly noticed allowing 
opportunities for public involvement. Public comments and concerns 
have been addressed to the extent feasible. Therefore, the project is 
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consistent with this General Plan policy. 
CD-19. Lighting. Allow adequate site lighting for safety purposes while 
controlling excessive light spillover and glare. 

Consistent 
The project proposes various types of lighting including wall sconces, 
LED up-lighting, LED accent lighting, bollard lighting and single and 
double pole parking lot lights. As a condition of project approval, the 
photometric study shall be recalculated to confirm illuminated exterior 
wall sections are included. Additionally, illuminated exterior wall sections 
are required to be dimmable and limited to a single shade of white. As 
conditioned, the project is consistent with this policy.    

CD-21. Parking Lot Landscaping. Provide parking lot landscaping to 
control heat build-up from pavement, reduce air pollution, provide shade 
cover for vehicles and soften the appearance of the parking lot. 
Emphasize the use of trees and limit the height of shrub plantings so as 
to avoid creating security problems. 

Consistent 
As previously stated, landscaping is provided throughout the site 
including in parking areas. Zoning Ordinance regulations require parking 
lots with more than five spaces provide one canopy tree for every four 
parking spaces. The project will provide 195 parking spaces, which 
requires a minimum of 49 canopy trees. As proposed, 57 canopy trees 
will be provided, meeting both the intent of this policy and the regulations 
of the Zoning Ordinance.  

ECONOMIC VITALITY 
EV-2. Seek, Retain, and Promote Businesses that Enhance San 
Rafael. Recruit and retain businesses that contribute to our economic 
vitality, thus helping to provide needed local goods, services and 
employment, and enhance the City’s physical environment. 

Consistent 
The project will contribute to the economic vitality of the City through 
increased revenues. Additionally, the project will provide new 
employment opportunities and enhance the physical environment by 
improving an existing vacant lot located near a highly visible intersection. 
As such, the proposed project is consistent with this General Plan policy. 

EV-3. Tourism. Recognize and support tourism as a significant 
contributor to San Rafael’s economy. 

Consistent 
The proposed use is a use that supports tourism and is therefore 
consistent with this policy. 

EV-7. Environmentally-Friendly Business Practices. Promote 
environmentally friendly business practices that reduce the need for 
nonrenewable resources. 

Consistent 
The project will be required to comply with mandatory City measures 
including implementation of on-site water management, energy 
conservation, and the use of recycled content. As such, the project is 
consistent with this policy. 

EV-8. Diversity of our Economic Base. Keep San Rafael a full-service 
city by retaining and supporting a broad and healthy range of businesses. 

Consistent 
The proposed project will introduce a new hotel within the City, and the 
Canal Neighborhood specifically, expanding upon the range of visitor 
accommodating uses currently available within the City. 
Further, the proposed project will upgrade the existing underdeveloped 
lot in an established light industrial/office area of the neighborhood. As 

EV-14. Support for Business Areas. Support and encourage public and 
private redevelopment and upgrading of both existing and 
underdeveloped commercial and industrial properties, while retaining 
economic and architectural diversity 
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such, the proposed use is consistent with General Plan policies EV-8 and 
EV-14. 

CIRCULATION ELEMENT 

C-7a. Traffic Mitigation Fees. Continue to implement and periodically 
update the City’s Traffic Mitigation Program 

Consistent 
The project, as conditioned, is required to pay a fair share of traffic 
mitigation fees consistent with this policy. 

C-26c. Bicycle Parking. Update Zoning Ordinance requirements for 
bicycle parking 

Consistent 
The project, as conditioned, will provide bicycle parking in compliance 
with applicable regulations. As such, the project is consistent with this 
General Plan policy. 

INFRASTRUCTURE ELEMENT 
Policy I-7. Landscape Maintenance. Provide for low maintenance 
entryway landscaping. Give priority to maintenance of landscaping along 
the City’s most heavily traveled roadways and gateways as shown on 
Exhibits 17 (San Rafael Community Design) and Exhibit 18 (Central San 
Rafael Community Design). 

Consistent 
As shown in General Plan Exhibit 18, Francisco Blvd E, Bellam Blvd, and 
Kerner Blvd are identified as some of the City’s most heavily traveled 
roadways. The project will provide landscaping along all project frontages 
and is designed consistent with applicable City of San Rafael and Marin 
Municipal Water District (MMWD) standards. Maintenance of 
landscaping will be the responsibility of the property owner/operator, as 
specified in conditions of approval. Therefore, the project is consistent 
with this General Plan policy. 

SAFETY ELEMENT 

S-6. Seismic Safety of New Buildings. Design and construct all new 
buildings to resist stresses produced by earthquakes. The minimum level 
of seismic design shall be in accordance with the most recently adopted 
building code as required by State law. 

Consistent 
The proposed project will be required to comply with California and San 
Rafael building code standards, which include design standards that 
resist stresses produced by earthquakes. As such, the project is 
consistent with this General Plan policy.  

S-12. Use of Environmental Databases in Development Review. 
When development is proposed, determine whether the site has been 
recorded as contaminated. Undertake appropriate studies to assure 
identification and implementation of mitigation measures for sites on or 
near identified hazards. 

Consistent 
The site was formerly listed as a LUST cleanup site on the State of 
California’s Water Resources Control Board GeoTraker website. Cleanup 
actions were associated with the former San Rafael Chrysler Dodge. 
However, the cleanup activities were completed, and the case was closed 
in 2006. Further, a Phase II Environmental Site Assessment (ESA) was 
conducted for the site and concluded that chemicals present in the soil 
and soil gas were below screening thresholds and would not pose a threat 
to the public health or environment associated with the proposed use. As 
such, the project is consistent with this General Plan policy. 
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S-17. Flood Protection of New Development. Design new development 
within the bay mud areas to minimum floor elevation that provides 
protection from potential impacts of flooding during the “100-year” flood. 

Consistent 
The site is located within the 100-year floodplain. In order to protect the 
new development from flood impacts, the finished floor will be elevated 
two feet above the base flood elevation. As such, the project is consistent 
with this General Plan policy. 

Policy S-18 Storm Drainage Improvements. Require new development 
to improve local storm drainage facilities to accommodate site runoff 
anticipated from a “100-year” storm. 

Consistent 
As conditioned the project will be required to comply with standard storm 
drain requirements. Additionally, the applicant has provided a stormwater 
plan for the site which includes four drainage management areas with low 
impact development treatment areas sized consistent with the 
requirements set forth by the RWQCB. These areas are intended to offset 
the increase in impervious surfaces and to accommodate stormwater 
onsite. As such, the project is consistent with this policies S-18 and S-25. 

Policy S-25. Regional Water Quality Control Board (RWQCB) 
Requirements. Continue to work through the Marin County Stormwater 
Pollution Prevention Program to implement appropriate Watershed 
Management plans as dictated in the RWQCB general National Pollutant 
Discharge Elimination System permit for Marin County and the local 
stormwater plan. 

NOISE 

N-1. Noise Impacts on New Development. Protect people in new 
development from excessive noise by applying noise standards in land 
use decisions. 

Consistent 
General Plan Exhibit 31 identifies land use compatibility standards for 
new development in the City. For hotel uses, exterior noise levels are 
acceptable up to 60 dBA and interior noise levels up to 45 dBA. The noise 
study prepared for the project provides minimum Outdoor to Indoor 
Transmission Class (OITC) ratings for exterior windows to ensure interior 
noise levels are consistent with the General Plan. As conditioned, the 
project meets this requirement and is therefore consistent with this policy. 

N-3. Planning and Design of New Development. Encourage new 
development to be planned and designed to minimize noise impacts from 
outside noise sources. 

N-4. Noise from New Nonresidential Development. Design 
nonresidential development to minimize noise impacts on neighboring 
uses 

Consistent 
As discussed in the noise study, primary sources of noise associated with 
operation of the hotel includes mechanical and HVAC equipment. Typical 
noise levels generated by this type of equipment ranges from 50 - 60 dBA 
at a distance of 50 feet from the source. Mechanical equipment 
enclosures provide at least 5 dBA attenuation. Noise levels are assumed 
to be 55 dBA at the nearest commercial property and 58 dBA at the 
nearest industrial property. Noise criteria for commercial and industrial 
uses are 55 and 60 dBA, respectively. Therefore, the project will not 
impact neighboring properties with regard to operational noise and is 
consistent with this General Plan policy. 

N-5. Traffic Noise from New Development. Minimize noise impacts of 
increased off-site traffic caused by new development. Where the exterior 
Ldn is 65 dB or greater at a residential building or outdoor use area and 
a plan, program, or project increases traffic noise levels by more than Ldn 
3 dB, reasonable noise mitigation measures shall be included in the plan, 

Consistent 
As discussed in the noise study, traffic generated by the project will result 
in a minimal overall increase as compared to existing traffic. Noise 
modeling for the project determined that the increase in traffic would 
result in less than 1 dB increase to ambient noise levels over existing 
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program or project. volumes. As such, the project is consistent with this General Plan policy. 

CONSERVATION 
Policy CON-16. Landscape with Native Plant Species. Encourage 
landscaping with native and compatible non-native plant species, 
especially drought-resistant species. 

Consistent 
The proposed landscape palette includes species that require low to 
moderate water usage. Proposed parking lot trees, groundcover, shrubs, 
and grasses have been selected from the City’s parking lot tree list and 
consistent with guidance provided by the Marin Municipal Water District 
water-wise plants website. As such, the project is consistent with policy 
CON-16  
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